
 

 

 

 

  

 

 

 

 

 

 

 Notice is hereby given that the South Ogden City Planning Commission will hold a meeting October 13, 

2016, beginning at 6:15 p.m. in the Council Chambers located at 3950 Adams Avenue, South Ogden, Utah. 

     
A briefing session will be held at 5:30 pm in the conference room and is open to the public. 

 

 

  - Chairman Raymond Rounds 
 

 

A. To Receive and Consider Comments on Proposed Changes to South Ogden Code 10-14-

16 Having To Do With Residential Facilities For Disabled Persons 

 

 
A. Discussion and Recommendation on Proposed Changes to SOC 10-14-16 

 

 
A. Consideration of Proposed Amendments to Hidden Creek Estates and Park View 

Subdivisions 

 
A. Discussion and Recommendation on Proposed General Plan 

B. Discussion on Allowing Artificial Turf as Alternative Landscape Material 

  
 

 
 

A. Approval of September 8, 2016 Briefing Meeting Minutes 

B. Approval of September 8, 2016 Meeting Minutes 

 
 

 
 

Posted and emailed to the State of Utah Public Notice Website October 7, 2016 
The undersigned, duly appointed city recorder, does hereby certify that a copy of the above notice and agenda was posted in three public places with the 

South Ogden City limits on October 7, 2016.  These public places being City Hall (1st and 2nd floors), the city website (www.southogdencity.com), and 
emailed to the Standard-Examiner.  Copies were also mailed to each commissioner.  
 

______________________________ 
Leesa Kapetanov , City Recorder 

 

In compliance with the Americans with Disabilities Act, individuals needing special accommodations, including auxiliary communicative aids and 
services during the meeting should notify Leesa Kapetanov at 801-622-2709 at least 48 hours in advance.  

FINAL ACTION MAY BE TAKEN ON ANY ITEM ON THIS AGENDA 

Thursday, October 13, 2016 
 

http://www.southogdencity.com/
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Revisions to Definitions and 10-14-16 and addition of 10-14-21 (as of 8.19.2016): 

 

1021: DEFINITIONS: 

 

 

DISABLED PERSON: A person who has a severe, chronic disability attributable to a mental or 
physical impairment, or to a combination of mental and physical impairments, which is likely to 
continue indefinitely or which results in a functional limitation in three (3) or more of the 
following areas of major life activity: selfcare, receptive and expressive language, learning, 
mobility, selfdirection, capacity for independent living, economic selfsufficiency, and who 
requires a combination or sequence of special interdisciplinary or generic care or treatment. 

 

DISABLED PERSON: A “Disabled Person” is a person with a physical or mental impairment that 
substantially limits one or more of a person's major life activities, including a person having a record of such 
an impairment or being regarded as having such an impairment; a person with a “Disability” under Title 57, 
Chapter 21 of the Utah Code, as amended; a person with a “disability” under 42 U.S.C. § 12102(1), as 
amended; and a person with a “Handicap” under 42 U.S.C. § 3602(h), as amended.  A “Disabled Person” 
does not include a person engaged in the current illegal use of, or addiction to, any federally-controlled 
substance, as defined in Section 102 of the Controlled Substances Act, 21 U.S.C. Sec. 802. 

 FAMILY: Any of the following who occupy a dwelling unit: a) one person living alone; b) two (2) or more 
persons related by blood, marriage or adoption and foster children living together as a single housekeeping 
unit; and up to two (2) other persons hired for domestic help residing on the same premises where the 
housekeeping unit is located; or c) not more than four (4) unrelated persons living together as a single, 
nonprofit housekeeping unit; or d) a group of persons with a disability living in a residential facility for 
persons with a disability as permitted by section  1014. 

16 of this title. 

 

 GROUP LIVING ARRANGEMENT:  A group living or congregate living arrangement where groups of more 
than four unrelated persons live together in a single dwelling or housekeeping unit, including, but not limited 
to, Assisted Living Unit, Boarding House, Lodging House, Nursing Home, Senior Housing, assisted living 
facility, nursing care facility, Residential Facility for Disabled Persons, dormitory, student housing, fraternity, 
club, institutional group, half-way house, convent, monastery, or other similar group living or congregate 
living arrangement of unrelated persons.  A Group Living Arrangement does not include clinics, medical or 
dental; hospital(s) or hospital/clinic. 

 

RESIDENTIAL FACILITY FOR DISABLED PERSONS: A residence in which no more than one person 
with a disability resideseight (8) Disabled Persons reside and which is licensed or certified by: 
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A. The Utah department of human services under title 62A, chapter 2, of the Utah code, licensure of 
programs and facilities; or 

 

 

 

B. The Utah department of health under title 26, chapter 21, of the Utah code, health care facility 
licensing and inspection act. 
 

SENIOR HOUSING: A building or group of buildings containing residential dwelling units where daily 
meals shall be offered for the residents in a community dining room and support services such as 
crafts, exercise, TV, personal care and party rooms may be available on site. One family member of 
each residential dwelling shall be a minimum of fifty -five (55) years of age at the time of initial 
occupancy. Also, physically or mentally disabled persons qualify under this definition as though they 
were fifty five (55) years of age.  
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101416: RESIDENTIAL FACILITIES FOR PERSONS WITH A DISABILITY: 
 
 
 
 

A. Purpose: The purposeIt is the intent of the City that this chapter is to comply with section 
109a516 of the shall be interpreted and applied in a manner that is consistent with Title 57, 
Chapter 21, Utah code and avoid discrimination in housing against personsFair Housing Act, 
the federal Fair Housing Amendments Act of 1988, 42 U.S.C. Sec. 3601 et seq, Title II of the 
Americans with disabilities pursuant to the Utah fair housing actDisabilities Act and the 
federal fair housing act as interpreted by courts whose decisions are binding in 
UtahRehabilitation Act. 

 
 
 
 

B. Scope: If any Group Living Arrangement, facility, residence, congregate living or other housing 
arrangement meets the definition of a residential facilityResidential Facility for persons with a 
disabilityDisabled Persons as set forthdefined in Section 10-2-1 of this title, the requirements of 
this chapter shall govern the same notwithstanding any conflicting provision of this title or this 
code. Except as provided herein, the requirements of this chapter shall not be construed to 
prohibit or limit other applicable provisions of this title, this code or other laws. 

 
 
 
 

C. Permitted Uses: 
 

1. Notwithstanding any contrary provision of this title, a residential facilityResidential Facility for 
persons with a disabilityDisabled Persons shall be a permitted use in any zone where a 
dwellingGroup Living Arrangement is allowed either as a permitted or conditional use, subject 
to the same development standards as are appl ied to Group Living Arrangements in 
this title. 
permitted or conditional use subject to the development standards in this chapter. 

 

2. In order to evaluate the impact of a proposed facility and its similarity to the impact of a 
lawfully occupied dwelling located in the same zone where the facility is located, the 
following information shall be submitted with the application: 

 

a. Site plan, building plan, and other information necessary to determine compliance with 
building safety and health regulations applicable to similar residential dwellings 
permitted in the zone where the residential facility will be located; 

 

b. Licensing information required by section 62A2108.2, Utah code, or its successor; 

and 

 

c. Number of residents and staff, including staff who will reside on the premises, if any. 
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3. A use permitted by this chapter is nontransferable and shall terminate if: 

 

a. The facility is devoted to a use other than a residential facility for persons with a 
disability, or 

 

b. Any license or certification issued by the Utah department of health or the department 
of human services for such facility terminates or is revoked, or 

 

c. The facility fails to comply with requirements set forth in this chapter. 

 

 

 

 

D. Development Standards: 

 

1. The development standards set forth in this section shall apply to any residential facility 
for persons with a disability. 

 

a. The facility shall comply with building, safety, and health regulations applicable to 
similar residential structures within the zone in which the facility is located. 

 

b. Each facility shall be subject to the same development standards applicable to similar 
residential structures located in the same zone in which the facility is located. 

 

2. The facility shall be used as a residential facility without fundamentally altering the 
structure's residential character or the character of the neighborhood where the facility is 
located. 

 

3. The facility shall be limited to six (6) occupants, consisting of up to four (4) persons with a 
disability and two (2) resident staff. 

 

4. No residential facility shall be made available to an individual whose tenancy would: 
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a. Constitute a direct threat to the health or safety of other individuals, or 

b. Result in substantial physical damage to the property of others. 

5. Prior to occupancy of any residential facility, the person or entity operating the facility 
shall: 

 

a. Provide to the city a copy of any license or certification required by the Utah state 
department of health or the Utah state department of human services, and 

 

b. Certify in a sworn statement that no nonresident staff occupant will reside or remain in 
the facility whose tenancy would: 

 

(1) Not meet the definition of a person with a disability under the federal fair housing act 
and Americans with disabilities act, 

 

(2) Constitute a direct threat to the health or safety of other individuals, or 

 

(3) Result in substantial physical damage to the property of others. 

 

 

 

 

E 
2. In determining whether a Group Living Arrangement is allowed, only those uses currently 

and presently allowed by ordinance shall be considered; variances, prior accommodations, 
pre-existing non-conforming buildings, or pre-existing non-conforming uses shall not be 
considered. 

 
D. Reasonable Accommodation: 

 
1. None of the requirements of this chapter shall be interpreted to limit any reasonable 

accommodation necessary to afford a person with a disabilityDisabled Person an equal 
opportunity to use and enjoy a dwelling as required by the fair housing amendments actFair 
Housing Amendments Act of 1988, titleTitle II of the Americans with disabilities actDisabilities 
Act, the Utah fair housing actFair Housing Act, the Rehabilitation Act, and any other federal or 
state law requiring a reasonable accommodation for a Disabled Person. 
law requiring a reasonable accommodation for a person with a disability. 

 
2. Any person or entity wanting a reasonable accommodation shall submit an application to the 

planning commissionAccommodation Review Committee (ARC) and shall in writing: 
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a. Provide the address of the property to which the accommodation will be applied; 

 
b. Specify the accommodation requested; and, including the regulation(s), policy or procedure for 
which an accommodation is sought; 

 
c. Explain why the accommodation is reasonable and necessary to afford a person with a 

disabilityDisabled Person an equal opportunity to use and enjoy a dwelling.; and 
 
d. Provide all information necessary for the findings set forth in Section 10-14-16.D.4. 

 
3. The planning commissionARC shall evaluate aall reasonable accommodation requests 

based on the criteria set forth in Section 10-14-16.D.4. 
 
4. Within thirty (30) days after receipt of a complete application, the ARC shall issue a written 

decision on the requested reasonable accommodation. The ARC may either grant, grant 
with modifications, or deny a request based on the for reasonable accommodation in 
accordance with the following factors as permitted by law, including, but not limited to: 
 

a. Whether the accommodation is reasonable under all current standards in applicable 
case and statutory law and this chapter; 

 

a. b. Whether the housing, which is the subject of the request for reasonable accommodation, 
will be used by one or more persons with a disability;Disabled Person; 
 

b. c. Whether the requested accommodation is reasonable and necessary to afford such 
persons anDisabled Persons equal opportunity to use and enjoy a dwelling; when 
compared to similarly-situated persons or groups without a disability; 

 
Whether the requested  
d. Whether tenancy of the property proposed to be occupied by such persons would 

constitute a direct threat to the health or safety of other persons or result in substantial 
physical damage to the property of others; 

 

c. e. Whether the accommodation would impose an undue financial or administrative 
burden on the city; andCity; 
 

d. f. Whether the requested accommodation would require a fundamental alteration in the 
nature of a city program, including the city'sCity’s land use and, zoning program.or 
building programs; 

 
e. 4. Within thirty (30) days after receipt of a complete application the planning 

commission shall approve a requested reasonable accommodation to the extent 
necessary to afford a person with a disability an equal opportunity to use and enjoy 
Whether the requested accommodation is reasonable; 

 
Whether the request for accommodation would result in a dwelling unless evidence of record 

demonstrates: 
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f. a. Tenancy of the property by that person being made available to an individual whose 
tenancy would constitute a direct threat to the health or safety of other persons 
orindividuals or whose tenancy would result in substantial physical damage to the 
property of others; or; and 

 
b. The accommodation would: 

 

(1) Impose an undue financial or administrative burden on the city; or 

 

(2) Require a fundamental alteration in the nature of a city program, including the city's 
land use and zoning program. 

 

g. c. If a reasonable accommodation is granted, it shall be documented in writing and 
shall specify the nature and extent of the reasonable accommodation authorized. 
Any other relevant considerations under federal or state law. 
 

5. A reasonable accommodation shall not be deemed a variance or to run with the land. 
 

5. 5. If a reasonable accommodation request is denied, the decision may be appealed to the 
hearing officer in the manner provided for appeals of administrative decisions set forth in 
chapter     4 of this title. (Ord. 1507, 2172015, eff. 2172015).  The review of all such 
appeals, including any appeals from the hearing officer to the district court, shall be based 
upon the record presented to the ARC and shall not be de novo. 

 
6. A reasonable accommodation shall not be deemed a variance or to run with the land. 
 
7. )If the ARC fails to render a written decision on the request for reasonable accommodation 

within the thirty (30) day time period allotted by Section 10-14-16.D.4., the request shall be 
deemed denied based upon the insufficiency of the applicant’s information to satisfy the 
criteria set forth in Section 10-14-16.D.4. 

 
8. While a request for reasonable accommodation is pending, all laws and regulations otherwise 

applicable to the property that is the subject of the request shall remain in full force and effect.  
 
9. It is the applicant’s burden to demonstrate that the accommodation is necessary and 

reasonable under the standards and definitions set forth in federal and state law, including 
federal and state case law. 

 
E. Accommodation Review Committee (ARC): 
 

1. The purpose of the ARC is to assure that all reasonable accommodation requests comply with 
the provisions of this title and that all decisions on reasonable accommodation requests are 
reviewed and handled in compliance with this title, the Fair Housing Amendments Act of 1988, 
Title II of the Americans with Disabilities Act, the Utah Fair Housing Act, the Rehabilitation 
Act, and any other federal or state law requiring a reasonable accommodation for a Disabled 
Person. 
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2. The ARC shall consist of five (5) members:  The City Manager, the City Planner, the Fire Chief, 

the Chief Building Official, and the City Attorney or their designee(s).  The Police Chief, the City 
Engineer, the Public Works Director and any other person(s) designated by the ARC shall 
serve as advisors to the ARC. 

 
3. The City Manager shall serve as the chairperson of the ARC. 
 
4. The ARC may establish procedures for the preparation of its agendas, the scheduling of 

meetings, and the conduct of meetings and field trips, if any. 
 
5. The ARC may retain the services of any other outside professionals or technical experts to 

help evaluate any and all requests for accommodation. 
 

101421: GROUP LIVING ARRANGEMENTS: 
 

A. Group Living Arrangements which are not expressly permitted within a zone or by the Zoning 
Ordinance are expressly prohibited. 
 

B. Group Living Arrangements are a permitted use in only the following zones:  
 
R-4 
R-4A 
R-5 
R-5A 
R-5B 
R-5C 
 

C. Group Living Arrangements are a conditional use in only the following zones:  
 

C3 
C3zc(A) 
CP3 
CP3 zc(A) 
C2 
CP2 
 
The following subdistricts of the City Center & 40th Street Corridor Form-Based Code: 
 
City Center “Core” 
City Center “General” 
Riverdale Road “General” 
40th Street “General” 
Edge 
 
 

D. No Group Living Arrangement shall be allowed, established or maintained within the City if it is 
located or proposed to be located within a 2,640-foot radius of any other Group Living Arrangement, 
whether located in the City, County, State, or a surrounding municipality.   
 
 
 



ORDINANCE NO________________ 

AN ORDINANCE AMENDING SECTION 10-2-1, SECTION 10-14-16, and the CITY 

CENTER & 40
TH

 STREET CORRIDOR FORM-BASED CODE and ADDING SECTION 

10-14-21 OF THE ZONING ORDINANCE OF SOUTH OGDEN CITY. 

PART I 

FINDINGS 

1. The City recognizes, through its observation, study and experience, as the United States 

Supreme Court recognized in Village of Belle Terre v. Boraas, 416 U.S. 1, 9, 94 S.Ct. 1536, 

1541, 39 L.Ed.2d 797 (1974), that group living, including “[t]he regimes of boarding houses, 

fraternity houses, and the like present urban problems.”  Among other things, “[m]ore people 

occupy a given space; more cars rather continuously pass by; more cars are parked; noise travels 

with crowds.”  Id. 

 

2. The U.S. Supreme Court, in an attempt to help clarify the appropriate role of local 

government with respect to community planning noted: 

 

“The values it represents are spiritual as well as physical, aesthetic as well as 

monetary.  It is within the power of the legislature to determine that the 

community should be beautiful as well as healthy, spacious as well as clean, 

well balanced as well as carefully patrolled.” 

 

Berman v. Parker, 348 U.S. 26, 33, 75 S. Ct. 98, 102-03, 99 L.Ed. 27 (1954). 

 

The Supreme Court subsequently commented further in Boraas with respect to the right 

of a community in the preservation of residential areas: 

 

A quiet place where yards are wide, people few, and motor vehicles restricted 

are legitimate guidelines in a land use project addressed to family needs. The 

police power is not confined to elimination of filth, stench, and unhealthy 

places. It is ample to lay out zones where family values, youth values, and the 

blessings of quiet seclusion and clean air make the area a sanctuary for 

people.” 

 

3. The United States Supreme Court and federal appellate courts continue to recognize that 

“[l]and use planning and the adoption of land use restrictions constitute some of the most 

important functions performed by local government.” Bryant Woods Inn, Inc. v. Howard County, 

124 F.3d 597, 603 (4
th

 Cir. 1997) (citing FERC v. Mississippi, 456 U.S. 742, 768 n. 30, 102 S.Ct. 

2126, 2141 n. 30, 72 L.Ed.2d 532 (1982) ("regulation of land use is perhaps the quintessential 

state activity")).  These courts continue to recognize that local land use ordinances may 

legitimately be utilized “to preserve ‘the character of neighborhoods, securing “zones where 

family values, youth values, and the blessings of quiet seclusion and clean air make the area a 

sanctuary for people.”’”  Id. (quoting City of Edmonds v. Oxford House, Inc., 514 U.S. 725, 732-

33, 115 S.Ct. 1776, 1780, 131 L.Ed.2d 801 (1995) (quoting Village of Belle Terre v. Boraas, 416 

U.S. 1, 9, 94 S.Ct. 1536, 1541, 39 L.Ed.2d 797 (1974))). 

 



4. According to the latest U.S. Census data for South Ogden City, the average household 

size is 2.66 persons per household.  And, for the years 2010-2014, 86.9% of individuals living in 

South Ogden City lived in the same house for 1 year or more. 

 

5. Among other things, Group Living Arrangements tend to introduce transiency, 

congestion, increased traffic, increased parking and other urban problems and challenges into 

communities. 

 

6. Regulation of Group Living Arrangements serves to preserve housing densities consistent 

with both reality (in terms of the average composition of single family households in South 

Ogden City) and the goals and objectives of the General Plan.  It also promotes permanence and 

stability in neighborhood composition. 

 

7. Regulating Group Living Arrangements is an essential aspect of fostering the goals of the 

General Plan and South Ogden City City’s zoning scheme, which seeks uncrowded, stable (non-

transitory) single family neighborhoods. 

 

8. The City also recognizes the need, in certain demonstrable circumstances, for individuals 

with handicaps or disabilities to live in a Group Living Arrangements.  For example, one of the 

most common types of group living arrangements for individuals with handicaps or disabilities is 

a residential treatment facility for recovering addicts.  The City has consulted experts in the field, 

expert reports and testimony submitted in other jurisdictions, and considered the scholarly 

literature on these type of facilities and recognizes the need to provide some type of 

accommodation to them. 

 

9. In order to fulfill the purposes of the General Plan while accommodating the 

demonstrable needs of individuals with handicaps or disabilities to live in Group Living 

Arrangements, which are generally prohibited for individuals without disabilities or handicaps, 

the City desires to clarify its ordinances and define its practices and policies with regard to these 

issues. 

WHEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF SOUTH OGDEN 

CITY CITY, UTAH, AS FOLLOWS: 

  



 

PART II 

TEXT OF ORDINANCE 

SECTION 1. Section 10-2-1 of the Zoning Ordinance, is hereby amended as follows: 

The definition of “DISABLED PERSON” is amended as follows: 

DISABLED PERSON: A person who has a severe, chronic disability 
attributable to a mental or physical impairment, or to a combination of 
mental and physical impairments, which is likely to continue 
indefinitely or which results in a functional limitation in three (3) or 
more of the following areas of major life activity: selfcare, receptive 
and expressive language, learning, mobility, selfdirection, capacity for 
independent living, economic selfsufficiency, and who requires a 
combination or sequence of special interdisciplinary or generic care or 
treatment. 

DISABLED PERSON: A “Disabled Person” is a person with a physical or 
mental impairment that substantially limits one or more of a person's major 
life activities, including a person having a record of such an impairment or 
being regarded as having such an impairment; a person with a “Disability” 
under Title 57, Chapter 21 of the Utah Code, as amended; a person with a 
“disability” under 42 U.S.C. § 12102(1), as amended; and a person with a 
“Handicap” under 42 U.S.C. § 3602(h), as amended.  A “Disabled Person” 
does not include a person engaged in the current illegal use of, or 
addiction to, any federally-controlled substance, as defined in Section 102 
of the Controlled Substances Act, 21 U.S.C. Sec. 802. 

 

The definition of “FAMILY” is amended as follows: 

FAMILY: Any of the following who occupy a dwelling unit: a) one person 
living alone; b) two (2) or more persons related by blood, marriage or 
adoption and foster children living together as a single housekeeping unit; 
and up to two (2) other persons hired for domestic help residing on the 
same premises where the housekeeping unit is located; or c) not more 
than four (4) unrelated persons living together as a single, nonprofit 
housekeeping unit; or d) a group of persons with a disability living in a 
residential facility for persons with a disability as permitted by section  
101416 of this title. 

 

The following definition of “GROUP LIVING ARRANGEMENT” is added: 

GROUP LIVING ARRANGEMENT:  A group living or congregate living 
arrangement where groups of more than four unrelated persons live 
together in a single dwelling or housekeeping unit, including, but not 



limited to, Assisted Living Unit, Boarding House, Lodging House, Nursing 
Home, Senior Housing, assisted living facility, nursing care facility, 
Residential Facility for Disabled Persons, dormitory, student housing, 
fraternity, club, institutional group, half-way house, convent, monastery, or 
other similar group living or congregate living arrangement of unrelated 
persons.  A Group Living Arrangement does not include clinics, medical or 
dental; hospital(s) or hospital/clinic. 

 

The definition of “RESIDENTIAL FACILITY FOR DISABLED PERSONS” is amended as 

follows: 

RESIDENTIAL FACILITY FOR DISABLED PERSONS: A residence in which no more 
than one person with a disability resideseight (8) Disabled Persons reside and which 
is licensed or certified by: 

A. The Utah department of human services under title 62A, chapter 2, of the Utah 
code, licensure of programs and facilities;  

 

B. The Utah department of health under title 26, chapter 21, of the Utah code, 
health care facility licensing and inspection act. 

The definition of “SENIOR HOUSING” is amended as follows: 

SENIOR HOUSING: A building or group of buildings containing 
residential dwelling units where daily meals shall be offered for the 
residents in a community dining room and support services such as 
crafts, exercise, TV, personal care and party rooms may be available 
on site. One family member of each residential dwelling shall be a 
minimum of fifty -five (55) years of age at the time of initial occupancy. 
Also, physically or mentally disabled persons qualify under this 
definition as though they were fifty five (55) years of age. 

 

SECTION 2. Section 10-14-16 of the Zoning Ordinance, is hereby amended as follows: 

101416: RESIDENTIAL FACILITIES FOR PERSONS WITH A DISABILITY: 
 
 
 
 

A. Purpose: The purposeIt is the intent of the City that this chapter is to 
comply with section 109a516 of the shall be interpreted and applied in a 
manner that is consistent with Title 57, Chapter 21, Utah code and avoid 
discrimination in housing against personsFair Housing Act, the federal 
Fair Housing Amendments Act of 1988, 42 U.S.C. Sec. 3601 et seq, Title II 
of the Americans with disabilities pursuant to the Utah fair housing 
actDisabilities Act and the federal fair housing act as interpreted by courts 
whose decisions are binding in UtahRehabilitation Act. 



 
 
 
 

B. Scope: If any Group Living Arrangement, facility, residence, congregate  
living or other housing arrangement meets the definition of a residential 
facilityResidential Facility for persons with a disabilityDisabled Persons as 
set forthdefined in Section 10-2-1 of this title, the requirements of this chapter 
shall govern the same notwithstanding any conflicting provision of this title or 
this code. Except as provided herein, the requirements of this chapter shall 
not be construed to prohibit or limit other applicable provisions of this title, 
this code or other laws. 

