Staff Report to the Ogden Valley Planning Commission

Weber County Planning Division

Application Information

Application Request: Consideration and action on a conditional use permit to construct a well house and water
line to connect an existing water line to supply the Town of Huntsville’s public water
system.

Type of Decision: Administrative

Agenda Date: TBA

Applicant: Huntsville Rangeland Company LLC

Authorized Agent: Brandon Nielsen

File Number: CUP# 2019-06

Property Information

Approximate Address: 9800 East 2300 South, Huntsville

Project Area: 0.89 acres

Zoning: Forest (F-5) Zone

Existing Land Use: Public Utility Substation

Proposed Land Use: Well House

Parcel ID: 21-036-0008

Township, Range, Section: T6N, R2E, Section 27

Adjacent Land Use
North: Agricultural/Open Space South:  Open Space
East: Open Space West: Residential
Staff Information
Report Presenter: Tammy Aydelotte

taydelotte@webercountyutah.gov
801-399-8794
Report Reviewer: SB

Applicable Ordinances

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

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

= Title 108, Chapter 1 Design Review

=  Title 108, Chapter 4 Conditional Uses

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

Summary and Background

Huntsville Town is requesting approval of a conditional use permit to construct an 18’ X 22’ or 396 sq. ft. well house that will
house a flowing, artesian well. The proposed structure will contain piping, and valves. The site-plan also indicates 6” PVC
waterline from the existing stub within the gravel road. A public utility substation is listed as a conditional use within the F-5
Zone. A well house is considered an accessory to the public utility substation.

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

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 intent of the F-5 zone can be further described per LUC §104-9-1 as follows:
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The intent of the forest zones is to protect and preserve the natural environment of those areas of the county that are
characterized by mountainous, forest or naturalistic land, and to permit development compatible to the preservation of
these areas.

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

Minimum yard setbacks:

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

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

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

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

Main Building height:

o Height: The maximum height in for a main building in the F-5 Zone is 35 feet. The proposed well house will
be 10'.

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

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

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

Standards relating to infrastructure, amenities, and services: The well house will be used to house piping, and valves
Huntsville Water.

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

Standards relating to the current qualities and characteristics of the surrounding area and compliance with the intent
of the general plan: The proposed well house will be built to resemble an existing well house made of split-face
cmu’s, with a vertical siding and seam system, and a 4’ x 4’ skylight (see page 27).

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

Consideration related to Screening. The site is screened by natural vegetation and topography, as the proposed site
is not located near any public or private roads.

Considerations relating to traffic safety and traffic congestion. Traffic safety hazards and congestion are not
anticipated with this project. The Wishing Well House site is approximately 4000 feet from 1904 South Street and
the site will be visited infrequently for maintenance.

Considerations relating to landscaping. Ogden Valley Landscape Standard requires that a minimum of 20% of
the project area be landscaped. Most of the site will be reclaimed to its natural state of perennial pasture grass.
The landscape plan is compatible with the mountainous landscape of the Ogden Valley.



e  (Considerations relating to buildings and site layout. The proposed 396 square foot well house will be identical to
the structure shown on page 13. The roof will be a non-reflective brown colored metal material, vertical siding
material will match the roof in color, and the cmu will be a java-colored (see page 24). The door, frame, and
vents will match the roof color, as well. Per LUC 108-2-4 (2), cmu’s shall not be considered acceptable materials
unless it is specifically colored and textured to give an appearance of natural rough stone. The exterior design
shall conform to the Ogden Valley Architectural Design Standards (see the building image on page 27).

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

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

Summary of Planning Commission Considerations

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

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

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

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

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

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

Staff Recommendation

The Planning Division recommends approval of file## CUP 2019-06, a conditional use permit for a public utility substation well
house, located at approximately 9800 East 2300 South, Huntsville. This recommendation for approval is subject to all review
agency requirements and with the following conditions:

1. The well house will be kept in good repair.

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

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

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

All exterior cmu’s will be textured and colored to give an appearance of natural rough stone (LUC 108-2-4).

6. All exterior lighting must comply with LUC 108-16 (Ogden Valley Outdoor Lighting Ordinance).

ukhw

This recommendation is based on the following findings:

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

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

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

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

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

ukwnN



Exhibits

A. Site plan

B. Construction Drawings
C. Application
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Exhibit A - Site Plan
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Storage Tank (ST003)

Project Location

Lower Bennett Spring (SW003)



HUNTSVILLE TOWN CORPORATION
WISHING WELL CONNECTION TO SYSTEM

HUNTSVILLE, WEBER COUNTY, UTAH

Shesl List Tabls ‘Ehizet List Table
St Prarwar | e Tl Errrr et e
_Gaamrl . [ s-ee_| GOMIRAL STRUCTRAL SWOTER
[l ozt | | s=m FOOTMG AHD FOUMDATION PLAW
[ SATwATY WP A PRILECT LOGATIN wad =10 RCOF FRAaNG PLAY
G003 GEHEEAL WOMTES el ABREEMATIRSG F-301 SEHEDULES
—D03 | UMD #HD SruB0L LEGOHDS AsD DEieL WL (=T FOOTING AMD FOLHIWIEIN BRI
Th 0
E-tgn B P
nnnnn ORsDeG PLas
= [
c=5m DETALS:
Uschanicel
] SELL HOUEE EPmd Pun
il WELL HOCEE FifRD SICTHRG
W50 | [
e
T | CEWERM, TRRUCTURM. MOTEY