 
 
 
 

C. Permitted Uses: 
 

1. Notwithstanding any contrary provision of this title, a residential 
facilityResidential Facility for persons with a disabilityDisabled Persons 
shall be a permitted use in any zone where a dwellingGroup Living 
Arrangement is allowed either as a permitted or conditional use, subject to 
the same development standards as are appl ied to Group Living 
Arrangements in this title. 
permitted or conditional use subject to the development standards in this 
chapter. 

 

2. In order to evaluate the impact of a proposed facility and its similarity 
to the impact of a lawfully occupied dwelling located in the same 
zone where the facility is located, the following information shall be 
submitted with the application: 

a. Site plan, building plan, and other information necessary to 
determine compliance with building safety and health regulations 
applicable to similar residential dwellings permitted in the zone 
where the residential facility will be located; 

b. Licensing information required by section 62A2108.2, Utah code, or its 
successor; 

and 

c. Number of residents and staff, including staff who will reside on the 
premises, if any. 

3. A use permitted by this chapter is nontransferable and shall terminate if: 

 



a. The facility is devoted to a use other than a residential facility 
for persons with a disability, or 

b. Any license or certification issued by the Utah department of health 
or the department of human services for such facility terminates or 
is revoked, or 

c. The facility fails to comply with requirements set forth in this chapter. 

D. Development Standards: 

1. The development standards set forth in this section shall apply to any 
residential facility for persons with a disability. 

a. The facility shall comply with building, safety, and health 
regulations applicable to similar residential structures within the 
zone in which the facility is located. 

b. Each facility shall be subject to the same development standards 
applicable to similar residential structures located in the same zone 
in which the facility is located. 

2. The facility shall be used as a residential facility without fundamentally 
altering the structure's residential character or the character of the 
neighborhood where the facility is located. 

3. The facility shall be limited to six (6) occupants, consisting of up to four 
(4) persons with a disability and two (2) resident staff. 

4. No residential facility shall be made available to an individual whose 
tenancy would: 

a. Constitute a direct threat to the health or safety of 
other individuals, or b. Result in substantial physical 
damage to the property of others. 

5. Prior to occupancy of any residential facility, the person or entity 
operating the facility shall: 

a. Provide to the city a copy of any license or certification required 
by the Utah state department of health or the Utah state 
department of human services, and 

b. Certify in a sworn statement that no nonresident staff occupant will 
reside or remain in the facility whose tenancy would: 



(1) Not meet the definition of a person with a disability under the 
federal fair housing act and Americans with disabilities act, 

 

(2) Constitute a direct threat to the health or safety of other individuals, 
or 

(3) Result in substantial physical damage to the property of others. 

E 
2. In determining whether a Group Living Arrangement is allowed, only 

those uses currently and presently allowed by ordinance shall be 
considered; variances, prior accommodations, pre-existing non-
conforming buildings, or pre-existing non-conforming uses shall not be 
considered. 

 
D. Reasonable Accommodation: 

 
1. None of the requirements of this chapter shall be interpreted to limit any 

reasonable accommodation necessary to afford a person with a 
disabilityDisabled Person an equal opportunity to use and enjoy a dwelling 
as required by the fair housing amendments actFair Housing 
Amendments Act of 1988, titleTitle II of the Americans with disabilities 
actDisabilities Act, the Utah fair housing actFair Housing Act, the 
Rehabilitation Act, and any other federal or state law requiring a reasonable 
accommodation for a Disabled Person. 
law requiring a reasonable accommodation for a person with a disability. 

 
2. Any person or entity wanting a reasonable accommodation shall submit 

an application to the planning commissionAccommodation Review 
Committee (ARC) and shall in writing: 

 
a. Provide the address of the property to which the accommodation will be 
applied; 

 
b. Specify the accommodation requested; and, including the regulation(s), 
policy or procedure for which an accommodation is sought; 

 
c. Explain why the accommodation is reasonable and necessary to afford 

a person with a disabilityDisabled Person an equal opportunity to use 
and enjoy a dwelling.; and 

 
d. Provide all information necessary for the findings set forth in Section 10-

14-16.D.4. 
 

3. The planning commissionARC shall evaluate aall reasonable 
accommodation requests based on the criteria set forth in Section 10-14-
16.D.4. 



 
4. Within thirty (30) days after receipt of a complete application, the ARC 

shall issue a written decision on the requested reasonable 
accommodation. The ARC may either grant, grant with modifications, or 
deny a request based on the for reasonable accommodation in 
accordance with the following factors as permitted by law, including, but 
not limited to: 
 

a. Whether the accommodation is reasonable under all current 
standards in applicable case and statutory law and this chapter; 

 

a. b. Whether the housing, which is the subject of the request for 
reasonable accommodation, will be used by one or more persons with 
a disability;Disabled Person; 
 

b. c. Whether the requested accommodation is reasonable and 
necessary to afford such persons anDisabled Persons equal 
opportunity to use and enjoy a dwelling; when compared to similarly-
situated persons or groups without a disability; 

 
Whether the requested  
d. Whether tenancy of the property proposed to be occupied by such 

persons would constitute a direct threat to the health or safety of 
other persons or result in substantial physical damage to the 
property of others; 

 

c. e. Whether the accommodation would impose an undue financial or 
administrative burden on the city; andCity; 
 

d. f. Whether the requested accommodation would require a 
fundamental alteration in the nature of a city program, including the 
city'sCity’s land use and, zoning program.or building programs; 

 
e. 4. Within thirty (30) days after receipt of a complete application the 

planning commission shall approve a requested reasonable 
accommodation to the extent necessary to afford a person with a 
disability an equal opportunity to use and enjoy Whether the 
requested accommodation is reasonable; 

 
Whether the request for accommodation would result in a dwelling unless 

evidence of record demonstrates: 

 



f. a. Tenancy of the property by that person being made available to 
an individual whose tenancy would constitute a direct threat to the 
health or safety of other persons orindividuals or whose tenancy 
would result in substantial physical damage to the property of others; 
or; and 

 
b. The accommodation would: 

 

(1) Impose an undue financial or administrative burden on the city; or 

 

(2) Require a fundamental alteration in the nature of a city program, 
including the city's land use and zoning program. 

 

g. c. If a reasonable accommodation is granted, it shall be 
documented in writing and shall specify the nature and extent of 
the reasonable accommodation authorized. Any other relevant 
considerations under federal or state law. 
 

5. A reasonable accommodation shall not be deemed a variance or to run 
with the land. 

 

5. 5. If a reasonable accommodation request is denied, the decision may 
be appealed to the hearing officer in the manner provided for appeals of 
administrative decisions set forth in chapter     4 of this title. (Ord. 1507, 
2172015, eff. 2172015).  The review of all such appeals, including any 
appeals from the hearing officer to the district court, shall be based upon 
the record presented to the ARC and shall not be de novo. 

 
6. A reasonable accommodation shall not be deemed a variance or to run 

with the land. 
 
7. )If the ARC fails to render a written decision on the request for reasonable 

accommodation within the thirty (30) day time period allotted by Section 
10-14-16.D.4., the request shall be deemed denied based upon the 
insufficiency of the applicant’s information to satisfy the criteria set forth in 
Section 10-14-16.D.4. 

 
8. While a request for reasonable accommodation is pending, all laws and 

regulations otherwise applicable to the property that is the subject of the 
request shall remain in full force and effect.  

 



9. It is the applicant’s burden to demonstrate that the accommodation is 
necessary and reasonable under the standards and definitions set forth in 
federal and state law, including federal and state case law. 

 
E. Accommodation Review Committee (ARC): 
 

1. The purpose of the ARC is to assure that all reasonable accommodation 
requests comply with the provisions of this title and that all decisions on 
reasonable accommodation requests are reviewed and handled in 
compliance with this title, the Fair Housing Amendments Act of 1988, Title 
II of the Americans with Disabilities Act, the Utah Fair Housing Act, the 
Rehabilitation Act, and any other federal or state law requiring a 
reasonable accommodation for a Disabled Person. 

 
2. The ARC shall consist of five (5) members:  The City Manager, the City 

Planner, the Fire Chief, the Chief Building Official, and the City Attorney or 
their designee(s).  The Police Chief, the City Engineer, the Public Works 
Director and any other person(s) designated by the ARC shall serve as 
advisors to the ARC. 

 
3. The City Manager shall serve as the chairperson of the ARC. 
 
4. The ARC may establish procedures for the preparation of its agendas, the 

scheduling of meetings, and the conduct of meetings and field trips, if any. 
 
5. The ARC may retain the services of any other outside professionals or 

technical experts to help evaluate any and all requests for accommodation. 
 

SECTION 3.  Section 10-14-21 of the Zoning Ordinance is enacted as follows: 

 

101421: GROUP LIVING ARRANGEMENTS: 
 

A. Group Living Arrangements which are not expressly permitted within a zone or 
by the Zoning Ordinance are expressly prohibited. 
 

B. Group Living Arrangements are a permitted use in only the following zones:  
 
R-4 
R-4A 
R-5 
R-5A 
R-5B 
R-5C 
 

C. Group Living Arrangements are a conditional use in only the following zones:  
 

C3 
C3zc(A) 
CP3 



CP3 zc(A) 
C2 
CP2 
 
The following subdistricts of the City Center & 40th Street Corridor Form-Based 
Code: 
 
City Center “Core” 
City Center “General” 
Riverdale Road “General” 
40th Street “General” 
Edge 
 
 

D. No Group Living Arrangement shall be allowed, established or maintained within 
the City if it is located or proposed to be located within a 2,640-foot radius of any 
other Group Living Arrangement, whether located in the City, County, State, or a 
surrounding municipality.   
 

SECTION 4.  Section 4.2.1(3) of the City Center & 40
th

 Street Corridor Form-Based Code, 

which has been codified at _____________________ is amended as follows: 

 

1. The definition of “Residential Care” is deleted in its entirety and replaced with the 

following: “Group Living Arrangements as defined in Section 10-2-1 of the Zoning 

Ordinance.” 

 

2. The term “Residential Care” is deleted from the Use Table and replaced with the term 

“Group Living Arrangements.” 

 

PASSED AND ORDERED PUBLISHED BY THE CITY COUNCIL OF SOUTH OGDEN 

CITY, UTAH, THIS ____ DAY OF ___________ 20__. 
 

 

        ______________________ 

        The Mayor 

 

 

ATTEST: 

 

 

_____________________ 

City Recorder 

 

    

                

 



 
 

 
 
 
 
  

September 13, 2016 

 

 

 

 

 

To Whom It May Concern: 

 

 

This letter serves as notice of proposed amendments to both the Hidden Creek Estates 
and the Park View Subdivisions.  The amendments consist of a series of lot line 
adjustments between South Ogden City, the owners of Hidden Creek Estates Lot 28, 
and the owners of Park View Lot 7.  The proposed changes can be seen in the map on 
the reverse side of this letter.      
 
Anyone objecting to the proposed plat changes must file a written objection to the 
changes by 5 pm September 23 in the office of the South Ogden City Recorder, 3950 
Adams Ave., South Ogden, Utah, 84403. 
 
If no written objections are received by the city by the date specified, and all owners of 
record within the plat have signed their consent to the petition, no public hearing on the 
matter will be held.   
 
A public meeting to consider the proposed amendments for approval, or a public 
hearing if required, will be held on October 13, 2016 at 6:15 pm at the regularly 
scheduled South Ogden Planning Commission Meeting.  The meeting will be held in 
the council chambers located in City Hall, 3950 Adams Ave., South Ogden, Utah, 
84403. 
 
If you have further questions concerning this matter, feel free to call 801-622-2709. 

Sincerely, 

 

Leesa Kapetanov, CMC 

South Ogden City Recorder 

 

 

 



 
 

 

 

 

 

 

 

 

 

 

 

Current Subdivision 

Boundaries 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

Proposed Subdivision 
         Boundaries 



1 
 

 

 

Subject:    Subdivision Amendment 
Author:    Leesa Kapetanov 
Department:    Administration 
Date:     October 13, 2016  
 

 

 

 

 

Background 

The City was approached by a resident wanting to purchase a property in the Hidden Creek 

Subdivision.  The property’s rear lot line bordered on Glasmann Park at odd angles and the 

resident wondered if he could initiate a lot line adjustment with the City to even out his lot 

line.  

 

Analysis 

The adjustment benefited the City as it eliminated an odd peninsula of land in Glasmann 

Park that was very difficult for the City to maintain.   When all was said and done, it also 

affected a property in the Park View Subdivision.  As you can see on the illustration in the 

notice sent, the resulting lot lines make much more sense and will be better for all parties 

involved.   

Staff did not receive any written objections as outlined in the notice, however the new 

subdivision ordinance states that if signatures of all properties within the subdivisions are 

not on the petition, a public hearing must be held.   Since the amendments involve two 

subdivisions, it is not anticipated that all signatures will be obtained, so the planning 

commission will need to set a date for a public hearing in November if they feel this petition 

should go forward.   

 

Recommendation 

The city manager feels that the adjustments benefit the City as well as everyone else 

directly involved.  Staff recommends approval. 

Planning Commission Report 
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South Ogden City Quality of Life Element of the General Plan

Introduction

The scope of the Quality ofLife Plan has three primary areas of emphasis: (1) Pedestrian and
Vehicular Safety, (2) Beautification of Streets, Gateways and Neighborhoods, and (3) Parks,
Recreation, Open Space, and Trails. Each ofthese topics acknowledges the generally developed
and stable aspects ofthe community, and each provides for an enhancement to the quality of life
of its residents. All three were the subject of a Resident Survey conducted in September /October
2000, which generally ranked them in the presented order ofpriority. For purposes of
organization, the three topics are addressed separately, although some subject matter is relevant to
more than one topic and many are inter - related.

When asked how to allocate additional resources for projects, programs, and facilities, citizens of
South Ogden City essentially established a list ofpriorities for future spending. They responded
very definitively on the issue of street safety, where 90 percent of respondents believe it is the
highest priority. Other areas where approximately two- thirds of respondents favored spending
money include street beautification, expanded trails, park land acquisition, and a multi -use
recreation center. Respondents were almost equally divided on spending money on a swimming
pool (51 percent responding definitely /probably, and 49 percent responding probable
not/definitely not). In addition to those listed below, others commented on the need for a place to
exercise pets, a public library, and a skateboard park.

Spend Additional Money On:
Street safety
Street beautification

Expanded trails
Acquisition ofpark lands
Multi-use recreation center

Swimming pool
Soccer complex
Softball complex
Cultural arts complex
Outdoor amphitheater

Definitely /Probably Probably/Delinitely Not
90% 10%

69% 31%

63% 37%

63% 37%

61% 39%

51% 49%

42% 58%

38% 62%

38% 62%

38% 62%

Areas where approximately two- thirds of respondents do not wish to expend city funds include a
softball or soccer complex, cultural arts complex or outdoor amphitheater. Several responses
stating that existing facilities already serve the need such as soccer and softball at Friendship
Park, and an ice rink and swimming pool at Weber State.

Funding new projects.
The next important question is how to pay for new improvements and new facilities. Not
surprisingly, South Ogden City residents do not wish to pay for new programs or facilities with
increased taxes (2 percent) or bonding (5 percent). Rather, they highly favor user fees (34
percent), or private sources (23 percent), or a combination of several options (23 percent). Impact
fees are considered acceptable sources by 13 percent of respondents. In response to these
concerns, funding mechanisms and recommendations will accompany each recommendation
outlined in the plans to follow.
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Coordination With General Plan Policy Document 1997
When the South Ogden City General Plan Policy Document was completed in 1997, it relied on
survey data from 1994 to determine how the community valued parks, recreation programs and
facilities, trails, and open spaces, as well as transportation and land use. Thus, the
recommendations contained therein reflect those results. Much ofthe background data and
direction contained in the 1997 document represents the groundwork for this planning effort, with
updated information where appropriate.

In September of 2000, South Ogden City engaged in a new resident survey, which specifically
addressed issues related to parks, recreation, open spaces, and trails; and safety and
beautification. The intent ofthis document is to further refine the policies contained in the 1997
document where appropriate, define new policy when needed, and present an implementation
plan which is prioritized. The implementation plan documents the actions to be taken, the cost of
each action, and a time frame for implementation. To direct this planning effort and the actions
presented, the additional resident survey was initiated.

Background
To guide development of the plan, a Stakeholder Committee was established to meet regularly
and to provide direct input into development of the plan. The Stakeholder Committee, appointed
by the South Ogden City Council, included representatives from the senior citizen community
and youth, trails and green space advocates, a representative from the Athletic Club — a partner in
park development, a representative from the Urban Forestry Board, and from South Ogden City
Planning and Parks. The Stakeholder Group provided direct input into the issues to be addressed
in the plan, the specific elements ofthe plan, and reviewed and commented on both the draft and
final plan documents.

On December 13, 2000 a Neighborhood Scoping meeting was held in the South Ogden City Fire
Station on 39' Street. This smallgroup reiterated many ofthe comments received during the
survey, as well as those presented by the Stakeholder Committee. The general public also
attended an Open House on February 14, 2001 to review and comment on a draft.

Organization ofthe Plan
Safety and aesthetic quality of South Ogden City streets are clearly of the most concern to
residents. Thus, it will be addressed first, and each ofthe three topics will be addressed in the
order of the priority expressed by citizens. It is important to note that there may be opportunities
and time- sensitive decisions that must be made to maximize the recommendations in the plan.
Thus, even though there are definite priority categories of spending implied, flexibility in plan
implementation is essential. To facilitate implementation, specific recommendations will
accompany each topic, followed by implementation actions and funding sources.
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Chapter I - Pedestrian and Vehicular Safety

Existing Safety Concerns
The highest priority for improvements in South Ogden residents is safety - vehicular and
pedestrian safety at major intersections, along city streets and highways, and within
neighborhoods. Conflicts between vehicles and pedestrians, the need for traffic calming, and
pedestrian- friendly roadways were of the highest concern. Residents stated that although
beautification and recreation are important, safety should take first priority.

The following is a summary of the primary areas of concern expressed by respondents to the
Resident Survey- Many ofthese same priorities were expressed during public meetings and
through written comment as well.

Area/priority Approximate No, of Comments
Dangerous intersectums/streets 46

Speed bumps/traffic light/signs to control traffic 30

Pedestrian overpasses/crossmgs/sidewalks 36

Law enforcement/police/neighborhood watch 9

Glassman Way - remove lights/bike lanes 7

Bicycle safety/lanes/trails/public education 7

Street lighting needed 3

Remove trees obstructing visibility 3

Map 1 - A - Existing Safety Concerns, illustrates graphically areas where citizens experience
unsafe conditions. Dangerous intersection and streets ofhighest concern include:

Glassman Way, because of confusing striping, excessive speeds, and conflicts between
pedestrians, bicycles, and vehicles,
Highway 89 (Washington Blvd.) and virtually all ofthe intersections along the corridor, and
Other intersections at 45" and Jefferson, Harrison at 5700 South, Madison and 40'", Adams
Avenue, and several other neighborhood street intersections.

Speed and pedestrian safety are major concerns, specifically in subdivisions and residential areas,
near schools and as children walk to school, at bus stops, and major street crossings. Multiple
forms oftraffic calming, i.e. stop signs, speed bumps, crossing guards, adding on -street parking
on 40' and cross walks were mentioned as possible solutions. Others suggested removing
parking (at Manor Care) or removing traffic lights to improve flow.

Fire safety on private properties and undeveloped properties, such as those along Burch Creek
and at the proposed South Ogden Nature Park site raise concerns about maintenance, and
question the adequacy of fire protection services in the southern areas of the city.

Transportation Recommendations
Specific recommendations targeted at some of the safety concerns voiced by residents and
stakeholders are outlined below. They are presented in the order ofpriority. The
recommendations have been developed through a safety - related priority system and have been
coordinated with a review by Utah Department ofTransportation.

Glassman Way
Glassman Way is a minor arterial road that links Highway 89 with an existing city -owned park
and with several neighborhood streets. The street was prioritized as a top issue among resident
concerns because of confusing striping, speeding, and conflicts with pedestrians, including many

1 - I
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children and young adults who frequent the park area. Recommendations for improvement
include variations on re- striping and intersection configuration for the purpose of calming traffic
and dedicating lanes for bikers.

General Redesign ofthe Street to Slow Traffic
A general plan to re- stripe and redesign the street should include an 8' parking lane, a 5'
bike lane, a 12' travel lane, a 10' -16' raised median, a 12' travel lane, a 5' bike lane, and
an 8' parking lane to the curb. This will have the effect ofnarrowing the street and
providing a more visible presence for cyclists on the roadway.

x x

Q ad
Zd J J Z

w w w w

Of

IAI if Iml

0' —1

Proposed Cross Section at Glassman Way

Pedestrian Friendly Intersection Improvements
htersection improvements, which are commonly referred to as "Bulb- Outs" or
Chokers ", should be introduced in areas with high pedestrian counts along Glassman
Way. These improvements are typically successful in slowing motorists and increasing
their awareness of pedestrians. Bulb -outs increase the ability of the motorist to see
pedestrians, and also create the obstacle of a curb around which the motorist has to steer,
causing him to slow.

Q "a , iW

star

Intersection Bulb -Out

Typical Bulb -Out at Intersection
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Glassman Park

The area of Glassman Way which is adjacent to the park should include a 5'bike lane,
11'travel lane, 11'travel lane, 5'bike lane, a median and parking and 24' of dedicated
angle parking adjacent to the park on the east side of the street (see street plan diagram).
The purpose ofthis recommendation is to separate existing street parking from busy
street traffic and to dedicate designated areas for cyclists so that motorists will become
more aware of their presence on the roadway.

w
x

w

w
x

w
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z

xx
w

Proposed Roadway Cross Section at Glassman Park
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Washington Blvd (US -89) Street Improvements
Washington Boulevard functions as a major arterial through the center of South Ogden City,
connecting the City with Ogden to the North and I -15 and other communities to the South. The
rates of travel continue to increase as South Ogden and surrounding communities grow. The
community and panel member concerns included issues with both speed and pedestrian-auto
conflict. Plans were designed that included a center planted median along US -89 to slow traffic
and beautify the corridor. However, conversations with UDOT officials indicated that a center
lane with turn pockets at grade is more acceptable in this area to separate traffic, maintain
necessary visibility, and avoid costly maintenance.

Two alternatives are illustrated in Chapter 2 — Beautification of Streets, Gateways, and
Neighborhoods on pages 2 -3 and 24. These options will be explored further during more
detailed analysis and design, which is necessary before proceeding further.

Washington Blvd. (US -89) Intersection Improvements
Adams Avenue and Harrison Boulevard do not intersect at Washington Blvd at a 90- degree
angle. Both intersections should be improved to correct the approaches from Adams and
Harrison.

Adams Avenue is programmed for numerous improvements in 2006, however it is
important to reaffirm necessary actions concerning improvement at this location. The
North and South legs ofAdams Avenue should line up at as much ofa 90- degree angle as
possible. This alignment can be accomplished by replacement of the approach to the
intersection on both sides ofthe street. The wall, which is located in the northeast
quadrant of the intersection, should be rebuilt to eliminate a right turn sight constraint.
Additionally, the small side street, which is located in the northeast quadrant, should be
closed to limit access onto Adams Avenue to avoid conflicts with traffic exiting
Washington Boulevard.

Harrison Boulevard is similar to Adams Avenue in that it is currently misaligned with
Washington Boulevard. The north and south legs ofthe intersections should be rebuilt to
bring Harrison Boulevard into Washington Boulevard at a 90- degree angle. Pedestrian
striping on at grade crossings should be enhanced wherever possible.

Sunset Drive Pedestrian Crossing Additionally, a trail enhancement should be designed
from Adams Avenue to the next intersection south, at Sunset Drive. This is recommended
in order to steer pedestrians away from the busy intersection of Adams Avenue.
Pedestrian striping should be installed to improve access at this intersection.

40th South Street Turn Pocket Improvements
40 South has become a more critical east/west connection for through travel in South Ogden
City and widening is needed at several critical intersections. Because of new development along
40 South, improvements that widen the street would require right -of -way acquisition. In order
to minimize the impacts along 40 South, the City should pursue federal funding for intersection
widening improvements. Federal funding for roadway projects takes several years to obtain.
However, the activity is justified because of safety considerations.

1 -4
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Traffic Calming Program
South Ogden should consider preparation of a traffic calming program which would include
closer study ofproblem areas and recommendations for minimizing pedestrian auto conflict. This
type of a study could include examination for all-way stop warrant signs including speed studies
and surveys in problem areas, and recommendations for traffic calming mechanisms, including
speed humps or bumps, signing, chicanes, and chokers such as those recommended for Glassman
Way.

Opinion of Probable Cost and Priorities
Priority #1 Glassman Way
A) Redesign of Street - $100,000 (approximately 2,000 feet @$50 per foot)
B) Chokers - $ 20,000 per intersections
C) Glassman Park - $30,000

Priority #3 Washington Blvd Intersection Improvements
Adams Avenue $ 100,000
Harrison Blvd $ 100,000
Sunset Ped Improvements $ 10,000

Priority #4 40 South Street Turn Pocket Improvements
40,000 per intersection up to 5 intersections = $ 200,000

Priority #5
Traffic Calming Program and All Way Stop Warrant Study $25,000

1 -5
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Chapter 2 - Beautification ofStreets, Gateways, and Neighborhoods

Existing Beautification Concerns
The Resident Survey, as well as other public comment, revealed a high concern for the visual quality and
image presented along South Ogden City streets, and within neighborhoods. The survey responses shown
below demonstrate the relative level of concern, and identify the priority areas for beautification efforts.

Area/priority
Streets, intersections, highways,
gateways, and trails

Parks and open spaces
Residential areas/residential yards
Vacant and undeveloped land
New business areastbusiness areas in general
Schools and educational facilities

Cleanup of streets, gutters, drains

Approximate No. of Comments
82

39

36

11

4

4

4

Streets, Intersections, Highways, Gateways and Trails
Clearly, beautification of the major circulation systems is the most important beautification priority of
residents. Most ofthe comments received regarding beautification efforts were general in nature and not
location specific, however, major gateways or entrances into the city, and key "image" streets like
Highway 89/Washington Boulevard were often mentioned as targets for beautification. Landscaping and
tree plantings, as well as maintenance of existing landscaped areas were the most often suggested remedy,
as was decorative street lighting and other street furniture elements. Street edges are viewed by many as
open space elements and city image - enhancing opportunities in a community with very little open space
left.

Street maintenance, and specifically the condition of curb, gutter and sidewalks, were also concerns.
Citizens felt gutters should be cleaned more frequently, and repaired when they result in poor drainage (as
along Ben Lomond, Sunset and Adams), leaving standing water in the gutters, which result in mosquito
problems, as well.

Parks and Open Spaces
Beautification ofthe existing parks and open spaces is important to residents, as is the quality of open
spaces. Quality is perceived to tie directly to maintenance (weeding, mowing, trimming), and raises
many concerns about noxious and invasive weeds that are rampant in undeveloped areas such as along
Burch Creek and the site ofthe new South Ogden Nature Park. Additional shade trees in parks are also
desired.

Better lighting was suggested as a means of improving the appearance of parks and also increasing safety
for park users. Graffiti and tagging also detract from the appearance ofparks and public buildings,
suggesting there should be more efforts to remove graffiti and other signs ofvandalism as quickly as
possible.

For some residents, the pattern ofdevelopment and the general lack of open spaces are priorities for
beautification of the city. Suggestions included requiring open space dedications in new development
areas (residential and commercial), forming partnerships with other communities such as Washington
Terrace to require cluster developments and preservation ofopen spaces, and requiring landscaping and
quality urban design elements throughout the city. Even though open spaces within adjacent
communities, high quality streetscape design, and architectural and site design standards may not
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generally be considered significant aspects of open space, they are acknowledged as being visually
important to South Ogden residents, and should be incorporated into both residential and business areas.

Residential Neighborhoods and Yards
In addition to street improvements mentioned previously (lighting, trees, street furniture, traffic calming),
routine maintenance of homes and residential yards are a priority for beautification and clean-up efforts.
Keeping yards clean and well kept, maintaining and repairing run down homes, cleaning -up vacant lots
by removing trash, junk and weeds, and enforcing existing ordinances are suggested as means of creating
greater community pride and a positive neighborhood appearance. Others suggested noise ordinances
within residential areas to improve neighborhood quality.

Summary
Map 2 -A - Existing Beautification Concerns illustrates where citizens focused their concerns for
beautification. Based on the comments received from residents regarding beautification efforts in South
Ogden, recommendations should address the following goals:

The appearance of intersections and street sides should be enhanced through landscaping and
maintenance of existing planted spaces and rights -of -way.
Key city entrances should be enhanced with landscaping measures.
New development should strengthen and supplement the beautification efforts of South
Ogden.

A higher level of maintenance ofprivate property in residential areas should be encouraged
and enforced

Vacant and underutilized lots should be maintained and cleaned up in order to not detract
from the appearance of the neighborhood.
The existing street lighting network should be expanded into residential neighborhoods and
parks.

Beautification Recommendations

Beautification efforts in South Ogden City focus on the areas identified during the public process and the
resident survey. They are ordered here according to general priority, and in many cases recommendations
include trail development, which is addressed in Chapter 3 — Parks, Recreation, Open Space and Trails.

Highway 89 Corridor
Highway 89 is the principal arterial through the City. It is operated and maintained by the Utah
Department of Transportation (UDOT), which must approve any improvements within the right -of -way.
Highway 89 is also identified in Chapter 3 as an important bicycle lane and pedestrian walkway. The
goals of beautification, pedestrian improvements, and trail development are complementary and should
occur simultaneously.

Recommendations for Highway 89 are illustrated in Map 2 -B, and in the accompanying diagrams and
graphics, which follow. Alternative improvements are possible, depending on negotiations with UDOT
regarding turn lanes, maintenance, funding, and other matters affecting highway safety and function. The
alternatives include:

Development ofa meandering8'pedestrian walkway with a 5' minimum landscaped edge
and street trees on the eastern side of the roadway. Curb and gutter could extend the length
of the roadway, with a 5' bike lane striped adjacent to the curb and gutter. The roadway
should include two lanes in each direction of travel and a center turn lane /landscaped
median. The west edge of the roadway should include new curb and gutter, a 6' wide
sidewalk separated by a 5' minimum landscaped edge containing street trees. After
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improvements are in place the roadway should appear as a unified and complete boulevard.
A representative sketch of this alternative design is shown in the following.

2 -3
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Plan and Section Illustration ofHighway 89 Corridor Enhancements, Looking North:
Landscaped Median Treatment
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A second alternative would eliminate the landscaped median, and provide for a 12' multi-
purpose bicycle and pedestrian path, probably located on just one side of the roadway. In
evaluating the roadway, it appears that the east side would better accommodate the multi-
purpose lane; however, as with all of these alternatives more detailed study is required.
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Lane Lane
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Sidewalk

Bike
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Alternative Plan and Section of Highway 89 Corridor Enhancements, Looking North.
Landscaped Street Edge Treatment

Sidewalk
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Alternative Plan and Section of Highway 89 Corridor Enhancements, Looking North.
Landscaped Street Edge Treatment
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Implementation requires cooperation and approval by UDOT. The pedestrian/bike trails and landscaping
is eligible for T -21 funding, through UDOT (See Chapter 3 section on funding options for trails.)

City Gateways
Six gateways have been identified at major intersections, particularly along Highway 89, and at other
entries into the City. As described below, the function and treatments of each should vary according to the
particular conditions and expectations of each.

Southern Gateway: Located at the intersection of US 89 and Harrison Boulevard, design enhancements
should help to develop a sense of entry and arrival in South Ogden. Broad landscape treatments such as
dominant rows of street trees and large -scale plantings are intended to inform northbound travelers that
they are entering South Ogden, while helping to defrte the wide intersections and street edges and reduce
the open, large -scale feeling of the area. Well-coordinated entry features should be part of the
improvements.

US 89/ 1050 East Gateway: This intersection should reinforce the notion that South Ogden is unique
and different from the nearby communities. Design measures should take clues from the positive
elements already in place, such as the limited rows of street trees that line the west edge of US 89, and the
presence of small wetlands and natural plant features along the east edge.

US 89/ 4000 South Gateway: Developed corner treatments on all sides will help to reinforce a positive
image of South Ogden. The existing entrance sign on the southeast corner should be merged with new
treatments on the remaining comers, and those of the adjacent roadways as well. The goal is to create a
street and intersection experience that is safe, pedestrian friendly and aesthetically pleasing.
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Sketch ofSouthern Gateway Enhancements, Looking Northwest along US 89

Plan Sketch of US8911050 East Gateway
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Sketch Plan of US8914000 South Gateway Enhancements
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Northern Gateway: Special landscape and roadside treatments should announce the northern beginning
of the community and reinforce a sense ofpedestrian- friendliness. A unified streetscape approach is
particularly important at this intersection and southward through the "urban" portion oftown.

Sketch ofNorthern Gateway Enhancements

Western Gateway: Special treatments should be introduced which demarcate South Ogden as a distinct
and desirable area, separate from the adjacent Riverdale Mall precinct. Careful streetscape and
intersection design can link this area with the "Heart of the Community" to the east, helping to "lead"
potential visitors, shoppers and passersby alike toward South Ogden.

West Riverdale Road Gateway: Create a pleasant community entrance experience through the
implementation ofa unified "Town Center" streetscape. Merge the design ofthis gateway area with
existing design expressions currently in place in Riverdale. The overall goal is to create an inviting,
pedestrian- oriented roadside experience.

Urban Roadside Enhancements

In addition to the enhancements proposed for US89 and the six gateways, additional roadside
enhancements are proposed in the "urban center" part of South Ogden. The idea is to create a unified
streetscape along Washington Boulevard, 3600 South and Riverdale Road that results in a unified urban
character that is pedestrian friendly and inviting.

2 -8
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The intent is to create a complete and unified series of "Down Center" experiences. Roadside and
intersection improvements should make the roads, associated walkways and street crossing zones safe and
inviting, particularly for pedestrians. Numerous design and implementation treatments are suggested,
including architectural facade enhancements along the street edges, parking lot screening and
improvements, improved signage treatments, and the inclusion of street trees, street lights, and a range of
street furnishings as part of an improved and unified sidewalk system.

Illustration ofPossible Street Furnishings in Urban Roadway Enhancement Areas

Street Light

2 -9
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it

4,

Illustration ofPossible Street Furnishings in Urban Roadway Enhancement Areas

4000 South Roadside Enhancements

In comparison to the roadways slated for Urban Roadside Enhancements with a bias toward creating a
more pedestrian - friendly experience, the approach along 4000 South must balance the conflicting need
for facilitating vehicular movements with the desire of creating a pedestrian- friendly experience. The
focus of enhancements along this street should therefore promote safe and pleasant pedestrian movements
and connections that are separated from the adjacent traffic. Detailed improvements should address
pedestrian crossing zones, roadside buffers and wider sidewalk linkages.

Y

Physical and Visual Buffers Along 4000 South Can Help Modify Pedestrian/Vehicular Conflicts

Old Town "Residential Neighborhood Enhancements
An older residential area is located between 3600 South and 4000 South, east ofWashington Boulevard.
Numerous improvements are suggested to help restore the dignity, desirability and safety ofthis district.

Enhancements within the street right -of -way include the implementation ofa unified street lighting
program and the programmed development ofa curb, gutter, sidewalk, and street tree program. Traffic
calming may also be appropriate in some areas. As illustrated in the following images, simple differences
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in the way the street edge is treated can result in significantly improved design and a more desirable
neighborhood setting.

Within the individual properties numerous improvements are suggested to help improve the visual and
functional appearance of the neighborhood. These include coordinated and earmarked technical assistance
and improvement programs to help clean -up the neighborhood and help remove trash; to upgrade and
improve homes in the neighborhood; and to help make the neighborhood a brighter and safer nighttime
place. This last item could be achieved through the possible implementation of a porch light installation
program as recently introduced in surrounding communities.

The preferred "Old Town" residential street style consists ofnarrow roadways with sidewalks, curbs,
gutters, park strips and street trees along both edges ofthe street
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cfficct

The Preferred Front Yard/Roadway Relationship in "Old Town" Residential Areas

General Clean -up and Regular Maintenance
Existing ordinances that deal with property clean-up and maintenance should be enforced and
strengthened, ifnecessary. Participants in the Residential Survey noted that certain properties contain
junk cars, other debris, and weeds, wherein existing ordinances have not been enforced.

Additionally, it was noted that several of the open spaces that will not be developed contain noxious
weeds. South Ogden City should implement a weed control program, working with the Weber County
Extension Agency to determine the appropriate means of control and/or eradication.

Preliminary Opinion ofProbable Cost and Priorities
The improvements discussed all have costs attached to them. For purposes of developing Capital
Improvement Budgets, an order of magnitude opinion of probable cost has been developed. Costs are
general, and are based on certain assumptions for purposes ofputting the probable costs together. Again,
for purposes of budgeting, we have included the Highway 89 Median treatments in this probable cost. As
mentioned before, these recommendations are intended to give direction to future and more in -depth
studies and designs, and should be confirmed through a detailed planning and design process.

Assumptions:
Highway 89 street edges: 4" topsoil, 2" caliper trees at 25' on center, irrigation, grading and
drainage, shrubs /sod/plantings approximately 30' wide for both sides of the road.
Highway 89 medians: 12" topsoil, 2" caliper trees at 25' on center, irrigation, bark mulch.
Gateways: 20,000 square feet per each.
Urban roadsides — park strip and 5' sidewalk, and street furnishings.
Residential street upgrades — trees and sidewalks.
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Improvement Description Length/Size Cost Total

Highway 89 Street trees, plantings, 22,5001.E 75.00 1,687,500
Street Edges sod, irrigation, soil.

walkway is included
in trails)

Highway 89 Street trees, irrigation, 12,000 Lf. 25.00 300,000
Median bark mulch.

Gateways Trees, soil, irrigation, 160,000 s.f. 5.00 800,000
shrubs /sod/plantings, 20,000 s.f
entry markers /crossing each)
improvements

Urban Roadside Street trees, irrigation, 20,000 Lf. 25.00 500,000
Enhancements sod, site furnishings, approx. 15'

paving. wide)
Residential Street Sidewalks, trees Unknown 15.00 500,000
Upgrades estimated)

Total Beautification 3,787,500
20% design & eng. 757,500

10 % contingency 378,750
TOTAL 4,923,750
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Chapter 3 - Parks, Recreation, Open Space, and Trails
The Parks, Recreation, Open Space and Trails component of the plan is divided into two sections.
The first focuses on parks, recreation, and open space, and the second focuses on bicycle and
pedestrian trails.

South Ogden City Parks, Open Spaces, and Recreation Facilities
South Ogden City is largely developed with few sites available for future parks and open spaces.
Several small neighborhood parks and mini -parks serve residents well and are heavily used. It
also includes limited open spaces along existing stream corridors and drainages, steep areas or
environmentally sensitive areas where development is restricted, and places which are undergoing
a change in land use, for example, from gravel pit to natural park. Other important open spaces
that serve recreational needs are the play fields and facilities associated with local schools. While
these are recognized for the contribution they play to the overall open space /recreation use
system, they are not specifically considered in this document. Existing parks, open spaces, and
recreation facilities are shown on Map 3 -A.

Existing Park Lands
Existing developed parks represent just over 40 acres (40.1). Except for the new facilities
planned at the Athletic Club's ten acres, the other parks are developed with different levels of
service provided.

Club Heights Park includes open play fields, a tot lot, lighted softball field, and group picnic
shelter on 7 acres.

Madison Park is an open grass field of 1.6 acres, with a small group shelter and restroom. It
is currently the only park in South Ogden that allows dogs, thus it is often used for that
purpose.

40"' Street Park is adjacent to Park View Elementary School and across the street from South
Ogden City Offices. It includes 5.4 acres and provides a softball diamond, tennis courts,
basketball courts, group picnic shelter, playground, volleyball pit, and restroom.
Friendship Park is South Ogden's largest park at 12.6 acres. It includes softball diamonds,
soccer and football fields, volleyball pit, tennis courts, and playground. A snack bar,
bleachers and scoreboards complement the sports facilities.
Meadows Park is a small park located within the Meadows Subdivision. It includes a tot lot
and basketball court.

Glassman Park is the most recently developed park (4.5) acres. It is located along Burch
Creek and currently includes an open grassy area, a paved path surrounding the park,
restrooms, and a small, accessible parking lot. Additional facilities and improvements are
planned in the future.
Ten acres adjacent to the Athletic Club are planned to develop with open grassy fields, a
trailhead to serve the nearby proposed South Ogden Nature Park, and other limited facilities.

Existing Undeveloped Areas and Natural Parks
South Ogden City includes small areas of open space that are not developable because they
include drainages /streams and/or steep slopes with development restrictions. For the most part
they have limited potential as developed parks, but are suitable for limited development such as
trails. In other cases, they are simply visual natural areas. Combined, these lands represent over
80 acres.

Burch Creek is an important stream corridor and natural drainage running from the mountains
to the east, through South Ogden City from Harrison Boulevard and west through the Ogden
Golf and Country Club. The narrow, open space corridor includes informal trails and is a
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frequently used hiking/walking place, situated between residential neighborhoods. Its
potential for developed trails and natural- appearing open spaces is highly regarded within the
community. The Burch Creek areas shown in Map 3 represent approximately 31 acres.
South Ogden Nature Park is a 39 -acre site recently dedicated to the city. It includes a small
wetland, and steep vegetated slopes. The intent is to develop the area with a trailhead and
trails, and manage it as a natural area. This area alone nearly doubles the park acreage within
South Ogden City and represents an alternative park development style.
Fox Chase open space represents a restricted development area adjacent to Highway 89 and
Fox Chase Drive. It has limited development potential, however, may be suitable for trail
development, particularly where it is adjacent to Highway 89. It includes approximately 5.4
acres.

Country Club Drive open space is another restricted- development area within an existing
residential area. It contains approximately 4.8 acres.

Using South Ogden City Parks.
According to the resident survey of2000, seventy-two (72) percent of respondents use South
Ogden City parks, and 41 percent do so more than seven times per year.

Use South Ogden Parks (percentage) How Many Times Per Year (percentage)
Yes No 1 -2 34 5-6 7 or more

72 28 21 21 26 14 41

How Parks Are Used

Ofthose who use South Ogden City parks, most are likely to engage in picnicking and
playground activity, as well as walking and sports. Others cited church activities, get-togethers,
walking their dogs (although only Madison Park still allows dogs), attending fireworks displays
during South Ogden Days or other events, and other simply enjoy the surroundings.

Activities In South Ogden City Parks Percent of Use

Picnicking 25

Playground equipment 18

Walking 17

Sports 16

Reunions 12

Physical fitness 6

Other 5

Reasons For Not Using South Ogden City Parks
The primary reason people do not use South Ogden City parks is because they cannot bring their
dogs. Several suggested considering regulations that require responsible pet ownership by
installing waste disposal facilities, and fining people who do not obey, or some other means of
providing dog access without impacting the health and safety of other users.

Other reasons are for not using city parks include:

Reasons For Not Using
Cannot take the dog.
Use other facilities/areas.

Too old.

No time.

Not safe.

Other interests.

Number of Comments

12
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Not enough facilities (seating, water fountains,
garbage cans) or in poor repair.

Too far away.
Too hard for the physically disabled

Condition and Safety in South Ogden City Parks
Maintenance of South Ogden City parks is generally considered good to excellent, certainly
above average, and the parks are perceived as generally safe. The chart below combines the
scoring for poor /fair and for good/excellent. Most categories appear to score average or above, if
the two columns are totaled. Jog/walk paths, rstrooms, and tennis courts rank below average.

Public Service/Facility Poor/Fair Average Good/Excellent
Maintenance 24 63 112

Public safety 31 52 90

Picnic areas 28 72 85

Playground equipment 37 62 75

Sports fields 33 58 67

Tennis courts 44 64 43

Restrooms 69 60 33

Jog/walk paths 88 30 24

Allocating Additional Resources ForParks
Respondents were asked how they wish to allocate additional resources for parks. For the most
part, they would allocate more resources to facilities in existing parks (picnic areas, pavilions,
sports fields, tennis courts, parking spaces, etc.), and they would like to see existing parks
maintained so that they are safe and free ofvandalism. They would also like to see programs and
special activities expanded for children, teens, and adults.

Acquisition of land for new parks and green spaces, and making connection between parks is
important, as is preservation of open spaces and beautifying parks with gardens, trees, and other
landscaping. Other specific desired elements and park functions are shown in the chart below.

Facilities/Programs No. of Comments

Playground/sports equipment/facilities 41

Mamtenance/vandalism/safety 35

Programs/activities 22

New parl&green spaces 16

Trailsflrail connections to packs. 15

Purchase /preserve open space 9

Landscaping /beautification/trees/gardens 9

Restrooms (keep them open) 6

Create a dog park/trails 5

Outdoor complex/amphitheater 4

Swimming pool 4

Natural parks ala Burch Creek 3

Skatepark/special place for street boys 3

Informing people about parks/activities/events. 2

Concessions (food) 1

Analysis ofPark and Open Space Need
The analysis of park and open space land addresses population, not facilities, activities or
programs. But in order to provide for facilities, activities and programs, a variety ofpark types
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are needed. To determine how much parkland is needed in a community, it is useful to have
some guidance on which to judge and evaluate. The National Recreation and Park Association
NRPA) has established such guidance. NRPA is careful to remind planners that national
guidelines represent an ideal based on information gathered from may communities and
generalized. In real fact, communities vary in location, size, climate, configuration, geography,
culture, socio - economics, demographics, and in many other ways that will affect park needs and
demands. For that reason, specific community generated information like that provide by the
Resident Survey and public meetings is valuable. It permits the analysis to more accurately
reflect community values and desires.

As mentioned previously, the total land devoted to parks in South Ogden is approximately 40
acres. The total land devoted to open spaces or undeveloped -style parks is approximately 80
acres, for a total of 120 acres. NRPA recommends the population ratio method (acres of park
land per 1,000 persons) modified to accommodate local preferences. NRPA further recommends
that a total park system should represent a minimum of6.25 to 10.5 acres of developed park and
open space land per 1000 population.

The chart below indicates the total year 2000 population, the projected 2020 population, and the
total existing acres ofpark and open space land. It also compares NRPA low guidelines, NRPA
high guidelines, and actual park acres per 1,000 population in South Ogden City. Currently,
South Ogden City residents enjoy 8 acres ofparkland for each 1,000 persons, which is almost
mid -way between the low and high guideline. In the year 2020, assuming that no new land is
acquired, population will increase to 21,500 persons and the actual park acres per 1,000 persons
will slip to below the NRPA low standard.

To put this into perspective, several issues need to be considered, such as South Ogden's
proximity to abundant natural resources and nearby recreation areas and facilities, its relatively
developed character with little remaining potential park land, the community - expressed desire for
more park land, and recent acquisitions. The nearly 40 acres at the South Ogden Nature Park,
and the addition of 10 acres of publicly accessible parkland at the Athletic Club represents a 125
percent increase — more than twice as much as previously available. This increase alone accounts
for the favorable population/acres ratio based on current population.

Recommended Additional Parks and Open Spaces
As build - out occurs within the existing boundaries of the community, it will be necessary to set
aside or acquire 52 acres of park land and open space in order to maintain the current status of 8
acres per 1,000 persons. As a means of justifying a Park and Open Space Standard for South
Ogden City, it is recommended that, at a minimum, the status quo be maintained if at all possible.

The 1997 Policy Plan recommends two additional parks — one in the southwest that has already
occurred with the acquisition of 39 acres for the South Ogden Nature Park, and another small
park along the Burch Creek drainage which is included in the open space calculation. It further
recommends acquisition of the private recreation area, Golf City ( approximately 19 acres), when
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Total Park & Acres/1000 NRPA NRPA

Year Population Open Space Ac. Population 6.25acI1000 10.5ac/1000

2000 15000 120 8.00 93.75 157.50

2020 21500 120 5.58 134.40 225.75

To put this into perspective, several issues need to be considered, such as South Ogden's
proximity to abundant natural resources and nearby recreation areas and facilities, its relatively
developed character with little remaining potential park land, the community - expressed desire for

more park land, and recent acquisitions. The nearly 40 acres at the South Ogden Nature Park,
and the addition of 10 acres of publicly accessible parkland at the Athletic Club represents a 125

percent increase — more than twice as much as previously available. This increase alone accounts
for the favorable population/acres ratio based on current population.

Recommended Additional Parks and Open Spaces
As build - out occurs within the existing boundaries of the community, it will be necessary to set

aside or acquire 52 acres of park land and open space in order to maintain the current status of 8
acres per 1,000 persons. As a means of justifying a Park and Open Space Standard for South

Ogden City, it is recommended that, at a minimum, the status quo be maintained if at all possible.

The 1997 Policy Plan recommends two additional parks — one in the southwest that has already
occurred with the acquisition of 39 acres for the South Ogden Nature Park, and another small

park along the Burch Creek drainage which is included in the open space calculation. It further
recommends acquisition of the private recreation area, Golf City ( approximately 19 acres), when
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it becomes available, by acquiring a right of first refusal as soon as possible. To meet the need at
build -out in 2020, 33 additional acres will be needed (assuming that Golf City is acquired).