PROJECT NO. 55-18-114
JUNE 2019

AGENCY REVIEW SET

NOTICE AND MSCLAIMER

The plass prelioe speclicaions [Dasmeny a v proserty of U8 Eagrers, lac. (-U-87] srd by
wuing the Dacuments pou ane agiesing 5o be baend By The 1eimes vl cercilion ie Lhis Maton aed

The use ol he DODSTRALS CTEa. fo duly 0 SO, 1511, ecuity or otherwhe from U0 asd Hy - -
ageats v The user, The woer shall o ] dsiemingne the Goturent, or ey part iereod, iz othen .'
et @ U, L 1 |1l.|\l\.

lar grading or ._li_ir:-n._l}i_lsn b mpeciboally doviified @i such i The
Cocumenty, or progerty basndary byoaes. m%?-”étg

U g B agemis dhall o be held Rabke e oy dlieaged of asy darms aridieg ot al ke

wnauihariaed sus o the miese ol © Igﬁrgg.;uiniﬂg THE SATEWAY

i e ia conirac, neghgesce or ptherakie, The wier herelry releases 398 shall deleed, mdermify | LAMGDOM MAPFING

nd hzld -U-B and i mpets Barreken. om sy darges or daims ariting o of o7 seulling fiom e _ GRGUP | IMEs

wigri & wwy pari themasl. 1

1 THE SCCUMENTS ANt PRIVIDED 4 LECTAOIK FORMAT, THE FLECTRGAN, DWTA SOURCES OF THE ETHER 8 camipRnES

GOCLAEMTS g!ziiﬂgisua!:xu WL LG Moot B0 Wast, Kaysile, Nlah  B&3T MR
VWITHOAIT LIRITATIIN WARSAATIES ©F ACCURACY, QUALITY OR COMPLEPENES, COMPATIIIITY H!iwﬂa P T ..I..eum, lnm..__ua._

WETTH THE USER'S COMPLTING AMD PRINTIRG SYSTEMS, DRASTHGE MOT PRINTING T0 8080 #fe

Exhibit B - Construction Drawings



1 R o I gt
COLORADO

§

iuumm
R N 900 W
Kaywin Ut 24007
o WA AN
— -

e —
1 ) - -
o ) -

WISHNG WELL CONNECTION TO SYSTEM
HUNTSYILLE TOMWN CORPCRATION
VISBETY AP AND PROECT LOCATION WP

8l




DRAR LINE.
PER (B1

EMSTING CHANNEL,

MEW WELL HOUSE. FOR MECHANICAL FIFING \
DETAILS, SEE SHEET M=101, FOR STRUCTURE \
DETALS, SEE STRUCTURAL SHEETS. s

- INSTALL £ COO0 DRZ1 i
Sty PYC WATERLINE 4

EXISTING GRAVEL ROWD = /

CUT AND GAP EXISTNG 67 PIPE .
APPROXIMATELY 5" UPSTREAM R
FROM WEW TEE ~a

FIELD LOCATE EXISTING B~ ~
PIRELINE FOR TIE-W, EXACT s
ALIGHMENT UMKNOWN,

~PUMP T WASTE LINE.
CISCHARGE PER (B1/C-501)
INTD EXFSTING CHANNEL.

DISCHARGE
—501} W10

FLOWLINE OF

EXISTING GRAVEL ROAD

EXISTING CHANMEL

\

:

\

L ERBINEERS, INC.

Kaysville, Utah B4037
Phoss: B01,547.0383
Faor: 808470387
b S

J-U-B ENGINEERS, INC.
466 North 500 West

|

WISHING WELL CONNECTION TQ SYSTEM
HUNTSVILLE TOWN CORPORATION
SITE PLAN




— S UMTS OF EXCAVATION 1409 ENGIREERS, .
— ...r........,u: m [
) g i 8
Y 85 55
[ 5 1 |.r|ruuau e = M Mm
— . 3 24t
_ ECALE INFEET T L —— fm} m m.m
~— - =
e //\\\h M mm
I.rl.rJf 204 =
e
~tay, _ AGENCY
.;..;.lauu,..:. comsTRuET—— "
T E:3605285.63 g
RN FG 530330 | REVI
T Tl eed (11111
- : i |
e Iy ) i
T N:3605372.70 o
- [:3605272.70 . mm“_
_ == .. FG 530185 m
Tl T | FINISHED FLOOR seld
T - d ELEVATION M g
iy, _ 5205,80=100.00 n.mm
e B
. 1 Mun-
T i FG & WhLL 570530~ ] mw“m“
m— Sl __ﬂm H 5 ® wa s20s.30 / . %
. e = e 1 g ————— o : ~ Y
el T | | fe @ comcape szoe . * i
RO awSTRLET © CONCRETE 520530
S 1 |/ DRanaGE swaLe =
e | N: 350535577
R A\ Eagpease st E=
~ea. () Fo 520440 (3=
T e HIGH PCINT n__u._l
. ) 13605243 BS ot
- ’ E:1581960.74 Tm.
5 F& 520470
STRUCT mm F
DRAMAGE SWALE ﬂc 3
H.3E05241.87 L= &
F:3405241 87 o g
e, |FO 520838 Mm =
= 8 2
_— oF
440
=
) E3
e Gm
=
IS
—_— 3
=
1.The canslrustian site is lass than 1.0 cores - T
2.Controcier is requined to re-sesd Ihe site ofter S =