The only possible site identified is the old turkey farm at approximately 5000 South and Harrison
Blvd. (approximately 6 acres). The other 23 acres needed may become available through a
partnership with Washington Terrace. As the southern part ofthat community develops, it is in
South Ogden's interests to cooperate in the development of a neighborhood park ranging between
20 and 40 acres in size. Additionally, if through annexation, the city grows in physical size,
additional parks and open space should be developed at the recommended 8 acres per 1,000
population. New parks and open spaces should represent a range of opportunities from developed
to natural, and should include areas where dogs and their owners are welcome.

South Ogden Recreation Programs and Facilities

Existing Recreation Programs and Facilities
Recreation programs and facilities often represent a great deal of diversity. They may include
sports programs and facilities, recreation/community centers, public swimming pools, senior
citizen centers, cultural centers for visual and performing arts, and other public services that
enhance the quality of community life. Currently, South Ogden does not have facilities for
cultural/arts programs and events, a recreation/community center, or skate park within its
boundaries.

Sports Programs: South Ogden City Recreation Department offers several sports programs for
children and youth (usually kindergarten through grade 9), and very limited programs in which
adults may participate (tennis and Kempo karate). Current programs include:

T -Ball and Co -Ed Coach Pitched baseball for the boys and girls kindergarten through
grade 2.
Boys baseball for grades 3 through 9, as well as competitive baseball for teams 10
years old and under and 10 -12 years.
Girls softball for grades 3 through 9.
Tennis lessons for all ages.
Tackle football for ages 8 through 12.
Boys basketball for grades 5 through 9.
Girls basketball for grades 5 through 9.
Competitive boys basketball for grades 5 through 9.
Co-ed basketball for kindergarten through grade 4.
Kempo karate for all ages.

Group Picnic Shelter (Bowery) Rentals: South Ogden Recreation Department is also
responsible for scheduling and rental ofgroup picnic shelters in all parks. Costs range from
55.00 to $75.00, which includes a $25.00 refundable cleaning fee.

Senior Citizen Center: This city - funded center offers numerous programs and services to senior
citizens, including arts and crafts classes (leather, ceramics and porcelain, oil and water color
painting, quilting, and woodcarving), health services (blood pressure clinics, foot clinic, Tai chi,
and massage therapy), social activities (cards, bingo, sing - along), and it serves daily lunch meals.
Approximately 50 -60 senior citizens participate on a daily basis.
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Other Recreation Opportunities: These are programs and facilities that are either privately
owned or are provided in adjacent communities.

Weber State College (WSC) provides for numerous opportunities for cultural activities.
WSU also contains an ice rink and swimming pool open to the public, and several individuals
indicated that it was not necessary to provide duplicate services within South Ogden City.
Golf City (a private facility) offers miniature golf and a par 3, 9 -hole course.
Ogden Golf and Country Club is a private club with 18 hole golf course and clubhouse.
Athletic Club is a fitness center, which is developing a 10 acre outdoor lawn area which will
be available to the general public and will ultimately connect to the South Ogden Natural
Area..

Local schools provide play fields, playgrounds, open space, and sports facilities which are
available to the public and which are used for recreation programs.

Meeting Recreation Needs.
Residents of South Ogden City indicate that their recreation needs are met first by public lands
27 percent), followed by commercial facilities (22 percent) and church (19 percent). Asa
second choice, recreation needs are met by public lands (24 percent), followed by cultural
programs (19 percent) and commercial facilities (18 percent). Mentioned in third place are city
park and recreation programs (23 percent), followed by cultural programs (20 percent) and
commercial facilities (19 percent).

South Ogden City residents appear to rely on the easily accessed public lands for many oftheir
recreation opportunities. In an area with State Parks, National Parks, ski resorts and other natural
lands in close proximity to urban areas, it is expected that they would play a major role in
meeting recreation needs. Residents also rely on commercial facilities such as golf courses and
spas, as well as cultural programs and facilities. All ofthese facilities probably are not found
within the boundaries of South Ogden City, yet they are available within convenient travel
distances. Others responded that their needs are met by walling, biking and trails.

Those who felt their recreation needs are not being met indicate that both cultural programs and
facilities, and church are most often not meeting their needs (both with 25 percent), followed by
public lands and park and recreation programs (both with 15 percent). Those who responded with
written comments noted the lack ofpark areas available for pet owner, and mentioned handicap
accessible recreation as a concern.

Favorite Activities ForIndividuals and Families

Walking/jogging is the most favorite activity for both individuals and families, which coroborates
the high percent of respondents who favored spending additional resources on an expanded trail
system (63 percent). Hiking ranked high, second for individuals and tied for fourth for families,
again supporting the apparent need for more trails within South Ogden City, and presumably
connecting to adjacent facilities. Trails are addressed separately and in much greater detail later
in this document.

Picnicking also scored high for both groups, fourth and second respectively, which seems to
reflect the equally high priority for additional resources — acquisition ofpark lands (63 percent),
and may also account for the relatively high number ofpeople who find their recreation needs are
being met on public lands. A combination ofboth is probably occurring-
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Favorite Five For Individuals

Number of Responses)
Walking/jogging 149

Hiking 76

Gardening 62

Picnicking* 57

Exercise /aerobics* 57

Golf 56

Indicates a tie.

Favorite Five For Families

Number of responses)

Percent of Total

Walking/jogging 94

Picnicking 92

Swimming 75

Performing arts* 52

Hiking* 52

Bicycling 47

In the second tier of favorite activities, swimming and performing arts rank highly for individuals,
and also rank in the first five for families. As discussed earlier, on the subject ofpriorities for
additional spending, a swimming pool received approximately equal support (definitely /probably)
and non - support (probably/definitely not). Senior citizen programs also scored highly for both
individuals and families. Other second -tier ranked activities include nature study and visual arts
for individuals, and sledding, nature study, basketball and skiing for families.

Next Favorite Five For Individuals

Number of Responses)

Percent of Total

Swimming 50

Performing arts 48

Senior citizen programs 46
Nature study 44

Visual arts 41

Next Favorite Five For Families

Number of responses)

Percent of Total

Sledding 44

Senior citizen programs 42
Nature study 35

Basketball 33

Skiing 30

Where To Expand Programs.
Respondents seem to favor adult recreation programs and exercise /fitness programs as a high
priority for expanded programs. Senior citizen programs and cultural programs follow in priority.
Although there is clearly a difference in the actual number of responses for each possible
expanded program option, when the percent of responses is calculated, the range ofdifference is
relatively small, although activities and programs for adults favored over youth - oriented activities
and programs.

Expanded Activity Option No. of Responses Percent of Total

Responses
Adult recreation/activities/sports 121 13

Exercise/fitness 116 12.5

Senior citizen programs 109 12

Cultural programs 110 12

Adult education programs 104 11

Youth recreation 102 11

Special events 91 10

Youth education programs 79 9

After school programs 77 8.5

Other (4 of these mentioned a library) 8 1

Number of children played a strong role in determining how people might vote. Of those who did
not favor a recreation center, 147 of them do not have children compared to only 15 who do have
children. People with children (141 responses) approve a recreation center most strongly even
with a tax increase, though here even people with no children responded favorably (89
responses).
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Allocating Additional Resources For Recreation.
Responses to this question generally follow along the same priorities and themes as the questions
relating to favorite activities for individuals and families, i.e. trails and parks. However, they
were more likely to mention activities and facilities for children and youth, specifically
swimming pools, rollerblade areas, youth education programs, and affordable youth programs
where scholarships might be available for those who cannot afford uniforms. Individuals
mentioned creating a dog park; creating a multi-use recreation facility and library were also
mentioned.

Recreation Center: In April of 2000, the South Ogden City Recreation Department sponsored a
survey specifically targeted at the need for a Recreation Center. Forty -six percent of respondents
favored a recreation center, even if it required additional taxes. Another ten percent also favored
a recreation center, but not with a tax increase. Combined, 56 percent expressed a need for a
recreation center, while 32 percent responded negatively.

Skate Park: While there was not overwhelming support for a skate park in the Resident Survey,
it was mentioned several times and continues to come up in informal meetings, and instances of
skate boarders using sloped city streets as informal ramps were also identified. The apparent
lack of support for a developed skateboard park may be consequence ofadults answering the
survey, rather than youth. If a skate park is developed, Madison Park was identified as a
possible location, because it is within walking distance for many neighborhoods and is centrally
located.

Youth Recreation Programs: Programs that provide constructive and safe recreation activity
for children and youth will continue to be needed. As new parks and facilities are developed, a
high priority should be placed on after school programs, sports and educational programs, as well
as arts and cultural programs. Achieving some ofthe other facility goals such as a recreation
center will go a long way in serving these needs, as well as many others.

Adult recreation and Education Programs: These include programs for senior citizens as well.
The need for such programs will continue to grow as South Ogden City's population ages. Few
adult recreation and sports programs are currently available. At a later date, a detailed more
specific survey targeted directly at adult programs will assist in dete exactly the kinds of
programs needed. A period of experimentation may also be needed in order to understand what is
attractive to this population and how they can best be served. Again, having a place in which to
conduct these activities, such as a recreation/community center will continue to be desired.

Universal Accessibility: Though specific programs and services for the physically and
developmentally challenged population were mentioned only slightly in the survey results, the
community has a responsibility to provide access to programs and facilities whenever possible.
Universal accessibility extends beyond the physical conditions ofthe people served to include
low- income populations, those on fixed incomes, and others who may be restricted access
because of financial resource. Accessibility is an overriding concern that should be taken into
consideration in the design and construction of facilities, and in the planning and organizing of
sports and cultural events.

Recommended Emphasis ForParks, Recreation and Open Space Goals and Policies.
Based on the information presented above, the focus ofpolicy and implementation
recommendations should be on the following.

Maintain a South Ogden City Park Standard at 8 acres per 1000 population, which
represents the current status.
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Provide a range ofpark opportunities including developed and natural.
Identify and acquire as much undeveloped and potential park space as possible,
particularly the Turkey Farm property on Harrison Boulevard, to assure meeting the
standard in the future.

Obtain a right -of -fast- refusal on the Golf City property to continue public value in
the open space and recreation facility.
Consider partnerships with adjacent communities such as Washington Terrace, and
Weber County, in identifying future park space where South Ogden residents will be
assured access.

Require dedication ofparkland, or payment in -kind, in any new commercial and
residential areas.

Preserve the existing undeveloped open spaces, particularly Burch Creek, and
incorporate them into a managed plan that addresses long-term maintenance, removal
of weeds, and fire control.

Provide for dogs in parks by requiring responsible pet ownership and providing
suitable places for off -leash dog activities. A trial or pilot program should be
developed.
Expand the range of recreation programs provided to include more adult programs
and activities.

Investigate a suitable site for a Recreation/Community Center which includes space
for adult programs and activities, a broader range of activities including fitness and
exercise, a swimming pool, skate park/rollerblade park, and other community
recreation needs.

Potential Funding Sources
Funding parks and recreation project is the most challenging aspect ofthe plan. A great deal of
the feasibility of funding is the willingness of taxpayers to influence the allocation oftax monies
toward that kind ofpriority. As noted in the introduction to this Element, South Ogden City, like
many others along the Wasatch Front are reluctant to support projects that require additional
taxation. Rather, their preference is for the use of user fees, private sources, or a combination of
fees and private sources.

Private and Public Partnerships: The Parks and Recreation Department, along with a
cooperating private developer, may team -up to provide services to the public that are also
attractive to an entrepreneur. These kinds ofpartnerships can be effective funding methods for
special use sports facilities like a baseball complex, or perhaps a recreation center; however, they
are generally not feasible when the objective is to develop a neighborhood park with playgrounds,
play fields, and other recreational opportunities that are generally free to the public. A recreation
center or swimming complex are potentially attractive to a private /public partnership.

Private Fundraising: While not addressed as a specific strategy for all recreation projects, it is
not uncommon for public monies to be leveraged with private donation. Examples along the
Wasatch Front include the Sorenson Recreation Center in Glendale (Salt Lake City) and the
Steiner Aquatic Center. Private funds will not likely be attracted to high - profile facilities such as
a swimming complex or cultural facility.

Joint Development: Joint development opportunities may also occur between municipalities and
among agencies or departments within a municipality. Many communities are developing skate
parks, for instance, through agreements between municipal and county recreation departments.
There may be other opportunities as well, which should be explored whenever possible in order to
maximize recreation opportunities and minimize costs.
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A potential opportunity has already been mentioned between South Ogden City and Washington
Terrace, where the joint development of a neighborhood or community park could serve both
communities. Power corridors and rights -of -way are also opportunities, as are undevelopable
areas that can serve as public open space without extensive development. In order to make these
opportunities reality, there must be on -going communication between interest groups,
governments, business interests, and others.

Development Exactions: Development exactions are a means of requiring, as a condition of
approval, a builder or developer to give something to the City for the development ofpublic
facilities. Exactions can range from impact fees to land dedications for public purposes.

Impact fees are especially useful in areas of rapid growth, which may not be the case for South
Ogden, unless substantial undeveloped areas were annexed. Their purpose is to require new
development to pay its pro rata fair share ofthe costs ofproviding services. Impact fees cannot
be used to fund development of facilities that represent a current deficit; however, the 52 acres
needed to maintain the standard of 8 acres of recreation land per 1000 population in the year 2020
can be partially funded by new growth. Recent legislation clearly spells out that park and
Recreation Impact Fees are legal.

The dedication of land for parks has long been an accepted development exaction and is another
valuable tool for implementing park development. South Ogden City is already using this tool in
new development areas, and should continue to do so.

City Funding — General Fund or Bonding: The City can fund parks directly from its general
fund or can bond for park development and spread the cost over many years. Repayment ofthe
bonds comes from general city revenue sources such as property or sales tax. Bonding associated
with plan implementation should be kept as low as possible; however, for large developments
such as a recreation center or swimming complex, or swimming/water park complex, bonding is
likely to be the best option.

Preliminary Parks andRecreation Facility Opinion ofProbable Cost andPriorities
The facilities /actions described in the following chart represent an approximate cost of
4,223,160 in 2001 dollars. No inflation has been factored -in. Ofcourse, planning for park and
recreation development assumes that the facilities will be built, developed, or acquired overtime.
It also assumes that multiple acquisition and development strategies are employed such as joint
development, and other options.

It is important to note that lands available for park development are becoming increasingly scarse.
To assure the ability of the City to secure lands means that a fairly aggressive acquisition process
needs to be established for the key parcels. Actions and facilities included in the cost chart are
organized by priority.

In the approximately fanding/budgeting chart below several assumptions have been made.

The cost of raw land is $20,000 per acre (based on averaged costs in the general area,
provided by Mansell & Associates).
The cost ofpark development is calculated at $1.20 per square foot for lawn, trees, irrigation,
picnic facilities, playground, parking, etc. It does not include large sports facilities, intense
development, complexes or centers.
Washington Terrace and South Ogden City would share land and development costs equally-
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A recreation center /swimming complex/skate park would be developed through bonding with
full costs born by South Ogden City.
Costs are approximate and are expressed for year 2001.

Facility /Action Description Approximate Approximate Total Cost

187

Land Cost Development Cost

125

Neighborhood Park — Turkey Farm 120,000 552,720 672,720
Property — 6 acres approximately.

57 82

Other

Development of recreation 100,000 2,000,000 2,100,000
center /swimming complex/skate park
assume 5 acre site).
Neighborhood Park — Washington 200,000 552,720 752,720
Terrace Joint Development and
Banding — 20 acres.
Improvements to South Ogden 0.00 250,000 250,000
Natural Park (trail head, trails, picnic
facilities = 5% developed).
In -fill park development — 0.00 552,270 552,720
development exactions —10 acres
est.)
Total 420,000 3,908,160 4,328,160

South Ogden Trails
South Ogden City does not currently have a pedestrian/bike trail system. A limited number of
informal trails are being used, and one bicycle lane on Glassman Way is stripped. But a
connected, planned system is not available to residents. In the Resident Survey of 2000, 63
percent of residents responded that additional money should be spent on trails, and
walking/jogging was ranked as the number one activity for both families and individuals. As
illustrated in the following findings of the 2000 Resident Survey, residents of South Ogden City
value walking/jogging and bicycling trails /paths very highly.

The Most Needed and Desired Trails.

Walking trails are the most needed and desired type of trail, which again corroborates the results
of favorite activities. Bicycling for both recreation and commuting rank second and third
followed by rollerblade trails and other. Those who responded in the "other" category mentioned
dog friendly trails (6), skateboarding (4), and ATV trails as additional needs.

Trail Types Need More Do Not Need More

Walling 187 43

Bicycling (recreational) 125 57

Bicycling (commuter) 67 58

Rollerblade 57 82

Other 15 2

Citizen groups in South Ogden City and Weber County, and trails advocates have, in the past,
recommended a variety oftrails that connect to other trail systems. Ogden City and Weber
County have both developed, and are currently developing, trail systems and trail heads along the
Bonneville Shoreline Trail and the Ogden and Weber Rivers. Previously proposed South Ogden
City's trails make connections between the mountains on the east and the river on the west, and
have identified opportunities through town connecting north and south. Map 3 -B Existing and
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Proposed Trails is an assemblage oftrails that combine recommendations from the Weber County
Trails Committee, the Stakeholder Committee, and other trails interests.

Trails Classifications
A trails network in South Ogden City can provide linkages between recreation opportunities, as
well as other destinations. A variety of bicycle /pedestrian trails are possible including:

Class I — Bike Path: a pathway separated from traffic, generally a hard surface either
concrete or asphalt or other.
Class II — Bike Lane: a striped land adjacent to the curb on a roadway, for use by
bicycles only, tends to be more for commuting than recreation.
Class III — Bike Route: an existing street that is signed for on- street bicycle use, used
to access local facilities, also tends to be more for commuting than for recreation.
Multi -use Trail: similar in form and usage as a class I Bike Path.
Walking/Jogging Trail: primarily for pedestrians, may be constructed of crushed
stone, wood chips, or other unconsolidated materials, or hard surface.

Proposed Trails
The recommended trails described below represent approximately 19 miles, which includes those
shown in the chart below. A muki -use trail is proposed only for the portion passing through the
new McKay Dee Hospital site. Each trail section is described following the chart and is shown
in Map 4.

Trail Type Miles

Class I Bike Paths 0.75

Class 11 Bike Lanes 10.00

Class R Bike Routes 1.60

Pedestrian Paths/Sidewalks 6.80

Total Approximate 19.15

Highway 89 Corridor: A Class 11 Bike Lane trail, stripped adjacent to the curb within an
existing roadway, should be developed along the length ofHighway 89, along with a 6 -8' wide
sidewalk to accommodate pedestrians. Preliminary investigation suggests that the east side is
better suited for a majority ofthe length, which is approximately 4.25 miles in length from the
southern boundary through to the northern boundary of the City. Where public property or
restricted development properties exist adjacent to the roadway (i.e. Fox Chase open space), they
should be utilized as well to create a meandering sidewalk configuration along the roadway.

Harrison Boulevard Corridor: A similar situation occurs along Harrison Boulevard, where a
class U Bike Lane and separate pedestrian walkways should be developed.

Glassman Way/McKay Dee Corridor: The existing striped Class II - Bike Lane is dangerous
and needs to be reconfigured when the street is reconfigured. There is room within the existing
right -of -way to accommodate vehicular traffic, a bike lane, a separated median, and angle parking
adjacent to the park. The class II lane is just over .75 mile. Where the roadway ends at the
McKay Dee Hospital site, an opportunity exists to develop an off -road Class I — Bike Path and
multipurpose trail along the western boundary ofthe hospital site. The Class I path is also
approximately .75 mile in length, making the connection to 40 Street on the north, and possibly
extending into Ogden City along Jackson Street_ It is critical that implementation of this path
through the hospital property be negotiated as soon as possible, to avoid possible site plan
conflicts.
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Burch Creek Pedestrian Trail: Ideally, a pedestrian path should be developed along Burch
Creek between Harrison Boulevard on the east and through the Ogden Golf and Country Club on
the northwest to connect to Highway 89. However, it may not be possible to make connections
because public property is very narrow and steep. As an alternative, the path should extend from
both ends and go as far as possible along the creek corridor. In some areas the path can be
completely separated from vehicular traffic and would a soft surface material, and in some cases
it will need to follow street sidewalks. The entire length ofthe pedestrian trail is just over 1.75
miles.

Adams Avenue Class U Bike Lane: A Class II Bike Lane is proposed along Adams Avenue
extending south from 40 Street to connect to the Adams Toll Road alignment, where it would
later swing east past a proposed park site in Washington Terrace, through residential streets in
South Ogden, and then southwest to connect to a planned river -side multipurpose trail.
Completion ofthis trail will require cooperation between South Ogden, Weber County, and
Washington Terrace.

Its length along Adams Avenue north ofHighway 89 and within South Ogden City is
approximately 1.3 miles. South of Highway 89, there is the potential to develop the trail as a
Class I Bike Path/Multipurpose trail of approximately 12' in width for another 2.5 miles
approximately. A short section within South Ogden City may need to transition back into a Class
II lane along residential streets, but ifplanned now, a separated path will be possible in the future.

40P and 36'" Streets Class II Bike Lanes and Class III Routes: 4& Street is a heavily traveled
east/west connector that passes through residential neighborhoods. It is currently narrow and can
accommodate only a Class III bike route; however, if this roadway is improved and widened in
the future, a Class 11 lane may be possible. Ideally, this roadway should accommodate bicycle
traffic on the roadway, and a separate sidewalk system be maintained and enhanced for
pedestrians. A similar situation occurs on 36 Street.

Other Connections: These include short segments to connect to larger systems. Approximately
25 mile from Burch Creek northeast to conned to the Weber County Hens Canyon Trail; and
approximately .25 mile through the Yorkshire Subdivision.

Recommended Trails Goals and Policies.

Based on the information presented above, the focus ofpolicy and implementation
recommendations should be on the following.

Identify and appoint a representative to the Weber County Trails Committee and/or other
regional trails advocates and planning groups.
Work with UDOT and its design process to develop a Class II Bike Lane within the existing
travel way, and a pedestrian walkway within the right -if -way. The Class II Bike Lane will
serve commuters primarily, and is justified as a means of reducing congestion and air
pollution.
Work with the Adams Toll Road owners toward completing a Class I Bike Path along the
corridor, ultimately connecting to the trails along the Weber River.
Complete a trail alignment study for Burch Creek to determine the possibility of a complete
through trail, and its location.
Work with adjacent communities and Weber County in making trails connections within
South Ogden City that meet regional and city- specific needs, particularly in making
connection to the Bonneville Shoreline Trail system and the Ogden/Weber River trail system.
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Potential Funding Sources
Funding sources for trails development come from many sources, including local, state, federal,
and private sources.

Federal Funding: Federal funding through T -21 may provide the majority of outside funding.
The Surface Transportation Program (STP) and T -21 could provide excellent funding,
particularly for bicycle paths and lanes, and pedestrian systems that serve commuter needs, as
well as recreational needs. Additional federal funding may be obtained through the National
Recreational Trails fund, Section 402 (Safety) funds.

These funds are in high demand and many communities have successfully completed trails
programs utilizing them. Application for these funds is made through UDOT who administers
the statewide program.

State Resources: The Utah State Division of Parks and Recreation has two funding programs for
trails: The Non - motorized Trails Program and the Riverway Enhancement Program. The former
provides funds for signing, trails and rights -of -way. The latter provides funding for projects
along rivers and streams. The maximum contribution is 50 percent, requiring a local match by
the sponsoring jurisdiction.

These funds, too, are in high demand. Applications are approved by the Utah Recreation Trails
Advisory Council. Applications are mailed to mayors in mid - March, completed applications are
due by May 1. Awards are made in mid- October.

Local Resources: Local resources for trails development maybe derived from property taxes,
impact fees, special improvement districts, and bonding. Although these funding sources are an
option, the Resident Survey results indicate that few residents (about 2 percent) would favor
increased taxes to pay for such facilities. However, a large scale trails development project,
coupled with other recreational program developments, may be funded through bonding and may
be an acceptable option if residents understand the benefits and the potential to do more in a
quicker time frame.

Private Resources and Cooperative Agreements: Several other private -public partnership, and
agency partnership opportunities also exist. They may include:

Adopt- atrad, where service organizations and/or citizen groups either raise funds or
constructs a specific facility within in -kind services. Trails maintenance is often also
accomplished through this method.
Corporate sponsorships, whereby South Ogden City and local businesses or large
corporations may fund a particular trail segment, similar to the adopt -atrail program.
Cooperative agreements between communities and other jurisdictions to establish
inter -city connections, and to facilitate particularly east west trails between the river
and the foothills.

Preliminary Trails Opinion ofProbable Cost andPriorities
The proposed trail system illustrated on Map 3 -B obviously has costs attached. The costs shown
below assume that there is no expenditure for land costs, and should be considered "ball park"
costs for budget purposes. Costs for Class 11 Bike Lanes assume that the land can be
accommodated within the existing paved area. Actual costs will be determined through
feasibility studies, alignment studies, and design. Trail development costs are listed in order of
priority for development.
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Trail Type Length Cost/Lin.Foot Total

Glassman Way/McKay Glassman-Class 11 Bike 4 000 11 (75 mi). 1.00 4,000
Dee Hospital Corridor Lane

McKay Dee — Class I 4 000 11 20.00 80.000

Bike Pa"ulti- Purpose asphalt) 84,000
Highway 89 Corridor Class II Bike Lane 22,500 Lf (4.25 mi). 1.00 22,500

Pedestrian Walkway 225001.£ 12.00 270,000

concrete) 292,500
Burch Creek Pedestrian Trail 9 2501.E (1.75 mi.) 5.00 46,250

soft - surface)
Adams' Avenue Class II Bike Lane 7,000 If (1.3 mi.) 1.00 7,000

Class I Bike Path(Multi- 13,2001.£ (2.5 mi.) 20.00 264.000

purpose Trail asphalt) 271,000
Harrison Boulevard Class II Bike Lane 7,000 11 (1.3 mi.) 1.00 7,000

Pedestrian Walkway 7,000 l.f. 12.00 77,000

concrete) 84,000
4e and 36 Streets Class II Bike Lane 5280 Lf. (1.0 mi.) 1.00 5,280

Class III Bike Route 9000 Lf. (1.7 mi.) 500(10 500

signs) 5.780
Burch Creek & Class II Bike Lane 26401.£ (.5 mi.) 1.00 2,640.
Yorkshire Subdivision

Connections

Total Trails 786,170
20 % design and en 157,234
10% contingency 78,179
TOTAL 1,021,583
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Executive Summary 
 
Chapter 1: Introduction & Background 
South Ogden City is a community approaching build-out. The community is largely surrounded 
by its municipal neighbors with few parcels of vacant land available to create new places and 
neighborhoods. Recent attempts to develop or redevelop underutilized properties, particularly in 
the downtown area, have resulted in less than stellar results making it necessary to make 
adjustments to the current General Plan.  
 
This General Plan update is meant to identify a vision for the future of South Ogden that is in 
sync with the values of residents and which will provide a guide for city implementation 
strategies and approaches to planning.  Three components of the General Plan were selected to 
be updated at this time in order to respond to these pressing issues: Land Use, Transportation, 
and Market/Economic Conditions. 
 
Demographic information for the City is essential to updating these components of the General 
Plan.  Some of the key demographic characteristics for South Ogden are:  
 

• South Ogden has a slower-than-average growth rate which correlates with the City 
having little vacant land available for new development.   

• South Ogden is in the mid-range city size in the County and is projected to remain so. 
Cities surrounding South Ogden are also nearing buildout (e.g. Washington Terrace 
and Ogden) and also have relative low growth rates. 

• During 2001 to 2006, the City issued more multi-family building permits than any 
other area in Weber County  

• South Ogden has the oldest median age in Weber County and in the northern portion 
of Davis County.   

 
 
Chapter 2: Land Use & Neighborhood Design 
Open space in South Ogden is in short supply and is mostly found along Burch Creek or on 
steep, unbuildable slopes.  An estimation of vacant or undeveloped land today falls at 
approximately 9% (city and privately owned) with a significant portion of that land being not 
developable due to steep slopes and other difficult site conditions.  With such a small percentage 
of developable land, land use issues focus less on new development and more upon 
redevelopment.      
 
Development and redevelopment in established areas requires sensitivity and attention to 
detail at the neighborhood level.  Redevelopment in such areas will need to be undertaken 
creatively and carefully in order to maintain the integrity and feeling of safety within existing 
neighborhoods.   
 
Physical connections between neighborhoods and to nearby destinations should be 
strengthened by, in part, providing a system of urban street trails for safe and walkable and 
bikable movement through neighborhoods and  across major roads which dissect the city.  
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Community gathering places contribute to the overall cohesion of community, yet land within 
the City for such enterprises is hard to come by.  Locating potential sites and opportunities for 
community-gathering should be actively pursued, as should potential partnerships with public 
and private entities and neighboring municipalities to create opportunities.  
 
An attractive and identifiable city center should be developed in the area between 36th and 
40th Street that clearly distinguishes South Ogden from neighboring municipalities as well as 
creates a unique destination within the city. Civic and streetscape improvements should also be 
visually unified and coordinated in order to achieve such distinction.  
 
Three neighborhood design concepts reflect the desire of the City to continue to ensure that 
residents are proud of their community and neighborhoods, and that visitors want to stop and 
visit as they pass through the community. The following development and/or redevelopment 
ideas are more specifically detailed within the Land Use and Neighborhood Design chapter:  
 

• Develop the east and west sides of Washington Boulevard between 36th and 42nd 
Streets into a discernable and attractive downtown for South Ogden  

• Encourage a major transformation of Washington Boulevard into an urban setting that 
establishes the sense of downtown to motorists and passersby 

• Develop a special place within the existing downtown area where residents of South 
Ogden can gather for community events  

• Encourage existing residents to remain downtown and new residents to locate in 
residential areas between 36th and 40th South  

• Maintain stable areas by continuing the existing scale and feel of the surrounding 
residential blocks  

• Facilitate new development and encourage new investment through allowing uses in 
the core to redevelop in creative, mixed-residential ways 

• Facilitate good, non-conflicting transition between commercial and residential uses 
• Clearly designate and signify routes which connect residents to other neighborhoods 

and important places within the city and adjacent to it 
• Improve neighborhood destinations throughout the community 

 
 
Chapter 3: Socio-Economics  
The socio-economic element of the General Plan is based on an analysis of the demographic 
characteristics of the community, revenue analysis, sales analysis, infrastructure analysis, 
evaluation of potential RDA areas, and funding options for implementation of the goals and 
objectives of this plan.  Such analyses demonstrate that: 
 

• South Ogden has a fairly strong economic tax base, with its primary emphasis on 
regional retail that attracts shoppers from many neighboring communities along major 
transportation routes, such as Highway 89 (Washington Blvd.), Riverdale Road and 
Harrison Blvd.   

• While retail development has occurred primarily at the north end of the City between 
Washington Blvd. and Riverdale Road, there has recently been some 
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neighborhood/community-scale retail development at the south end of the City as 
well.   

• Retail development has occurred primarily at both the north and south ends of the 
City.   

• South Ogden attracts regional shoppers for big box and national chain retail stores, 
but is lacking in smaller, specialty retail shops.   

• Professional office development is spread throughout the city, with a significant 
portion along Washington Blvd.   

 
To maintain and strengthen its strong economic base, South Ogden should continue to build on 
the City’s strengths in retail categories that attract a regional draw, focusing in particular on the 
City's northern edge adjacent to Riverdale Road.  The City should facilitate the development of 
specialty retail stores that provide goods and services that are currently unavailable in South 
Ogden, concentrating on areas which are currently showing significant sales leakage.  
  
Redevelopment areas are recommended for areas along Washington Blvd. at the northern end of 
South Ogden, in order to assist the City in cleaning up and modernizing some of the older 
blighted and economically depressed development.  The area located west of Washington Blvd., 
between 3600 South and 4000 South could support larger-scale, lifestyle center type 
development such as entertainment, restaurants, and retail stores.  
 
The area surrounding City Hall, which is adjacent to older, residential neighborhoods, 
redevelopment efforts should be established as an area of the City that is the “heart of the 
community.”   A smaller-scale, walkable city center should be promoted through small-scale, 
neighborhood retail development in areas that can accommodate resident needs as well as sales 
leakage.  Redevelopment efforts should also include the development of infrastructure that will 
create a connection between the east and west sides of Washington Blvd.   
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Summary of Future Directions and Recommended Actions 
 
1.  Neighborhood Connections 
Direction:  Strengthen physical connections between neighborhoods and to nearby destinations. 
Provide a system of urban street trails for safe and walkable and bikable movement through 
neighborhoods and across major roads which dissect the city.  
 
Recommended Actions: 

• Create a walkability/bikability study and plan that identifies and recommends how to 
improve routes to existing or potential neighborhood and community centers utilize 
existing assets while strengthening the neighborhood's identity.   

• Form a mayor's committee of qualified citizens to make recommendations and ensure 
the institution of the recommendations from the walkability/bikability study and plan.  

• Establish neighborhood-oriented programs, such as Neighborhood Street Light 
Program, Streetscape and Paving Improvements, Neighborhood Clean-up Program, etc., 
which include timelines for implementing physical improvements that will create 
deliberate visually distinct neighborhood identities. 

• Retrofit topographically difficult parks to make them universally accessible to all 
residents of a neighborhood or community. 

• Develop plans to improve existing parks by adding elements, such as unique street 
treatments with particular plant materials, public art within park strips, or special signage, 
that will help identify these parks as an integral part of their respective neighborhoods. 

• Identify underutilized properties that could become potential sites for neighborhood 
pocket parks.  Acquire such properties as they become available. 

 
2.  Community Gathering Places 
Direction:  Actively locate and pursue potential sites and opportunities for community-gathering 
places.  Establish potential partnerships with public and private entities and neighboring 
municipalities to create greater opportunity for success.  
 
Recommended Actions: 

• Identify important landmarks, such as the Ogden Golf and Country Club property, 
which are valuable to residents and serve an important role in the community.  Institute a 
plan to preserve such places should ownership change in the future.   

• Identify potential community sites and uses within the city which could serve as 
community-gathering places should they become available.  For example, the City should 
currently be exploring the feasibility of acquiring and utilizing the South Ogden Junior 
High property when it becomes available and identifying what uses and recreational 
needs it should satisfy.   

• Form partnerships with neighboring municipalities and local private entities to expand 
possibilities and ability to acquire larger, shared areas which can serve the recreational 
and community-gathering needs of the City.  

• Acquire properties and funding to build the civic-oriented plaza, illustrated in the Old 
Town Concept, and will tie to the existing civic center and city park. 
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3. Healthy and Strong Business Environment 
Direction: Maintain and strengthen the strong economic base in South Ogden while fostering a 
business environment which is mutually beneficial to the city and its businesses.   

 
Recommended Actions: 

• Facilitate the development of specialty retail stores in areas now showing significant 
sales leakage. 

• Promote regional retail/entertainment development at its northern edge adjacent to 
Riverdale Road to maximize the City's sales tax base. 

• Encourage the retention and expansion of existing businesses through open and 
streamlined City regulations. 

• Provide a competitive environment with appropriate infrastructure, traffic control, fiber 
optics, city regulations, design guidelines and incentives. 

• Promote office development along key transportation corridors by cooperating with 
adjacent communities and major employment centers in the area. 

 
4.  Sensitive Development in the Downtown Area 
Direction: Require sensitive development and redevelopment in established areas.  Ensure 
redevelopment is attentive to detail and creatively and carefully maintains the integrity and 
feeling of safety within existing neighborhoods.   
 
Recommended Actions: 

• Develop specific design guidelines for downtown and other key areas that emphasize 
desirable characteristics for future development.  Key considerations should address 
building height and style, the placement of garages, and assurance that new structures are 
congruous with the existing area.     

• Adjust city application and approval processes so they clearly identify the 
requirements for development and incorporate a thorough review of project design 
requirements. 

• Complete a demonstration block in the downtown area east of Washington Boulevard.  
This effort should be in cooperation with private developers and should incorporate new 
design guidelines and neighborhood-specific street treatments. 

 
5.  Attractive and Identifiable City Center 
Develop an attractive and identifiable city center that clearly distinguishes South Ogden from 
neighboring municipalities as well as provides a unique destination within the city.  
 
Recommended Actions: 

• Institute the recommendations of the Downtown Improvement Concept.  
• Begin with the Old Town Center Concept to encourage a renewed interest and support 

in the downtown area.   
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A. Old Town Center 
Implement design elements and features which are small in scale, appropriate for residential 
areas, and include a civic center which is attractive and accessible to residents of the community.  
 
 Design Recommendations 

• Build upon the existing street structure and carefully, fit into historical 
development patterns of the street and blocks. 

• Retain the small-scale residential flavor currently found around City Hall by 
encouraging existing homes to incrementally transform into small-scale businesses.  

• Form a distinct and identifiable "Main Street" through streetscape 
improvements and street treatments in the area along 40th Street. 

• Create a special district through streetscape improvements that have curb appeal.  
• Create a new civic plaza and retrofit the existing park neighboring City Hall in 

order to support community activities and events.   
• Link the City Hall area with commercial uses in the area and to the commercial 

corridor along Washington Boulevard.  
• Improve commercial frontage and streetscape along Washington Boulevard 

might be the most noticeable change to passersby.   
 
 

 Transportation Recommendations 
• Minimize vehicle access points from Washington Boulevard focusing vehicle 

access into the area from/to Adams Avenue, 39th Street, and 40th Street.  
• Provide pedestrian access points and linkages throughout the area including from 

Washington Blvd., existing and planned uses such as City Hall, and any 
redevelopment areas to the west.   

• Create a safe, pedestrian environment with sidewalks, trees, lighting, and other 
amenities, while accommodating parking needs through smaller, non-centralized 
parking areas and on-street parking.   

• Alleviate "bottleneck" locations along 40th Street while not widening the road. 
 
 Economic Recommendations 

• Facilitate small-scale business opportunities where appropriate by providing clear 
guidelines regarding the ability to conduct business from home.  

• Develop policies for home businesses which are respectful of the character of and 
are not disruptive to the residential neighborhood.  

 
B. City Center 
Redevelop and transform the area west of Washington Boulevard into a “lifestyle center,” or a 
major commercial attractor mixed with residential uses. 
 
 Design Recommendations 

• Include a wide variety of shopping and commercial activities which attract large 
numbers of users and encourage them to stay.  

• Integrate new development with the outer street edges.  
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• Buffer existing residential uses on the west edge of the development area by 
incorporation a park and residential uses into development plans.  

 
 Transportation Recommendations 

• Consider pedestrian and parking connections carefully as the location of 
parking facilities can have a dramatic effect on the internal circulation of the area.   

  
 Economic Recommendations: 

• Carefully study and provide appropriate assistance, such as incentives, tax 
abatement and other assistance, in order to attract the highest level of development. 

 
C. Washington Boulevard 
Enhance Washington Boulevard through redevelopment efforts and streetscape treatments that 
are coordinated with the Old Town and City Center areas and create a visually-unified whole.  
 
 Design Recommendations: 

• Enhance Washington Boulevard with significant streetscape enhancements.  
• Form a “street wall” by preserving the best buildings, removing inappropriate 

buildings, and incorporating new buildings that are built to the street edge.  
• Consider the addition of a traffic light at the intersection of Washington 

Boulevard and 38th Street to provide safe connection between the east and west 
sides of downtown.   

 
 Transportation Recommendations 

• Initiate a discussion with UDOT to change the access category of Washington 
Boulevard.  

• Work to create a more visually pleasing transportation corridor while 
understanding the roles of both the vehicle and the pedestrian in the area.   

• Incorporate streetscape amenities to make Washington Boulevard a pedestrian-
oriented roadway.   
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Chapter 1: Introduction & Background 
 
Introduction 
The General Plan is a city's guiding document for leading growth and development in the future.  
In order to remain up-to-date in response to growth and change, regular reviewing and updating 
is necessary.  South Ogden's most recent General Plan was written and adopted in 1997.  
Recently, planning issues have made it necessary to make adjustments to the current General 
Plan  
 
Purpose for Updating the General Plan 
South Ogden City is a community approaching build-out. With a current population of 
approximately 15,000, the community is largely surrounded by its municipal neighbors—Ogden 
(to the north and east), Riverdale (northwest), Washington Heights (west), and Uintah (south) in 
each direction.  As such, few parcels of vacant land available to create new places and 
neighborhoods. 
  
Recent attempts to develop or redevelop underutilized properties, particularly in the downtown 
area, have resulted in less than stellar results. Concerned that such efforts may signal undesired 
direction of change in the area, a moratorium was established in early 2007 to allow city officials 
to “take time out”, analyze the situation, develop potential solutions and approaches, and 
establish an appropriate planning response.  This update is a result of these efforts and as such is 
meant to identify a vision for the future of South Ogden which is in sync with the values of 
residents and which will provide a guide for city implementation strategies and approaches to 
planning.   
 
In order to respond to these pressing issues, three components of the General Plan were selected 
to be updated at this time:     

o Land Use 
o Transportation 
o Market/Economic Conditions 

  
These three components are interrelated and integral to one another.  Consideration of all three 
components simultaneously is particularly important when determining areas and success of 
redevelopment areas.   Therefore, all three were addressed at the same time. 
  
Public Involvement 
Public involvement was extensively used to identify issues regarding Land Use, Transportation 
and Market/Economic Conditions.  This public input was gathered through meetings with a 
Citizens Advisory Committee, public open house meetings, and through responses from a 
community-wide survey. 
 
Citizens Advisory Committee Meetings 
A Citizens Advisory Committee was assembled and provided input and direction from the 
beginning of the General Plan Update process.  In these meetings, general concerns were 
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identified, as well as a preferred planning direction after a series of alternative plan ideas were 
developed and presented.  
Public Open Houses 
In addition to guidance received through the Citizens Advisory Committee, a Public Open House 
meeting was held in early August.  Approximately 50 citizens attended, providing a range of 
input and helping to refine the preferred plan direction. A public open house will also be held to 
review the draft final.   
 
Community Survey 
A community survey was distributed to 5300 households through the public utilities billing 
cycle. The survey had a 14.5% return rate with 766 households responding.  The purpose of the 
survey was to collect general attitudes regarding public service needs; land use and planning; 
transportation infrastructure; economic development; parks, recreation and trails; and culture and 
arts.  Pertinent results from this survey have been incorporated into this General Plan update.  A 
copy of this survey, as well as the results of this survey, is included in the Appendix.    
 
South Ogden City Quality of Life Plan (2001) 
In May 2001, a Quality of Life Plan was completed for the city of South Ogden. In this document 
issues regarding pedestrian and vehicular safety, street, gateway and neighborhood 
beautification, and parks, recreation and trails were addressed.  Interestingly, many of the issues 
expressed in this plan were reiterated in the surveys, meetings, and open houses conducted in 
conjunction with the General Plan update.  However, because the General Plan update does not 
include updates to components addressed within the Quality of Life Plan, this plan should be 
referred to for further planning and implementation strategies in those areas, particularly 
regarding parks, recreation, open space and trails.  In the case where issues are discussed in both 
plans, information contained in this plan should take precedence. 
 
 
Background 
 
Socio-Economic Summary 
South Ogden is the fourth-largest city in Weber County, with an estimated year 2007 population 
of 15,667.  Other cities in Utah of a similar size include Brigham City, Centerville, Clinton, 
Farmington, Kaysville, North Salt Lake, Herriman, Highland, Payson, Washington City, and 
North Ogden.  The City is easily accessed from several major routes, including Highway 89 
(Washington Blvd.), Riverdale Road and Harrison Blvd. 
 
The major transportation routes through South Ogden have allowed the City to develop a fairly 
strong economic tax base, with its primary emphasis on regional retail that attracts shoppers from 
many neighboring communities.  While retail development has occurred primarily at the north 
end of the City between Washington Blvd. and Riverdale Road, there has recently been some 
neighborhood-scale retail development at the south end of the City as well.  In addition, 
professional office development has occurred within the city, a significant portion of which is 
located along Washington Blvd.  There is no industrial development in the City and very little 
vacant land. 
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The north end of South Ogden City has older development, much of which is blighted and 
economically depressed.   
 
Results of the sales leakage analysis conducted for South City suggest that the City could support 
additional development in the following areas:  specialty food stores; specialty apparel; specialty 
furniture; electronics stores; sit-down restaurants; book stores; stationery stores; camera and 
photographic stores; sewing and needlework; florists; jewelry; hobby, toy and game; and movie 
theaters. 
 
This socio-economic element of the General Plan is based on an analysis of the demographic 
characteristics of the community, revenue analysis, sales analysis, infrastructure analysis, 
evaluation of potential RDA areas, and funding options for implementation of the goals and 
objectives of this plan. 
 
Population Growth 
In comparison to other cities statewide, South Ogden is not growing rapidly.  South Ogden has 
grown at an average annual rate of 1.2 percent over the last seven years—roughly half of the 
statewide rate of 2.5 percent.  Table 1-1 show South Ogden's population growth in comparison to 
other cities within Weber County. This slower-than-average growth rate is due to the largely 
built-out nature of South Ogden, which has little vacant land available for new development.  
Redevelopment will be particularly important to this community, where much of its future 
growth will need to come through redevelopment of its older, outdated, and rundown areas. 
Therefore, it cannot rely as heavily on new development as an economic generator as other cities 
are doing. 
 

Table 1-1 
Historical Population Growth for Weber County 

 

 
Population 

2000 
Population 

2007 

Average Annual 
Growth Rate 2000-

2007 
Farr West city 3,094        4,406  5.2% 
Harrisville city 3,645        4,704  3.7% 
Hooper city 4,058        4,551  1.7% 
Huntsville town 649           754  2.2% 
Marriott-Slaterville city 1,425        1,582  1.5% 
North Ogden city 15,026       18,850  3.3% 
Ogden city 77,226       80,753  0.6% 
Plain City city 3,489        3,976  1.9% 
Pleasant View city 5,632        6,648  2.4% 
Riverdale city 7,656        8,064  0.7% 
Roy city 32,885       36,480  1.5% 
South Ogden city 14,377       15,667  1.2% 
Uintah town 1,127        1,289  1.9% 
Washington Terrace city 8,551        8,984  0.7% 
West Haven city 3,976        5,846  5.7% 
Balance of Weber County 13,717       16,821  3.0% 
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Future growth in the community, as shown in Table 1-2, is projected to be similar to the historic 
trends described above, with an average growth rate of only 1.1 percent annually from 2005 to 
2020.  It is important to note that the cities surrounding South Ogden are also nearing buildout 
and have relative low growth rates–Washington Terrace (1.4 percent) and Ogden (0.7 percent).  
Within Weber County, the areas with the highest growth rates are on the west side of valley 
where there is more land available for development. 
 

Table 1-2 
Projected Population Growth for Weber County, 2005-2020 

 

 2005 2020 
AAGR  

2005 to 2020 
Farr West City 380 1,027 1.9% 
Harrisville City 22 1,108 1.4% 
Hooper City 550 828 1.9% 
Huntsville Town 85 120 1.7% 
Marriott-Slaterville City 131 444 2.1% 
North Ogden City 3,085 6,168 2.8% 
Ogden City 2,976 5,428 0.7% 
Plain City 700 2,217 3.9% 
Pleasant View City 1,159 2,347 3.0% 
Riverdale City 298 718 0.8% 
Roy City 549 325 0.2% 
South Ogden City 1,044 1,591 1.1% 
Uintah Town 169 199 1.8% 
Washington Terrace City 622 1,422 1.4% 
West Haven City 1,672 4,671 5.4% 
Balance of Weber County 3,996 12,581 5.0% 
Source:  Governor’s Office of Planning and Budget; LYRB 

 
Actual growth projections for Weber County are shown below.  In absolute terms (as opposed to 
growth rates), the cities projected to grow the most rapidly include North Ogden, Ogden and 
West Haven.  The slowest growth (in absolute terms) is shown for Huntsville, Uintah, Marriott-
Slaterville and Roy.  South Ogden is in the mid-range in the County in terms of projected growth 
by 2020. 
 
Based on a comparison of major cities in the Davis-Weber County area, Ogden is the largest city, 
with Layton steadily increasing its share of the total population.  Table 1-3 demonstrates the 
relative size of each community, as well as its relative growth rate.  South Ogden is, and is 
projected to remain, a mid-size city. 
 