eafalruction i complated.  Seed mix fo be .
pproved by Dwner. ,,
3.The sile is cccessed via o dirl rood.  Heoresl
paved rood i opprovmately 1.1 milles distont.
4Ha formal SWRPF i provided,




180"

e e e e e e e e

=<

e o o e

D1 WVELL HOUSE PIPING PLAN

SCALE =10

_KEYED NOTES
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KEYED NOTES
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EXTERIOR COLOR SCHEDULE
TAG MATERIAL MANUFACTURER FINISH COLOR REMARKS
EX=1] _ CONCRETE - SMOOTH FORM_FINISH NATURAL WITH DAMP_PROOF COATING CONCRETE STEM WALLS BELOW GRADE
Ex-2| CONCRETE —— SACK_RUBBED FINISH NATURAL CONCRETE _STEM WALLS ABOVE GRADE
EX~-3| CMU B" HIGH AMCOR SPLIT FACE JAVA FIELD COLOR, CMU MORTAR TO MATCH CMU
EX—4 | STANDING SEAM MBCI PRE-FINISHED KOKO BROWN METAL ROOF, FASCIA, SOFFIT
EX-5|  VENTS — PRE-FINISHED MATCH ROOF COLOR RIDGE_VENTS
EX~6| DOOR & FRAME - PRE-FINISHED MATCH_ROOF_COLOR DOOR & FRAME
EX-7 LOUVER - PRE-FINISHED ALUMINUM LOUVERS

Exhibit C - Application

Weber County Conditional Use Permit Application

Application submittals will be accepted by appointment only.

(801) 399-8791. 2380 Washington Blvd, Suite 240, Ogden, UT 84401

Date Submitted / Completed
07/08/2019

Fees (Office Use)

Receipr Number (Office Use) File Number (Office Use)

Property Owner Contact Information

Name of Property Owner(s)
Huntsville Rangeland Company LLC

Mailing Address of Property Owner(s)
6995 E. 200 S. Huntsville, UT 84317-9809

Phone Fax

B01-518-7422

Email Address (required)
bwhite@utahwater.com

Preferred Method of Written Correspondence

Email [ ] Fax [] Mail

Authorized Representative Contact Information

Name of Person Authorized to Represent the Property Owner(s)

Mailing Address of Authorized Person

bwhite@utahwater.com y BNie\senm 3UBR Com )

BilWhite ) Bgandon  Niclsen | Baex Haeris 6995 . 200 5. Huntsville, UT 84317-9809
Phone Rex ol- 141 - |Fax [

801-518-7422 ) e !

Email Address Preferred Method of Written Correspondence

Email []Fax [ ] Mail

Rex haveris @ UWran .30\/

Property Information

Project Name Total Acreage Current Zoning
Huntsville Wishing Well Equipping 01 F5 and FV3
Approximate Address Land Serial Number(s)
9800 E. 2300 S, Huntsville 21-036-008

Proposed Use
Public Water System Facility Building

Project Narrative

The project includes constructing a well house and water line to connect an existing well to an existing water line for to allow the well 1o supply the Town of
Huntsville's public water system. The well is a flowing artesian well. No electrical service will be installed in the building. The proposed building will be a CMU
block building approximately 288 s.f, with a total site disturbance anticipated to be less than 0.1 acre.
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Basis for Issuance of Conditional Use Permit

Reasonably anticipated detrimental effects of a proposed conditional use can be substantially mitigated by the proposal or by the imposition of reasonable
conditions to achieve compliance with applicable standards. Examples of potential negative impacts are odar, vibration, ight, dust, smoke, or nolse.

Construction has the potential to create dust and noise. The construction site is less tham 1.0 acres. The plans require the contractor to re-seed the site with a
seed mix approved by the Owner, See the Wishing Well House Design Review for plans.

That the proposed wse will comply with the regulations and conditions specified in the Zoning Ordinance and other applicable agency standards for such use.

The proposed well house is a permitted use wfin the current zoning.

Property Owner Affidavit

{ |l ] '
1 (We), { U / I 16w , /()/A ‘ ‘l(’ , depose and say that | (we) am (are} the owner(s) of the property identified in this application
and that the statements herein contained, the information provided in the attached plans and other exhibits are in all respects true and correct to the best of

my {our) knowdedge,

(Property Owner) (Property Owner)

4 T e 19 '
Subscribed and swom tomethis ] dayof s Jud ‘l ,20 SN OOMM EXP. 06/29/2022

= V\{'Lz of u)e ber

(Notary)
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