Within South Ogden City itself, growth rates are projected to be somewhat more rapid in the 
southwest portion of the City, especially in comparison to the northwest commercial area 
surrounding Riverdale Road.   
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Table 1-3 
Weber County Growth Projections 

 

 2005 2010 2020 2030 2040 2050 

2005-
2020 

Growth 

2005-
2050 

Growth 
Weber County 212,707 230,145 271,339 306,227 338,579 371,429 58,632 158,722 
Farr West City 4,258 4,638 5,665 7,142 8,719 10,449 1,407 6,191 
Harrisville City 4,695 4,717 5,825 6,909 8,114 9,459 1,130 4,764 
Hooper City 4,339 4,889 5,717 6,563 7,269 8,095 1,378 3,756 
Huntsville Town 721 806 926 1,050 1,153 1,275 205 554 
Marriott-Slaterville City 1,531 1,662 2,106 2,737 3,412 4,147 575 2,616 
North Ogden City 17,675 20,760 26,928 30,397 33,349 36,849 9,253 19,174 
Ogden City 79,576 82,552 87,980 95,348 101,456 109,199 8,404 29,623 
Plain City 3,710 4,410 6,627 7,556 8,319 9,219 2,917 5,509 
Pleasant View City 6,208 7,367 9,714 12,050 14,196 16,558 3,506 10,350 
Riverdale City 7,946 8,244 8,962 9,710 10,258 10,970 1,016 3,024 
Roy City 36,261 36,810 37,135 38,593 40,142 41,187 874 4,926 
South Ogden City 15,258 16,302 17,893 20,080 22,440 25,174 2,635 9,916 
Uintah Town 1,224 1,393 1,592 1,821 2,022 2,256 368 1,032 
Washington Terrace City 8,740 9,362 10,784 11,885 13,039 14,407 2,044 5,667 
West Haven City 5,232 6,904 11,575 18,023 26,269 31,161 6,343 25,929 
Balance of Weber County 15,333 19,329 31,910 36,363 38,422 41,024 16,577 25,691 
Source:  Utah Governor’s Office of Planning and Budget; LYRB 

 
Building Permits 
During the time period from 2001 to 2006, South Ogden has issued more multi-family building permits 
than any other area in Weber County.  In 2001, 86 percent of the building permits issued through South 
Ogden were for multi-family units, with only 14 percent for single-family construction.  In comparison, 
23 percent of permits issued countywide were for multi-family, with 77 percent residential construction.   
 
The average for Weber County from 2000 to 2006 is 81 percent single-family construction and 19 
percent multi-family construction.  In comparison, South Ogden issued 57 percent multi-family (484 
units) compared to 43 percent single-family (360 units) during the same time period.  However, the 
trend in South Ogden has changed somewhat since 2004.  For the period 2004 to 2006, the City issued 
more single-family permits than multi-family permits – a ratio of 65 percent to 35 percent.  
 
Household Size 
As illustrated in Table 1-4, South Ogden households have an average size of 2.73 persons, below 
Weber County’s average size of 2.95 and the Utah’s average of 3.13 persons.  In comparison to 
the rest of the country, Utah has substantially larger-than average household sizes, well above the 
national average of 2.59 persons.   
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Table 1-4 
Average Household Size 2000 

 

Clearfield 3.12
Layton 3.19
North Ogden 3.4
Ogden 2.68
Pleasant View 3.24
Riverdale 2.73
South Ogden 2.73
Washington Terrace 2.77
West Haven 3.52
Weber County 2.95
State of Utah 3.13
Source:  Census Data (GOPB) 

 
Age 
South Ogden has the oldest median age in Weber County and in the northern portion of Davis 
County.  As Table 1-5 demonstrates, South Ogden residents have a median age of 33.7 years and 
average more than four years older than Weber County residents (median age of 29.3 years) and 
6.6 years older than residents statewide.  However, South Ogden City is still younger than the 
median age of 35.3 years nationwide.   
 
There is quite a range in the median ages of communities in Davis and Weber counties.  
Clearfield has the youngest median age in Weber County (24.0 years), followed by Layton at 
26.8 years.  As stated, South Ogden has the oldest age at 33.7 years, followed by Pleasant View 
at 31.5 years and Washington Terrace at 30.6 years.   
 

Table 1-5 
Median Age by Community 2000 

 

Clearfield                                              24.0  
Layton                                              26.8  
North Ogden                                              29.5  
Ogden                                              28.0  
Pleasant View                                              31.5  
Riverdale                                              29.4  
South Ogden                                              33.7  
Washington Terrace                                              30.6  
West Haven                                              28.3  
Weber County                                              29.3  
State of Utah                                              27.1  
Source:  Census Data  
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Education 
Ninety percent of South Ogden City residents1 are high school graduates, well above the county 
average of 85 percent.  Twenty-eight percent have bachelor’s degrees, also well above the county 
average of 20 percent  
 
As Table 1-6 illustrates, the highest educational levels are found in North Ogden and Pleasant 
View, where more than 30 percent of the population has a bachelor’s degree.  South Ogden, at 
28.1 percent, is a close third in the area, and is similar to the statewide average of 27.9 percent.  
 

Table 1-6 
Education Levels 

 

  

High 
School 

Graduate 
or Higher

High 
School 

Graduate 
Percentage

Bachelor's 
Degree or 

Higher 

Bachelor 
Degree 

Percentage 

Clearfield 10,817 86.60% 1,845 14.80% 
Layton 28,460 91.60% 8,411 27.10% 
North Ogden 7,755 95.50% 2,481 30.50% 
Ogden 35,959 80.10% 9,248 20.60% 
Pleasant View 2,934 93.60% 955 30.50% 
Riverdale 3,795 86.00% 611 13.80% 
South Ogden 8,055 90.90% 2,488 28.10% 
Washington Terrace 4,291 85.80% 821 16.40% 
West Haven 1,907 92.60% 411 20.00% 
Weber County 94,534 85.00% 22,165 19.90% 
State of Utah 1,250,430 90.10% 387,203 27.90% 
Source:  Census Data  

 
Income 
South Ogden’s median household income of $46,794, as reported in the Census 2000, was 
slightly higher than Utah’s median income statewide ($45,726) at that time.  Given that 
educational levels in South Ogden were slightly higher than the statewide average, it is to be 
expected that income levels would also be slightly higher than average, as there is generally a 
strong correlation between education levels and income levels. 
 
Similar to education levels, the highest incomes in the area were found in Pleasant View 
($62,123), North Ogden ($59,556) and West Haven ($57,120), followed by South Ogden City 
($46,794).  Cities with the lowest incomes include Clearfield ($38,946) and Ogden ($39,058).  
As shown in Table 1-7, South Ogden is generally in the middle of the pack, in terms of incomes 
in the area. 
 

                                                 
1 Applies to residents age 25 and older. 
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Table 1-7 
Median Income 2000 

 

Clearfield                       38,946  
Layton                       52,128  
North Ogden                       59,556  
Ogden                       39,058  
Pleasant View                       62,123  
Riverdale                       44,375  
South Ogden                       46,794  
Washington Terrace                       42,243  
West Haven                       57,120  
Weber County                       44,014  
State of Utah                       45,726  
Source:  Census Data  

 
 
Median Home Values and Age of Buildings 
Based on data provided from the United States Census 2000, South Ogden’s median home value 
of $135,500 was above Weber County’s average of $125,600.  Table 1-8 shows median home 
values for Weber County. The highest median home values in the county were found in Pleasant 
View ($187,700), West Haven ($175,100), and North Ogden ($149,700)—the same communities 
with higher-than average education and income levels.  Washington Terrace, neighboring South 
Ogden, had exceptionally low home values—a median of $108,900.   
 

Table 1-8 
Median Home Value 2000 

 

Clearfield  $ 114,500  
Layton  $ 147,600  
North Ogden  $ 149,700  
Ogden  $ 114,400  
Pleasant View  $ 187,700  
Riverdale  $ 136,400  
South Ogden  $ 135,500  
Washington Terrace  $ 108,900  
West Haven  $ 175,100  
Weber County  $ 125,600  
State of Utah  $ 167,200  
Source:  Census Data  
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Chapter 2: Land Use & Neighborhood Design 
 
At the time of its writing, the South Ogden General Plan (1997) cited approximately 25% of its 
land being vacant or undeveloped.  An estimation of vacant or undeveloped land today falls at 
approximately 9% (city and privately owned) with a significant portion of that land being not 
developable due to steep slopes and other difficult site conditions.  Typically, the Land Use 
section of the General Plan discusses existing and future development, and, in particular, the 
vision for undeveloped land within the city.  However, with such a small percentage of 
developable land, land use issues focus less on new development and more upon redevelopment.      
 
Redevelopment of established areas directly influences adjacent neighborhoods and the daily 
quality of life of individual citizens.  For this reason, the update to the Land Use component of 
the General Plan requires sensitivity and attention to detail.  As a result, this section of the 
General Plan addresses land use and neighborhood design simultaneously, with particular 
emphasis on areas of concern covered in a recent moratorium.   
 
Existing Land Use  
South Ogden is a bedroom community to Weber County's largest city, Ogden, to the north.  Even 
though the majority of residences lie within the central portion of the city, topography and 
vegetation disguise much of the residential areas from the two major roadway corridors (Hwy 
89/Washington Boulevard and Harrison Boulevard) which connect the southern portion of 
Weber County to Ogden.   
  
Although the City does not abut the foothills directly, it is topographically diverse and has 
dramatic slopes and mature vegetation such as gambel oak forests.  Open space is in short supply 
and is mostly found along Burch Creek or on steep, unbuildable slopes.  In general, 
neighborhoods to the north are oldest, with new neighborhoods located at the southern end.  
Current development is primarily occurring in the southern end of the community, a commercial 
district highlighted by shopping centers, strip malls, and office complexes.    
 
Verification of Existing Land Use 
In effort to verify existing land uses and identify areas of potential development in the City, a 
limited "windshield survey" was conducted.  Key parcels were visually inspected, crosschecked 
with aerial photographs and other mapped data, designated on field maps, and updated with input 
of City Staff.  Map 2-1 illustrates these conditions.  
 
Table 2-1 lists existing land uses within the City, along with the approximate acres for each use.  
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Table 2-1 
South Ogden City Land Use 

 

LAND USE ACRES % 
   
Residential, Single Family 1013.2 acres 43.1 
Residential, Multiple Family 174.5 acres 7.4 
Commercial, Regional 99.6 acres 4.2 
Commercial, Neighborhood 80.1 acres 3.4 
Office  42.0 acres 1.8 
Office, Medical 27.1 acres 1.2 
Public 31.0 acres 1.3 
Schools  38.2 acres 1.6 
Religious 53.1 acres 2.3 
Vacant/Private Open Space 144.5 acres 6.1 
Open Space 20.1 acres 0.9 
Parks 89.4 acres 3.8 
Golf Course*  --  -- 
Cemetery 27.4 acres 1.2 
Light Industrial 5.7 acres 0.2 
Utilities 3.4 acres 0.1 
Transportation Corridors 502.0 acres 21.4 
Total 2351.2 acres 100.0 

 

*Although Ogden Golf and Country Club is not located within the city boundaries, this 121 acre facility is an 
important open space and community landmark.  
 
Residential 
These are the primary uses in South Ogden, 
constituting slightly more than half of the land 
within the city.  Many of these uses are 
located in definable neighborhoods, 
characterized by gentle ravines and canyon 
bottoms, hillsides and native vegetation, and 
undulating landform reflecting the overall 
landscape of the region.   
 
Residential, Single Family   
Single-family residential areas are generally 
uniform, varying more dramatically in style 
than in overall lot size.  In fact, over half of 
South Ogden's residences are just under 1/4-acre in size.  Small pockets of 1/8 to 1/4 acre lots 
occur throughout the city, with the largest lots typically being between 1/4 and 1/3 acre, and a 
small portion over 1/2 acre.   
 
Lots in the R-2 zone, a zone which is predominately single family with some duplexes, tend to 
fall within the 1/8 to 1/4 acre lot-size range.   
 

Residence with surrounding native vegetation  
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Residential, Multiple Family   
South Ogden has a wide variety of styles, 
forms, and zones for multiple family housing. 
These include duplexes, row houses and 
occasional apartment complexes. Most of this 
housing occurs within the southern portion of 
the city near commercial or office centers.   
 
Commercial, Regional  
Two larger commercial cores exist at north and 
south extremes of the City.  Commercial in the 
northern end blends into a larger, regional-
scale shopping complex located at the 
intersection of Riverdale Road and Wall Street, 
between 36th and 40th Streets.  This area is 

also a major shopping center for Ogden and River Heights.  Larger scale shopping in this area 
also fronts Washington Boulevard on the west side of the street. 
 
The southern commercial area contains a mixture of regional-scale stores and locally-owned, 
service oriented entities.  Commercial uses in this part of the city are also interspersed between 
other private land uses, such as office complexes.   
 
Commercial, Neighborhood 
Smaller, neighborhood-scale commercial clusters are interspersed throughout the city.  Examples 
include small commercial districts at the intersection of 40th and Madison Ave. and at the 
intersection of 4400 South and Washington Blvd.  Likewise, a variety of mixed commercial uses 
(offices, small shops, motels, and restaurants) exist along the east side of Washington Blvd. 
between 36th and 40th streets in the area know as downtown or "old town." 
 
Office, General 
Larger office complexes are primarily located within the southern commercial core at the 
intersection of Washington Blvd. and Harrison.  Another large grouping of offices exists just off 
of Hwy 89 near Glasmann Way.  Small offices in converted homes line both Riverdale Road and 
Washington Boulevard throughout the downtown area between 36th and 40th Streets.    
 
Office, Medical 
A large portion of the offices in the city are medical facilities. These are concentrated in the area 
west of Highway 89 behind the Wal-Mart complex, located at the intersection of Highway 89 
and Harrison Boulevard. 
 
Public       
City Hall and the adjacent fire station are the largest public services within the city.  A new City 
Hall was constructed in 2004 and houses city offices, courts, public safety, and police services. 
 

A form of multiple family housing   
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Two fire stations, located on either end of the city, serve the city of South Ogden.  The northern 
station is located adjacent to city hall, while the southern station is sited on the southeast corner 
of Harrison and Wasatch.   
 
Schools     
Three elementary schools and one junior high school are located in South Ogden. Weber County 
School District is the managing body of all four schools. The schools and their addresses follow: 
 
   Club Heights Elementary 100 East 4150 South 
   H Guy Child Elementary 655 East 5500 South 
   Mar Lon Hills Elementary 4400 Madison Ave 
   South Ogden Junior High 4300 Madison Ave 
 
Mar Lon Hills Elementary and South Ogden Junior High are located adjacent to one another, 
forming a 22-acre educational "campus" that is a predominant feature in Madison Avenue 
residential area in the northern part of the city. 
 
In addition to the public schools described, a small private school is located downtown near City 
Hall.  The City also has several, privately-owned pre-school age school facilities throughout the 
city. 
 
Religious Facilities    
Eleven church sites of various religious background exist city-wide.  In addition to these 
individual buildings, South Ogden is home to the17.5-acre Mount Benedict Monastery.  
 
Public Parks     
The city contains nearly 90 acres of public parkland, mostly in the form of small local and 
neighborhood parks.  Several of these lie next to local elementary schools.  The city's largest 
park, Nature Park, consists primarily of steep 
slopes and conditions not suitable to typical park 
uses.1  The city's second largest park, Friendship 
Park, lies on the city's western boundary just off 
of Adams Avenue, adjacent to H Guy Child 
Elementary and the future County library. The 
city does not contain any larger parks that fall 
within the community size range.  
 
 Meadows  2.1 acres 
 Madison  2.1 acres 
 City Park     3.2 acres 
 Glasmann Way  4.5 acres 
 Nature Park  58 acres 
 Club Heights  8.8 acres 
 Friendship  10.7 acres 

                                                 
1 Approximately 10-acres of the 58-acre Nature Park site will contain such features as an amphitheater and a play 
area with splash pad. 

City Park 
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Vacant/Private Open Space  
Unlike many Utah communities where agricultural land has been converted into new 
development, South Ogden has very few large assemblages of vacant land/open space.  Most of 
the existing vacant land is in the southern portion of the city where commercial development is 
underway.  Approximately 6.1% of this 7.0% is privately-owned.  In most cases, vacant lands are 
small in size and are bordered by land that has recently been developed or is in the process of 
development.   
  
City-Owned Open Space  
Only 0.9% percent of the City's open space is under city ownership.  Much of this land is not 
useable or easily accessible to the public as it exists primarily along the steep, unbuildable slopes 
of Burch Creek or are backed by residential areas. 
 
Golf Course        
Although the Ogden Golf and Country Club is located in unincorporated Weber County and not 
included in land use acreage totals for the City, this 120-acre facility is a major landmark of the 
South Ogden community. 
 
Cemetery     
South Ogden City contains a single cemetery—Washington Heights Memorial Park—within its 
boundaries.  This privately-owned facility is located south of Ogden Golf and Country Club and 
is approximately 27.5-acres in size.  Another cemetery—Memorial Gardens of the Wasatch—
abuts, but does not lie within, the City on the south-eastern boundary. 
 
Light Industrial    
A 5.7-acre site owned by Granite Construction is located off of Skyline Drive at 1550 East. It is 
unclear whether it is actively used, and for what purpose.  
 
Utilities/Utility Corridors 
Public utility substations and utility corridors make up a nominal small percentage (0.1%) of 
South Ogden's land use.   
 
Transportation Corridors   
Road rights-of-way constitute 21 percent of the City's land uses.  Several key transportation 
corridors run through the South Ogden, including Highway 89/Washington Boulevard and 
Harrison Boulevard.  These are major corridors for the County and play an integral role in the 
overall dynamics of the City.  The role of these corridors is discussed in greater detail in the 
Downtown Transportation Considerations section of this chapter. 
 
Existing Ownership 
The large majority of land in South Ogden is privately owned.  Furthermore, South Ogden is 
landlocked between other municipalities and does not, as many cities along the Wasatch Front 
do, abut public lands along the foothills of nearby mountains.  That said, only a small portion of 
land in City is in public ownership.  
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Existing Zoning  
As shown in Table 2-2 and Map 2-2, over half of South Ogden's residences fall within the R-1-8 
zone and are typically just under 1/4-acre in size.  Smaller pockets of 1/8 to 1/4 acre lots occur 
throughout the city.  Lots in the R-2 zone, a zone which is predominately single family with 
some duplexes, also end to fall within the 1/2 to 1/4 acre lot-size range.  The largest lots, zoned 
R-1-10, are typically between 1/4 and 1/3 acre, with a small portion being over 1/2 acre.   
 
Eighty-four percent of the residences which are zoned R-2 are located north of 42nd street on 
both sides of Washington Boulevard.   
 

Table 2-2 
Land Use—Single Family Residential by Zone 

 

Zone  Acres % 
R-1-6  92.4 acres 9.1 
R-1-8  549.4 acres 54.2 
R-1-10  116.4 acres 11.5 
R-2 229.7 acres 22.7 
Other (MF/Commercial)  25.2 acres 2.5 
Total  1013.2 acres 100.0 

 
Land Use and Neighborhood Issues   
Key issues regarding land use and neighborhood development were identified through input 
received from the Citizen Advisory Committee, through a scoping meeting, and a community-
wide survey.  As these meetings were held in the shadow of a moratorium, issues focused on the 
downtown area R-2 zones.  Even though the moratorium focused on residential zones in the 
downtown area, it became apparent that commercial areas in the same area, between 36th and 
40th Streets, were also of concern.  Map 2-3 illustrates some of the key issues and their location, 
which are summarized below.  
    
Community-wide Issues  

o Lack of distinction from neighboring cities 
o Lack of gateway or entry into the city  
o Need to make South Ogden a stopping place/destination rather than a thoroughfare 
o No clear "heart of the community" or city center/"main street" 
o Need a clearly marked and safe pedestrian crossing across Washington Boulevard 

(downtown/Bonneville High School) 
o Streets need to be beautified—landscaping, weed cleanup, etc.—along the sides of South 

Ogden streets 
o Need a community recreation center 
o Need a good bike trail system that connects residents to Weber State, in particular 
o Need larger, community parks/programs/arts events 
o Need improved recreational activities and opportunities (parks in neighborhoods, with 

soccer fields, etc.) 
o Need places, events, and opportunities to gather as a community 
o Multi-family housing needs to be more carefully integrated into established 

neighborhoods 
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Downtown/Neighborhood Specific Issues 
o Downtown area is in need of cleaning up and redevelopment 
o Redevelopment should transform large parking lots into a city center which is green, 

attractive, and has architectural distinction 
o Downtown should be distinct from Ogden 
o Desire for commercial area downtown which is pedestrian-friendly and appealing  
o Need to slow traffic and increase pedestrian safety across Washington Blvd in the 

downtown area  
o Need to encourage home improvements, property upkeep, and architectural continuity  
o Need to encourage home ownership 
o Need zoning which preserves existing desirable characteristics of downtown residential 

area and encourages sensitive, appropriate redevelopment and subdivision of property 
 
 
Land Use and Neighborhood Design Analysis  
Based on the results from the July 2007 community survey, residents of South Ogden are clearly 
satisfied with their city.  This is due to a number of factors including location, their feeling of 
safety, and the small-town feel of the neighborhood.  (For details, see the survey responses in the 
appendix.)   It is also apparent that issues and concerns will continue to arise as growth and 
development continue to influence the region.   
 
The following analysis identifies current needs and improvements which need attention in order 
to maintain the level of satisfaction in the midst of change. 
 
Development and redevelopment in established areas will need to be undertaken creatively 
and carefully in order to maintain the integrity and feeling of safety within existing 
neighborhoods.  Zoning ordinances and development approval processes should incorporate 
design guidelines which ensure sensitivity to existing, stable neighborhoods.        
 
Established development patterns should be extended to adjacent vacant sites where they exist.  
Areas which are actively being developed within the southern portion of the City should be 
appropriately constructed in response to adjacent uses and applicable ordinances and building 
codes. 
 
South Ogden is a city of neighborhoods; many of which are often geographically isolated from 
other parts of the city by such physical features as roads, streams, steep slopes, and buildings. 
Existing neighborhoods should be strengthened by physically connecting residents to their 
neighborhood and to nearby destinations.  They should be woven to each other and back into the 
community fabric.  This can be achieved in part by providing a system of urban street trails for 
safe and walkable movement through neighborhoods and eventually across major roads which 
dissect the city.  
 
There is a perceived lack of community gathering places which can support and functions, 
events and programs and otherwise contribute to the overall cohesion of community. Because 
South Ogden has limited access to large parcels of vacant land, opportunities to build facilities—
both buildings and outdoor public spaces—which can support community and city-sponsored 
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events and programs should be promptly and actively pursued.  Likewise, South Ogden should 
seek potential partnerships with public and private entities and neighboring municipalities in an 
effort to create such community-gathering opportunities.  
 
Existing city patterns should be utilized to create an observable city identity that clearly 
distinguishes South Ogden from neighboring municipalities.  An identifiable and attractive city 
center should be developed to contribute to this distinction as well as create a unique destination 
within the city. Civic and streetscape improvements should also be visually unified and 
coordinated in order to achieve such distinction.  
 
Land Use Vision  
The majority of future change and development within South Ogden will be in the form of 
redevelopment.  As regional transitions and changes in development occur, particularly those 
trends and adjacent land uses in neighboring municipalities, it is important for South Ogden to 
identify appropriate goals and policies, and implementation measures which will maintain the 
existing feeling of safety and attractiveness.   
 
The following guiding principle for future development and design recommendations for South 
Ogden City is based upon the analysis and response from residents. 
 
Guiding Principle: 
To ensure that residents are proud of their neighborhood, and that visitors want to stop and 
visit as they pass through the community.  
 
 
Goals & Policies 
The following supporting goals were also derived from input received from the public.  These 
goals and the subsequent policies will assist South Ogden as they work to make a more attractive 
and clearly identifiable city.   
 
Goal 1: Make South Ogden City distinct and identifiable from surrounding municipalities  
 
Policy: 
 

o Develop the east and west sides of Washington Boulevard between 36th and 42nd Streets 
into a discernable and attractive downtown for South Ogden  

 
o Encourage a major transformation of Washington Boulevard into an urban setting that 

establishes the sense of downtown to motorists and passersby 
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Goal 2: Create a distinct city center or "heart of the community" 
 
Policy: 
  

o Develop a community center in the existing downtown area where residents of South 
Ogden can gather for community events  

  
Goal 3: Facilitate the careful integration of new development and redevelopment in existing 
neighborhoods  
 
Policy: 
 

o Encourage existing residents to remain downtown and new residents to locate in 
residential areas between 36th and 40th South  

 
o Maintain stable areas by continuing the existing scale and feel of the surrounding 

residential blocks  
 
o Facilitate new development and encourage new investment through allowing uses in the 

core to redevelop in creative, mixed-residential ways 
 

o Facilitate good, non-conflicting transition between commercial and residential uses  
 
 
Goal 4: Create places for the community to gather and events to draw residents to these places 
 
Policy: 
 

o Clearly designate and signify routes which connect residents to other neighborhoods and 
important places within the city and adjacent to it 

 
o Improve neighborhood destinations throughout the community 
  

 
Neighborhood Design Concepts  
The economic and market analysis, completed as part of this General Plan Update, was used to 
determine current dynamics and forces influencing housing and neighborhood stability, potential 
redevelopment and preservation strategies, urban design strategies and related efforts to 
maximize a community approaching build-out.  This information, along with results of a 
transportation analysis, helped determine appropriate land use decisions and community design 
solutions.  
 
Three design solutions or concepts were developed to illustrate how future development and/or 
redevelopment could satisfy each of the goals and policies discussed above.  Each concept 
includes a description and recommended direction or actions to assist South Ogden with 
implementation. 
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Concept #1: Improve Neighborhood Connections and Neighborhood and Community 
Attractors  
Neighborhoods are an essential component to a city.  No matter the size of lot or style of homes, 
each neighborhood contributes to the community as a whole.  Neighborhoods are often 
distinguished from one another by their physical features, such as the architectural style and age 
of residences, topography, vegetation, and their boundaries (e.g. roadways and building 
orientation).  In South Ogden, the following neighborhoods have been identified and named 
according to major features or defining roads:  
 

o Burch Creek  
o Club Heights/Chimes Way 
o Downtown/City Hall 
o Friendship Park 
o Glasmann 
o Madison Avenue 
o Meadows 
o Monroe/Edgewood 
o Pleasant Valley 
o Ridgeline/Oakwood 

 
Neighborhoods can be strengthened by building upon their unique features—commercial centers, 
open space and parks, and nearby community attractions, etc.—and through making those 
features central destinations and nodes of the neighborhood.  Map 2-4 identifies South Ogden 
neighborhoods along with their neighborhood features, which are described below.  
 
Neighborhood Destinations 
South Ogden currently has several types of existing neighborhood attractors: 
 

o Small commercial centers. Grouping of small specialty 
shops, such as those at 4400/4500 South and 
Washington Blvd. or at the intersection of 40th and 
Madison, can be assets to neighboring residents. 

 

o Parks and open space. Six of the ten neighborhoods 
have a park within its boundary.  Whether or not these 
parks are used by residents, they are visually 
significant and are landmarks within the 
neighborhood. 

 

o Community destinations, landmarks, and nodes. 
Frequently used and visited buildings, such as schools, 
churches, are typically well known to residents of that 
neighborhood.  Entities which serve the larger 
community, such as civic centers, post offices, 
libraries, and events centers, are often landmarks and 
nodes which are also known to the larger community.    

 

Small commercial center at 4400/4500 
South and Washington Boulevard. 
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Community Attractors 
Larger, community-wide attractors can also benefit and tie the city together.  Community 
attractors often occur where several destinations or attractions are located adjacent to one 
another.  For example, several of South Ogden parks are community-wide destinations and 
"attractors" as they are located nearby other important places, such as the 40th Street Park and 
City Hall or the Nature Park and the Ogden Athletic Club. That said, it is particularly important 
to not only link surrounding residences to these nodes, but also to provide connections from 
neighborhoods throughout the community.   
 
The following community attractors exist or are currently being developed in South Ogden and 
its adjacent municipalities:  
 

o Library attractor.  The Pleasant Valley branch of the Weber County Library System is 
scheduled to open in 2008.  The branch is located in Washington Terrace, on the south-
western border of South Ogden, adjacent to Friendship Park and H Guy Elementary.  
Appropriate physical access from South Ogden neighborhoods to such a facility could 
ensure this area is seen as an important feature and amenity to the city. 

 

o Weber State University attractor.  Weber State University borders South Ogden on the 
east. A commercial core of restaurants and shopping centers which surround the 
University make this an amenity-rich area.  The McKay-Dee Events Center, McKay  
Hospital and its accompanying nature center and trail system, and post office are also 
located in this area and make it an area with a variety of appealing destinations.  

 

o Community entrances/commercial attractors.  South Ogden has two major commercial 
centers, one at the northern and southern ends of the city.  These centers act as entrances 
or gateways into the city and provide services to the surrounding neighborhoods, 
community, and neighboring municipalities. 

 

 
 

 
Map 2-5 identifies these existing and future community attractors along with potential routes to 
connect to residents to both neighborhood attractors, as well as these community attractors2.  
                                                 
2 The South Ogden City Quality of Life Plan (2001) identifies additional trails that could connect these 
neighborhood systems into adjacent municipalities and the region. 

A commercial attractor in southern South Ogden 
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Recommended Direction/Actions: 
Identifying and improving routes to existing or potential neighborhood and community centers 
utilize existing assets while strengthening the neighborhood's identity.  Physical improvements to 
streetscapes, such as tree-lined, contiguous sidewalks with consistent curb cuts, and safe and 
well-marked bike paths, will not only facilitate safe pedestrian and cyclist access to 
neighborhood destinations and community attractors, but will also provide visual cues and 
emphasize the importance of such "centers" to the neighborhood and community.   
The following are methods and programs that can create deliberate visually distinct 
neighborhood identities, improve neighborhood and community destinations, and create physical 
and visual connections to those destinations.  Each should be considered as South Ogden 
continues to develop to help improve connections between neighborhoods, to neighborhood 
centers, and to community attractors.  
 

• Neighborhood Street Light Program.  This 
program involves having each neighborhood 
select its own street light or lamppost style.  
Once installed, each neighborhood will be 
visually unified and easily identifiable from 
other neighborhoods.   

 
• Streetscape and Paving Improvements. 

Regularly-spaced trees located along streets 
with paving improvements, contiguous 
sidewalks and appropriately located curb-
cuts are examples of appropriate 
improvements.  These can also provide 
protection from the heat and other elements 
and help create a more predictable pedestrian 
environment.  Figure 2-1 offers an 
illustration of improvements for a typical 
South Ogden neighborhood streetscape.  

 
In addition to improving the streetscape, 
vegetation selection can visually distinguish 
individual neighborhoods while improving the streetscape.  Selecting street tree species 
throughout a neighborhood, or implementing unique yet consistent plantings at street 
corners, can easily set apart one neighborhood from another while also improving the 
community streets.  

 
Such treatments can also be applied at the city level.  Figure 2-2 offers a typical 
streetscape cross-section for Washington Boulevard/Highway 89 south of 42nd Street or 
the downtown area.  This cross-section differs from treatments recommended for the 
neighborhoods or along Washington Boulevard in the downtown area, since its purpose is 
to incorporate more "natural" vegetation, such as gambel oak and sumac, which is 
representative of vegetation found in the surrounding neighborhoods and is typically 
unseen by motorists.  

Distinctive neighborhood street light 
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Figure 2-1. Neighborhood Streetscape Detail  
 
 
 



  South Ogden City General Plan Update 
 

 
Land Use & Neighborhood Design  2-19  

Figure 2-2. Natural Boulevard Streetscape Detail  
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• Neighborhood Clean-up Program. Neighborhood clean-up programs involve curb-side 

garbage removal of larger items, green waste, etc. at least once a year. Such programs can 
facilitate annual yard cleanup and beautification efforts within neighborhoods.  Fees for 
such programs are often incorporated into existing garbage removal fees.  

 
• Paths and Trails. Trails and pathways within the urban environment should 

accommodate pedestrians and cyclists of all ages and abilities.  Implementing streetscape 
improvements, as discussed above, will create a contiguous network of sidewalks along 
major roadways and curb cuts at intersections.  Where rights-of-ways allow it, bicycle 
lanes should be incorporated.  Appropriate striping and signage should also be included 
in order to create safer routes for bicyclists.  The South Ogden City Quality of Life Plan 
(2001) provides recommendations for making specific roadways more pedestrian and 
cyclist-friendly.  A walkability/bikabilty study and plan should be completed to identify 
and recommend improvements for routes to neighborhood and community centers.  A 
mayor's committee of qualified citizens could be formed to make recommendations and 
ensure their implementation. 

 
• Off-street Parking. The provision of off-street parking in areas where on-street parking is 

inadequate can also enhance a neighborhood.  This can often be done by purchasing 
single, underutilized lots or portions of deep lots and converting them into parking for 
residents or by converting existing streets to include on-street parking.   

 
• Public Art.  Appropriately locating unique public art pieces into parking strips, street 

corners, and at neighborhood and community destinations can also contribute to the 
visual identity of neighborhoods.  The 
"9th and 9th District" in Salt Lake City 
recently installed nine small sculptures in 
planters at the four corners of the 
intersection of 9th South and 9th East.  
These sculptures visually cue passersby 
that they have arrived at a special 
"district" or a distinct place within the 
city. Such actions can be reinforced with 
unique landscaping details. Using works 
from local artists, when available, can 
also promote a greater sense of 
community.  

 
• Park Improvements. Improvements to existing parks can make existing destinations more 

visually and physically accessible. Incorporating clearly delineated on-street parking or 
parking areas for parks, such as at Madison and Glasmann Way Park, as well as 
retrofitting parks which are topographically difficult to access, will make these attractors 
universally accessible to all residents of a neighborhood or community. 
 

Public sculpture at the "9th and 9th District" 
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Several existing parks—Club Heights Park, Friendship Park, and the Nature Park—are 
located on the city boundary, rather than being centrally located within their respective 
neighborhoods.  Implementing streetscape treatments such as special plant materials, 
public art within park strips, or special signage can make these parks emerge as integral 
elements of their respective neighborhoods. 
 

• Neighborhood Mini-Parks. Pocket or mini-parks can be introduced into neighborhoods 
which do not have nearby park facilities.  Ideally, such mini-parks would be located on 
underutilized properties that are visually prominent and centrally located, such as corner 
lots where streets intersect.  

 
• Important Landmarks.  Important landmarks, such as the Ogden Golf and Country Club 

property, which are valuable to residents and serve an important role in the community, 
should be identified as soon as possible.  Institute a plan to preserve such places should 
ownership change in the future.   

 
• Potential Community Sites.  Potential community sites and uses within the city which 

could serve as community-gathering places should be identified before they become 
available.  For example, the City should currently be exploring the feasibility of acquiring 
and utilizing the South Ogden Junior High property when it becomes available and 
identifying what uses and recreational needs it should satisfy.  Similarly, partnerships 
with neighboring municipalities and local private entities should be pursued in order to 
acquire larger, shared areas which can serve the recreational and community-gathering 
needs of the City.  

 
 
Concept #2: Address Issues in the Downtown Residential R-2 Zoned Areas  
When the moratorium was put into effect in early 2007, R-2 zoned areas—most of which occur 
in the downtown area between 36th and 42nd Streets—permitted two-family dwelling units or 
duplexes in addition to single-family dwelling units.  Conditional uses also allowed cluster 
subdivisions or smaller minimum lot areas for multiple dwellings that incorporated a specific 
amount of recreation and/or open space.   
 
An analysis of site development standards within the R-2 zoning ordinance revealed that 
setbacks, minimum lot requirements, and allowed conditional uses, such as cluster subdivisions, 
was not congruent with the existing development patterns and styles in these established 
neighborhoods.    
 
Concept Description:  
Input from the Citizen Advisory Committee and the public confirmed the desire for development 
and redevelopment practices that preserve the existing desirable characteristics of downtown 
residential area.  The following concepts were developed as potential solutions for 
redevelopment within the R-2 zones of downtown.  These approaches and the areas they 
generally affect are loosely identified in Figure 2-3, and described below.   
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Maintain stable areas.  Lots are typically 8,000 
square feet within the downtown area.  Lot widths 
vary, yet tend to be narrow, and are typically160 feet 
in depth.  Figure 2-4 presents a typical block 
downtown area block.   
 
Housing on the outer edges of R-2 zoned areas is 
predominately single-family, well-established, 
architecturally congruous, and in good repair.  That 

said, zoning ordinances should provide the ability 
for such areas to retain the qualities that make such 
areas feel safe and stable.  As illustrated in Figure 2-3, such efforts might include raising site 
development standards on single-family minimum lots from 6,000 to 8,000 square feet, and 
increasing the minimum duplex requirements from 8,500 to 10,000 square feet.     

 
Figure 2-4.  Typical Downtown Residential Block 

 

Stable housing in an R-2 residential area  
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• Facilitate new development and encourage new investment.  Facilitation and 
encouragement of new investment and development within the areas can occur in a 
variety of ways. All development, no matter its extent, should be sensitive to the 
surrounding existing neighborhood fabric and seek to maintain the existing integrity of 
the immediate area.  Possible options include: 
 

o Reduce front yard setbacks to facilitate renovation and reinvestment in homes.  
Many homes in the area have floor plans that make expansion of homes to the 
rear, where expansion areas are most plentiful, challenging.  Reducing front yard 
setbacks could allow for expansions in the front of the home where such 
expansions are more practical and economically feasible.  Figure 2-5 shows how a 
front yard setback is reduced from the twenty-five to fifteen feet would affect a 
typical block.  
 

Figure 2-5.  Reduce Front Yard Setback 
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o Facilitate redevelopment and new housing forms through P.R.U.D. on sites 
greater than one acre. Changes to Planned Residential Unit Development 
(P.R.U.D.) requirements to raise the minimum site for duplex and multi-family 
units to 1-acre would allow redevelopment which is more flexible and supports a 
wider variety of home styles and forms, while still accommodating units that 
match neighboring facades and structures, while incorporating detached garages 
in the rear of the units.  Figure 2-6 illustrates conceptual 1-acre redevelopments 
with three different housing forms: duplexes, town homes, and twin homes, 
respectively.   

 
• Cultivate a good transition between commercial and residential areas.  Commercial 

redevelopment which faces Washington Boulevard and backs downtown residential 
neighborhoods should carefully transition into the neighborhood.  Parking for 
Washington Boulevard businesses should be located behind buildings in order to 
maintain a consistent presence or "street wall" along the street.  Access to these parking 
areas should be provided from Washington Boulevard or east-west running side streets, 
thereby maintaining the continuity of the adjacent neighborhood.  Similarly, as residences 
convert to commercial uses in the City Hall/40th Street area and parking demands 
increase, small parking lots should be appropriately placed and designed to minimally 
impact the continuity of the neighborhood street front and streetscape.      

 
Recommended Direction/Action: 
As the moratorium demanded a timely response, several amendments to R-2 zoning ordinance 
which incorporate many of the above recommendations have already been made.  In addition to 
these amendments, the following changes are recommended in an effort to accommodate 
sensitive redevelopment in the downtown area: 
 

• Design Guidelines and City Approval Processes. Design guidelines and city approval 
processes should be further developed in order to ensure introduced structures will be 
congruous with the existing area.  Design guidelines should emphasize the desirable 
characteristics of the area and cover such subjects as building height and style, placement 
of garages, etc.  Application processes should clearly identify requirements and approval 
processes should be modified to include a thorough review of these design guidelines.  

 
• Demonstration Block.  In addition to crafting sensitive development standards, the city 

could take the additional step of working with private developers to complete a 
redevelopment project which incorporates these standards in a "demonstration" block.  
Neighborhood-specific street treatments, as discussed in Concept #1, could also be 
incorporated into this demonstration block. 

 
 
Concept #3: Redevelop the Downtown Commercial Area into a Discernable and Attractive 
District  
Currently South Ogden's downtown commercial area is divided by a major highway—
Washington Boulevard—which physically separates the entities of the area.  Existing 
commercial areas on both the east and west side of the highway are in need of redevelopment in  
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order to make this area more visually appealing, physically functional, and potentially more 
commercially viable.   
 
Figures 2-7 and 2-8 illustrate an improvement concept for the downtown area.  This concept 
treats the east and west sides of downtown as coordinated but distinct areas: small-scale and 
comfortable Old Town to the east; dynamic and exciting City Center to the west.  Improvements 
to businesses and the streetscape along Washington Boulevard will further unify the downtown 
area.  Sensitive redevelopment of all three areas that recognizes existing, stable land uses of the 
area will merge the downtown area into a singular, distinctive place that is recognizable to 
passersby and provides a central gathering spot—a city center or heart—for residents of South 
Ogden.  
 
Concept Description:   
The downtown improvement concept embraces "New Urbanist", pedestrian-oriented design 
principles which focus on promoting pedestrian safety while satisfying vehicular access and 
traffic needs.  Such principles also seek to balance a variety of uses while simultaneously 
creating visually attractive, context-sensitive places.  Many of these principles are applicable to 
all three areas of this concept—Old Town, City Center, and Washington Boulevard—even 
though each area varies in design, scale, and context. 
 

• On-street parking. On-street parking creates a pedestrian-friendly environment by 
creating a buffer between pedestrians and roadways.  Using parked cars as buffers also 
makes roadways feel narrower and can help to slow traffic.  Additionally, on-street 
parking can reduce the number of off-street parking spaces required, allowing more area 
to be dedicated to other more productive uses.  

 
• Streetscape enhancements. Consistent building setbacks and unified street treatments, 

such as street trees and furnishings, should be used to visually unify downtown.  Street 
trees provide an attractive and unified setting, as well as a canopy of shade and protection 
from other climatic elements. Unobstructed sidewalks, at least 5 feet in width, facilitate 
ease of pedestrian access to commercial venues.  Even wider sidewalks can be used in the 
commercial core to encourage flexible uses, such as outdoor eating areas.   

 
 
 

Streetscape tree and lighting  
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Narrowing street intersection widths with bulb-outs and other traffic-calming tools can 
reduce pedestrian crossing distances and slow, thereby traffic creating a safer pedestrian 
environment.    

 
• “Low but tight” character.  Buildings should be "low," generally not exceeding two to 

three stories in height, in order to maintain a pedestrian-friendly scale and to fit in with 
the existing context.  Density can instead be increased by placing buildings close together 
in "tight" formations.  Pedestrian alleyways can be located between buildings to maintain 
access to other buildings and parking in the rear, further maximizing the limited space 
available.  

 
• Shared parking lots. Having less area dedicated to parking lots significantly contributes 

to a compact downtown feel while placing emphasis on the pedestrian environment and 
shopping experience. Sharing lots between uses, particularly when staggered business 
hours are possible, can minimize the overall parking lot area needed in the downtown 
area.  Parking lots should be designed in order to allow pedestrians to get to destinations 
without walking through them.  

 
• Functional, yet architecturally interesting store fronts.  Primary entries to buildings 

should be located along the main, pedestrian-oriented routes.  Facades along such routes 
should be varied and interesting in order to provide a visually interesting pedestrian 
experience. 

 
Recommended Direction/Actions—Old Town, City Center and Washington Boulevard 
The following descriptions provide the vision, recommended approaches, and features for the 
three areas of the downtown improvement plan.  These recommendations should be considered 
in conjunction with the location-specific details included in the Transportation and 
Redevelopment section of this chapter and the Economic elements which are discussed in greater 
depth in the next chapter. 
 
Old Town  
The Old Town concept builds upon the existing street 
structure, historical development patterns of the street 
and blocks, and the small-scale residential flavor 
currently found around City Hall.  Improvement 
efforts should be carefully implemented, utilizing the 
best of what is there, and carefully fitting new, mixed 
residential into existing patterns.  For example, 
existing homes along the civic core of 39th and 40th 
Streets and around the City Hall/City Park complex 
should be encouraged to incrementally transform into 
small-scale businesses, helping to create and 
strengthen the small-scale and comfortable feel of the 
area.   
 

Existing homes transformed into small-scale 
businesses    
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Efforts in Old Town should 
strive to convert this area 
into South Ogden’s “Main 
Street,” an area that is 
unique to South Ogden.  
The area surrounding City 
Hall should be converted 
into an "urban village" 
through the inclusion of a 
new plaza and retrofitting 
the existing park to support 
community activities and 
events will help support a 
local, community feel.  The 
civic plaza will also link 
City Hall with the commercial uses of the area and to the commercial corridor along Washington 
Boulevard. As discussed in Concept #2, residential uses in the surrounding neighborhoods are 
envisioned to slowly redevelop or be upgraded. 
 
Streetscape improvements should occur throughout the greater downtown area, helping to make 
the district a showpiece with great curb appeal. The streets are envisioned to become green and 
linear “oases”, where residents, workers and visitors are encouraged to linger on their way from 
place to place. Shortcuts and pathways are encouraged throughout the area as a way of linking 
downtown with surrounding neighborhoods and special uses.   
 
Figure 2-9 provides an Old Town streetscape detail.  Narrowing the intersections and clearly 
marking crossings will help slow traffic and minimize crossing distances, helping to make the 
area safer for pedestrians.  
 
City Center  
The City Center concept includes the redevelopment and 
transformation of the area west of Washington Boulevard 
into an exciting, lively and dynamic place.  Converting this 
half of Downtown South Ogden into a “lifestyle center,” or 
a major commercial attractor mixed with residential uses, 
will help make the area become a “24/7” place.  This 
concept features a wide variety of shopping and 
commercial activities which are bold and enticing, and 
attract large numbers of users and encourage them to stay.  
 
The design of the area should be thoroughly-planned and 
integrated, from the outer street edges to the internal core, 
and should encourage safe and easy pedestrian 
environment throughout.  A park and residential uses will 
help buffer existing residential uses on the west edge of the 
development area.  

Existing homes transformed into small-scale businesses    

Mixed-use lifestyle centers    
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Figure 2-9. 39th/40th Streetscape Detail
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Washington Boulevard 
Washington Boulevard should be enhanced with significant streetscape enhancements. New 
buildings developed along the boulevard should establish a “street wall" that significantly 
contributes to the sense of arriving at a “real downtown place.”  This “street wall” should be 
formed by preserving the best buildings, removing inappropriate buildings, and incorporating 
new buildings that are built to the street edge.    
 
Streetscape treatments should be coordinated with the Old Town and City Center areas to create 
a visually-unified whole.  Figure 2-10 illustrates a street treatment concept for Washington 
Boulevard which includes uniformly spaced street trees, a vegetated center median, consistent 
and unified roadway and pedestrian scale-lighting, and 
other amenities, to help define downtown as a new and 
exciting place.  This streetscape is noticeably different 
from the Natural Boulevard street treatment illustrated 
in Figure 2-2.  
The addition of a traffic light at the intersection of 
Washington Boulevard and 38th Street would allow 
large numbers of northbound visitors to enter the new 
Lifestyle Center, and provide safe connection between 
the east and west sides of downtown by pedestrians and 
motorists alike.   
 
 
 
 
 

"Street edge" with uniformly spaced 
street trees   
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Figure 2-10. Boulevard Streetscape Detail
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A Place to Start—Old Town Center Concept 
A question in the July 2007 community survey asked residents of South Ogden to identify the 
area which best describes the "heart" or "town center" of South Ogden.  The top responses to this 
question revealed that the majority of respondents believe that the City Hall area and the area 
between 36th and 40th along Washington Boulevard is South Ogden's city center.  (See 
Appendix A, for detials.)    
 
The Old Town Center Concept seeks to redevelop the area around City Hall into a civic center 
which is small in scale and has a comfortable feel.  Implementing this portion of the Downtown 
Improvement Concept will also demonstrate the importance of having a place within the city 
where the community can gather for events and activities.  If successfully implemented, the 
project could encourage a renewed interest and support for the remaining areas of the Downtown 
Improvement Concept, and may also encourage residential improvements in the R-2 zone areas 
of downtown. Such improvements would be a step toward responding to community concerns 
and goals for the area. 
 
Figure 2-11 offers design recommendations which should be considered as more specific plans 
for redevelopment of the Old Town area are developed. These recommendations have the 
potential to transform South Ogden's downtown area into an inviting destination and ensure that 
visitors will want to stop and visit as they pass through the community.   
 
Design Recommendations 
As detailed below, specific design recommendations are proposed to meet the guiding principle 
and goals established for this plan.    
 
Goal 1: Make South Ogden City distinct and identifiable from surrounding municipalities  

Improvements to the commercial frontage and streetscape 
along Washington Boulevard might be the most noticeable 
change to passersby.  As improvements are implemented, the 
downtown area along 40th Street will become a distinct and 
identifiable "Main Street" for South Ogden and an additional 
attraction to passersby. Specific recommendations include 
the following: 
 

o Use new commercial buildings to create a "street 
edge" along Washington Boulevard.  Building fronts 
of businesses along Washington Boulevard should be 
consistent in setback in order to from a unified, 
dominant appearance along this heavily traveled 
corridor.  

 

o Provide pedestrian connections to Washington 
Boulevard.   Improvements should include clear 
connections and landmarks which visually connect 
Washington Boulevard storefronts to the central plaza 
of the Old Town area.   

Existing uniform building setback 
along Washington Boulevard   
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Goal 2: Create a distinct city center or "heart of the community" 
Implementing design elements and features which are small in scale and appropriate for 
residential areas will create a people-friendly civic center which is attractive and accessible to 
residents of the community and which shows investment in the larger community. This can be 
accomplished if redevelopment efforts: 
 

o Break up parking and place behind buildings.  Smaller, non-dominant parking lots 
provide opportunities for pedestrian walkways away from automobile traffic and parking 
lots. On-street parking can ease parking requirements in areas in the interior of the block.  
In addition, smaller lots in residential business areas should be carefully designed to 
buffer neighbors and visually maintain a consistent street face.  

 

o Create pedestrian-friendly, walkable 
streets. Street "bulb outs" should be 
incorporated at intersections and mid-
block crossings in order to narrow 
pedestrian crossing distances and slow 
traffic.  Bulb outs will also provide 
additional area for vegetation and street 
trees to be planted.  Pedestrian crosswalks, 
at intersections and mid-block, should also 
be clearly marked to maximize pedestrian 
safety. Street trees should be included in 
park strips to create a unified image for the 
area, as well as provide shade and 
protection from other climatic elements. 

 
 
Goal 3: Facilitate the careful integration of new development and redevelopment in existing 
neighborhoods  
Facilitating small-scale development which is respectful of existing patterns and structures can 
significantly improve the overall appearance of the area.  In order to this, redevelopment of this 
area should: 
 

o Protect good housing.  Residential areas 
that are uniform and in good standing, such 
as the block of red brick homes to the north 
of city hall, should be kept in place.  
Preserving such structures can help provide 
a feeling of stability amidst change as other 
less attractive structures and areas are 
redeveloped.  

 
 

  

Bulb-outs narrow pedestrian crossing distances 

Red brick home, north of City Hall 
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o Respect existing neighborhood context.    
Redevelopment should be sensitively designed 
and located, particularly when adding parking and 
other elements associated with commercial uses 
into residential areas.  Appropriate placement of 
uses and the provision of aesthetically-appealing 
buffers are particularly important when 
introducing new land uses next to one another. 

 

o Reuse existing buildings where possible. 
Retrofitting, rather than replacing, older structures 
provides a feeling of stability and familiarity 
within an area during a time of transition.  

 

o Ensure new buildings match the scale of existing 
surroundings.  When existing structures can not 
be retrofitted or transformed, new buildings 
should match the scale of remaining structures 
and patterns of the overall area.    

 
 
 
Goal 4: Create places for the community to gather and 
events to draw residents to these places 
Providing places which support community gatherings 
shows city support and fosters a sense of community 
pride.  The following measures will help initiate a civic core around the existing City Hall and 
offices: 
 

o Add a new civic plaza to support community-building and cultural activities.  Locating a 
civic plaza across the street from the City Hall will extend the presence and express the 
importance of civic functions into the greater area of Old Town. It will also provide more 
space that can be utilized for larger community events. 

 

o Connect existing park to existing civic buildings and new plaza.  The addition of a strong 
network of pathways between the civic buildings, plaza, and park will make use of 
existing spaces for larger events, as well as includes spaces which are more flexible and 
can support a greater variety of functions.  
Pathways also make the area more physically 
and visually accessible to users of all 
abilities.   

 

o Maintain the civic function of old city offices. 
Maintaining the existing uses in the building 
to the north of the park facilitates the feeling 
of a civic core and also increases the 
feasibility of closing off streets for special 
functions/celebrations.  

 

A newer building that matches scale of 
surrounding neighborhood 

Reuse of older structures 

Old city offices 
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Downtown Transportation Considerations 
Transportation has an important role in the redevelopment of urban areas.  With an increased 
focus on efficient use of transportation and land resources, the choice of transportation facilities 
and networks becomes increasingly complex.  The function of transportation facilities with 
respect to individual redevelopment plans as well as its role at a more macro or regional level 
needs to consider the following: 
 
1.  Streets are public spaces and should address the needs of all users.  They should be designed 
not only for cars, but for bicyclists, pedestrians, transit users, and those with disabilities.  The 
“complete streets” philosophy provides safe, cost-effective, and viable alternative transportation 
to a range of users.  Both small and large-scale redevelopment efforts can use this concept to 
encourage a streetscape that incorporates all potential visitors.   
 
2.  Streets are a negotiation between all users 
and the elements of the street give the benefit 
to one mode over the other.  Roads that have 
many and wide travel lanes with few 
“amenities” give higher priority to the vehicle 
whereas roads with wide sidewalks and park 
strips, and features such as landscaping, street 
furniture, and lighting give priority to 
pedestrian and other “alternative” 
transportation users.   
 
3.  The scale and location of parking areas and 
their connections must be carefully 
considered.  This will rely heavily on the 
specific design and layout of a redevelopment area, although the general principles remain 
constant.  For example, a large-scale retail area will require a significant amount of parking, and 
the layout of parking with respect to the commercial area will dictate whether or not people park 
once and walk to their destinations or whether they will feel it is necessary to drive to each 
location.   
 
Design Considerations: Washington Boulevard (SR-89) 
Washington Boulevard is the main north/south arterial through Weber County running parallel to 
and between Interstate-15 to the west and Harrison Boulevard to the east.  It carries a large 
amount of traffic, connecting downtown Ogden to east bench areas through south Weber and 
Davis Counties.  Existing and future traffic volumes are shown in Table 2-3.   
 

Table 2-3 
Existing and Future Traffic Volumes for Washington Boulevard (SR-89) 

 Traffic Volume 
2007 Average Daily Traffic 27,100 
2030 Projected Average Daily Traffic 40,100 

 Traffic volumes are from the Wasatch Front Regional Council’s travel demand model. 
 

A walkable streetscape 
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Access Management 
Access management refers to standards and specifications for things such as driveways and 
signals that are developed for roads based on their functional classification and the purpose of 
roads such as providing residential access or high-speed travel over long distances.  The Utah 
Department of Transportation (UDOT) has categorized all state highways in Utah and has 
defined a specific set of access management standards for each type of road.  Often, as is the case 
with Washington Boulevard, several different access management categories have been 
identified for various stretches of the road.   
 
The current access management category for Washington Boulevard in the vicinity of South 
Ogden (from 40th Street to 31st Street) is Regional Priority – Urban.  As UDOT describes it, 
“This category is appropriate for use on highways that have the capacity for moderate speed 
(generally 45 mph or more) and moderate to high traffic volumes…These facilities move traffic 
across multiple communities…and through urban areas that have significant potential for 
development or redevelopment of adjacent land…” 
 
The access management standards for this category of road include: 

 Minimum signal spacing of 2,640 feet 
 Minimum street spacing of 660 feet 
 Minimum access spacing of 350 feet 

 
Existing signal spacing and street spacing distances are shown in Figure 2-12.   
 
In comparison, the access management category for Washington Boulevard north of 31st Street is 
Regional Urban with shorter access spacing standards.  Those standards are: 

 Minimum signal spacing of 1,320 feet 
 Minimum street spacing of 350 feet 
 Minimum access spacing of 200 feet 

 
This section of Washington Boulevard serves downtown Ogden where traffic speeds are 
expected to be slower, accesses are expected to be provided at increasing frequencies, and 
increased opportunities for both vehicle and pedestrian crossings are more important.   
As South Ogden redevelops, especially the blocks that front Washington Boulevard, the 
characteristics of the Regional Urban access management category may be more reflective of the 
expected conditions in South Ogden.    
 
Recommended Transportation Direction/Actions 

• Change the access category of Washington Boulevard. Access management standards 
and specifications are important and are made by the Utah Department of Transportation.  
Changing the access management category of a road needs to be done by UDOT – 
Region One, although will need to be initiated by South Ogden City.   
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Figure 2-12.  Existing Signal Spacing Distances Between 36th and 40th Street 

• Create a transportation corridor which understands the 
role of both vehicles and pedestrians.  The width, the 
traffic volume that it carries, and its nature as a major 
north/south route in Weber County make Washington 
Boulevard a hurdle in providing a “downtown” 
character in the South Ogden vicinity.  Given these 
constraints, it is the recommendation of this plan that 
South Ogden not try to make sweeping changes to the 
Washington Boulevard streetscape, but instead to work 
to create a more visually pleasing transportation 
corridor while understanding the roles of both the 
vehicle and the pedestrian in the area.   

 

• Incorporate streetscape amenities and features that 
make Washington Boulevard a pedestrian-oriented 
roadway.  The physical orientation, whether to the 

2640’

710’

Light post flags 
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interior or exterior of the city block, of redevelopment efforts that are adjacent to 
Washington Boulevard will dictate the nature of the road.  Given the constraints 
identified above, it is unlikely that it will become a pedestrian-oriented roadway but 
nevertheless can provide amenities that contribute to a sense of place.  Things such as 
light post flags, pedestrian refuges, windows to the street, and vegetation give an 
aesthetic enhancement to vehicle-dominated roadways.  Like access management 
categories and standards, these types of improvements will need to be coordinated with 
UDOT Region1 personnel.   

 
Design Considerations: Old Town 
The proposed redevelopment of the area between Washington Boulevard and Adams Avenue, 
and between 39th and 40th Streets, would likely be a relatively small-scale commercial/retail mix.  
Transportation connections to the area should reflect the scale of the development and the types 
of uses and users.  For example, are patrons likely to come to the area with the intent of visiting 
several places so that the specific location of parking lots is not as critical?  Or will there be the 
kinds of “destination” businesses (drug store, banks, etc.) so that people have a single specific 
reason for coming to the area and will want to park close to that store and leave without visiting 
other stores?  Questions such as these should be considered in the design of the redevelopment 
area.   
 
Recommended Direction/Action 

• Minimize access points from Washington Boulevard.  Vehicle access should be provided 
into the area from/to Adams Avenue, 39th Street, and 40th Street.  The area should not be 
accessible by vehicle from Washington Boulevard as access management standards on 
this road are intended to limit the number of access points and maintain the road as a 
major traffic thoroughfare.  See Access Management discussion for more detailed 
discussion of access management standards in the area.    

 

• Provide pedestrian access points and linkages throughout the area.  Pedestrian access 
should be provided from several points around the perimeter of the area, including from 
Washington Blvd.  This will maintain links with existing and planned uses such as City 
Hall, any redevelopment areas to the west, and other nearby businesses and public areas.   

 

• Create a safe, pedestrian environment while accommodating parking needs. With respect 
to parking, it is recommended that smaller, non-centralized parking areas be located in 
the interior of the block and that they be well-connected to commercial areas by 
sidewalks, trees, lighting, and other pedestrian amenities.  In addition, to the extent 
possible, on-street parking should be allowed as well.  On-street parking serves many 
benefits in that it provides a buffer between passing vehicles and pedestrians, it often 
serves as a traffic calming mechanism by visually narrowing the roadway, and it provides 
convenient parking and access, especially to commercial uses at the edge of the 
development.  

 
Design Considerations: 40th Street 
40th Street is an important east/west corridor through South Ogden that connects Harrison and 
Washington Boulevards, and ultimately, the popular commercial corridor of Riverdale Road to 
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the west and Weber State University to the east.  Existing and future traffic volumes are shown 
in the table below.  
  

Table 2-.4 
Existing and Future Traffic Volumes for 40th Street 

 
 Traffic Volume 

2007 Average Daily Traffic 19,700 
2030 Projected Average Daily Traffic 19,600 

 Traffic volumes are from the Wasatch Front Regional Council’s travel demand model. 
 
The current cross-section of the road is four lanes at both Washington and Harrison Boulevards 
and a narrowing to two lanes between Adams and Gramercy Avenues.  The Wasatch Front 
Regional Council (WFRC) Regional Transportation Plan includes widening the road to four 
lanes from Adams to Gramercy to eliminate the current bottleneck between the existing four-lane 
cross-sections at either end of the corridor. 
 
Comment received at the first public open house indicated that there was a problem on 40th 
Street, primarily at the point where the four lanes dropped to two lanes.  However, city staff is 
concerned that widening the road will divide the city with a physical barrier that is difficult to 
cross either on foot or in a vehicle.   
 
Recommended Direction/Action 

• Alleviate "bottleneck" locations while 
avoiding widening the road. Given that 
traffic volumes on the road are not 
expected to increase in the next couple of 
decades and that the city has legitimate 
concerns regarding the character of a 
widened road, South Ogden City should 
explore alternative ways to accommodate 
existing and future traffic and/or alleviate 
“bottleneck” locations.  This might include 
providing turn lanes at key intersections or 
providing two lanes of traffic in each 
direction within the current pavement 
width.   

  
Design Considerations: City Center 
Recommended redevelopment of this area would include a larger-scale retail/commercial 
development such as a “lifestyle center” or similar type.  It is anticipated that a development of 
this nature would be of greater size and variety than the redevelopment of the block east of 
Washington Boulevard.  Given the potential for redevelopment of a large area, providing 
transportation access to the area will need to be carefully planned and coordinated with UDOT 
officials if access from Washington Boulevard is necessary, which is likely.  Again, a more 
detailed discussion of access management standards on Washington Boulevard is provided under 

40th Street 
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the “Access Management” section.  Signal spacing and driveway spacing requirements will be 
important components of any redevelopment effort.   
 
Recommended Direction/Action 

• Consider pedestrian and parking connections carefully. Similar to vehicle access, 
pedestrian and parking connections need to be carefully considered in any site design or 
redevelopment plans.  Especially with a larger-scale development, the location of parking 
facilities can have a dramatic effect on the internal circulation of the area.   

  
As an example, the Sugarhouse Commons development in Salt Lake City at 2100 South 
and 1100 East is a relatively new redevelopment effort where buildings are oriented 
towards the street with great effect.  However, the parking needs of the development 
require several large parking areas internal to the project and can be intimidating for 
pedestrians to cross.  Although on a different scale in both scope and investment, the 
Gateway Development in Salt Lake City has been designed for visitors to park once and 
walk to multiple destinations within the development, offering a much friendlier 
pedestrian atmosphere.   
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Chapter 3: Socio-Economics  
This socio-economic element of the General Plan is based on an analysis of the demographic 
characteristics of the community, revenue analysis, sales analysis, infrastructure analysis, 
evaluation of potential RDA areas, and funding options for implementation of the goals and 
objectives of this plan.  Detailed socio-economic information is provided in two appendices – 
Socio-Demographic Appendix and Economic Appendix B. 
 
Socio-Demographic Factors 
 

Population Growth  
South Ogden is the fourth-largest city in Weber County, with an estimated year 2007 population 
of 15,667.  Other cities in Utah of a similar size include Brigham City, Centerville, Clinton, 
Farmington, Kaysville, North Salt Lake, Herriman, Highland, Payson, Washington City, and 
North Ogden.   
 
In comparison to other cities statewide, 
South Ogden is not growing rapidly.  
Therefore, it cannot rely as heavily on new 
development as an economic generator as 
other cities are doing.  South Ogden has 
grown at an average annual rate of 1.2 
percent over the last seven years – roughly 
half of the statewide rate of 2.5 percent.   
 
This slower-than-average growth rate is 
due to the largely built-out nature of South 
Ogden, which has little vacant land 
available for new development.  Figure 3-
1 documents vacant land in South Ogden.  
Redevelopment will be particularly 
important to this community, where much 
of its future growth will need to come 
through redevelopment of its older, 
outdated, and rundown areas. 
 
Future growth in the community is at an 
average growth rate of only 1.1 percent 
annually from 2005 to 2020.  South Ogden 
is, and is projected to remain, a mid-size 
city.  
 
 
Building Permits 
During the time period from 2001 to 2006, South Ogden has issued more multi-family building 
permits than any other area in Weber County.  In 2001, 86 percent of the building permits issued 
through South Ogden were for multi-family units, with only 14 percent for single-family 

Figure 3-1 
Vacant Land Analysis 
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construction.  In comparison, 23 percent of permits issued countywide were for multi-family, 
with 77 percent residential construction.  South Ogden has issued building permits for 844 units 
since 2000 – an average of 141 units per year. 
 
Household Size   
South Ogden households have an average size of 2.73 persons, somewhat below Weber County’s 
average size of 2.95 and Utah’s average of 3.13 persons.  In comparison to the rest of the 
country, Utah has substantially larger-than-average household sizes, well above the national 
average of 2.59 persons.   
 
Age   
South Ogden has the oldest median age in Weber County and in the northern portion of Davis 
County.  With a median age of 33.7 years, South Ogden residents average more than four years 
older than Weber County residents (median age of 29.3 years) and 6.6 years older than residents 
statewide.  However, South Ogden City is still younger than the median age of 35.3 years 
nationwide.   
 
Education  
Ninety percent of South Ogden City residents1 are high school graduates, well above the county 
average of 85 percent.  Twenty-eight percent have bachelor’s degrees, also well above the county 
average of 20 percent  
 
Income 
South Ogden’s median household income of $46,794, as reported in the Census 2000, was 
slightly higher than Utah’s median income statewide ($45,726) at that time.  Given that 
educational levels in South Ogden were slightly higher than the statewide average, it is to be 
expected that income levels would also be slightly higher than average, as there is generally a 
strong correlation between education levels and income levels. 
 
Median Home Values and Age of Buildings 
Based on data provided from the United States Census 2000, South Ogden’s median home value 
of $135,500 was above Weber County’s average of $125,600, but well below the state average of 
$167,200.  
 
The two maps (Figure 3-2)—one showing median home values2 and the other displaying the age 
of structures—show a strong correlation between older-age buildings and lower property values.  
In general, the older buildings are located at the north end of South Ogden City.  Many parcels in 
this area have values below $100,000, suggesting a critical need for redevelopment efforts. 

                                                 
1 Applies to residents age 25 and older. 
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Economic Factors 
 

Transportation Infrastructure 
The City is easily accessed from several major routes, including Highway 89 (Washington 
Blvd.), Riverdale Road and Harrison Blvd. The major transportation routes through South Ogden 
have allowed the City to develop a fairly strong economic tax base, with its primary emphasis on 
regional retail that attracts shoppers from many neighboring communities.  While retail 
development has occurred primarily at the north end of the City between Washington Blvd. and 
Riverdale Road, there has recently been some neighborhood/community-scale retail development 
at the south end of the City as well.   
 
Major traffic routes in South Ogden City include Harrison Blvd., Washington Blvd., 36th Street, 
and Riverdale Road.  While visibility is good along the entire stretch of Washington Blvd., 
access to some properties is somewhat limited at the middle and southern stretches of the 
boulevard. 
 

Figure 3-2 
Comparison of Property Value and Age of Buildings 
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Not surprisingly, commercial development is clustered around the points of highest traffic counts 
at both the north and south ends of the City, and along Washington Blvd. Traffic counts are 
shown in the Table 3-1 and Figure 3-3. 
 
 
 

Figure 3-3 
Average Annual Daily Traffic Counts—2006 
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Table 3-1 
Traffic Counts for Major Highways in South Ogden 

 

  2006 2005 Difference 
HWY 26       
Jct SR 204 Wall Avenue          12,310           18,585           (6,275) 
SO Incl Ogden - JCT SR 89 Washington Blvd.          12,055           18,525           (6,470) 
HWY 79       
Wall Ave. - Washington Blvd. Via 31st St. EB            5,420             5,340                 80  
Washington Blvd. Via 30th St. Two Way            9,360             9,220               140  
Madison Ave. Via 30th St.            8,125             8,005               120  
Monroe Ave. (RT 3404) - SR 203 Via 30th St.            8,125             8,005               120  
Washington Blvd. Via 30th St. West bound            9,405             9,265               140  
Wall Ave. - 31st Street Westbound            9,665             9,520               145  
HWY 89       
Harrison Blvd.          23,485           23,140               345  
South INCL South Ogden          18,510           18,235               275  
50th Street          22,965           20,710            2,255  
No. INCL South Ogden/South INCL Ogden 36th St.          27,885           26,880            1,005  
JCT SR 26 Riverdale Road          27,885           26,880            1,005  
31st St. in Ogden via Washington Blvd          28,840           28,275               565  
30th St. via Washington Blvd.          27,475           27,070               405  
HWY 203       
JCT SR 89          29,295           28,860               435  
North INCL South Ogden/South INCL Ogden          31,820           31,350               470  
Country Hill Dr. via Harrison Blvd.          37,015           44,390           (7,375) 
36th St. via Harrison Blvd          29,135           28,705               430  
30th St. via Harrison Blvd          29,585           29,150               435  
HWY 204       
JCT SR 26 Riverdale Road          15,745           15,075               670  
South INCL Ogden          16,175           15,490               685  
31st. Street in Ogden via Wall Avenue          30,950           28,465            2,485  
Source: UDOT 

 
 
Commercial Development  
Retail development has occurred primarily at both the north and south ends of the City.  South 
Ogden attracts regional shoppers for big box and national chain retail stores, but is lacking in 
smaller, specialty retail shops.  Professional office development is spread throughout the city, 
with a significant portion along Washington Blvd.  There is no industrial development in the City 
and very little vacant land. 
 
Results of the sales leakage analysis conducted for South City suggest that the City could support 
additional development in the following areas:  specialty food stores; specialty apparel; specialty 
furniture; electronics stores; sit-down restaurants; book stores; stationery stores; camera and 
photographic stores; sewing and needlework; florists; jewelry; hobby, toy and game; and movie 
theaters.  A detailed sales leakage analysis is included in the Appendix B and is discussed further 
under Goals and Objectives. 
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Redevelopment   
The north end of South Ogden City has older development, much of which is blighted and 
economically depressed.  Redevelopment areas are recommended for areas along Washington 
Blvd., in order to assist the City in cleaning up and modernizing some of these rundown areas.  
As part of its redevelopment efforts, South Ogden should strive to create a city center for its 
residents that is walkable, pedestrian-friendly, and conveys a sense of place.  Based on input 
from a community survey, residents prefer the area around City Hall for the creation of a City 
Center area.  
 
Another prime target for redevelopment is the area located west of Washington Blvd., between 
3600 South and 4000 South.  This area could support larger-scale development than the City 
Center area (which is adjacent to older, residential neighborhoods).  Here there is the potential 
for a lifestyle center development, including entertainment, restaurants, and retail stores.   
 
 
Goals and Objectives 
 

Goal 1: Maintain and strengthen the strong economic base in South Ogden City 
 
Objective 1:  Build on the City’s strengths in retail categories that attract a regional draw, 
while adding stores that provide goods and services that are currently unavailable in 
South Ogden. 
 

Policy 1:  The City will facilitate the development of specialty retail stores in 
areas now showing significant sales leakage. 
 
Policy 2:  The City will strive to maximize its sales tax base by promoting 
regional retail/entertainment development at its northern edge adjacent to 
Riverdale Road. 
 

Objective 2:  Develop and maintain a business environment which fosters growth and 
development that is mutually beneficial to the city and its businesses.   

 
Policy 1:  Ensure that City regulations are open and streamlined, so that they 
encourage the retention and expansion of existing businesses.  Provide services in 
a timely manner, while ensuring that businesses pay for their fair share of services 
provided.  Where enhanced levels of services may be desired, allow for the 
creation of business improvement districts, as needed, in order to provide 
appropriate levels of service.  
 
Policy 2:  Provide a competitive environment that will strengthen existing 
businesses and attract new businesses to the City, including the provision of 
appropriate infrastructure, traffic control, fiber optics, city regulations, design 
guidelines and incentives. 
 

Objective 3:  Promote office development along key transportation corridors. 
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Policy 1:  Cooperate with adjacent communities to plan for commercial and office 
development along key transportation corridors.  Capitalize on major employment 
centers in the area, such as Weber State University, McKay Dee Hospital, and 
Hill Field. 

  
Goal 2:  Redevelop areas which are economically depressed, blighted or incompatible with 
surrounding land uses   
 
 Objective 1:  Eliminate blighted and unsightly areas within the City, while encouraging 

appropriate economic growth of these areas. 
 
 Policy 1:  The City will carefully study and provide appropriate assistance to 

areas in need of redevelopment or economic development assistance. 
 

 Policy 2:  The City will consider appropriate incentives, tax abatement and other 
assistance as needed in order to attract the highest level of development. 

 
 Policy 3:  The City will encourage redevelopment of the west Side of Washington 

Blvd., between 4000 South and 3600 South, potentially as a lifestyle center. 
 

Policy 4:  The City will promote redevelopment around City Hall, including 
neighborhood-scale retail development. 
  
Policy 5:  The City will focus redevelopment efforts on Washington Blvd., 
between 3600 South and 4000 South to improve the appearance and economic 
vitality of this important gateway to South Ogden. 

  
Goal 3:  Establish an area of the City that will serve as the city center 
 

Objective 1:  Provide South Ogden City with an area that feels like the “heart of the 
community.” 
 

Policy 1:  Promote the development of a smaller-scale, walkable city center near 
City Hall. 
 
Policy 2:  Encourage the development of infrastructure that will create a 
connection between the east and west sides of Washington Blvd. 

 
Goal 4:  Promote the welfare of South Ogden City residents by providing convenient access to 
neighborhood goods and services, as well as facilitating home-based business opportunities 
where appropriate 
 
  Objective 1:  Encourage small-scale neighborhood retail development in both the north 

and south portions of the City. 
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 Policy 1:  Allow for small-scale neighborhood retail development in designated 
areas to accommodate resident needs.   

  
Objective 2:  Provide clear guidelines regarding the ability to conduct business from 
home. 

 
Policy 1:  The City will establish clear policies that allow for appropriate home 
businesses and that encourage cottage industries.  The City will also be respectful 
of the character of residential neighborhoods and will not allow for home 
businesses with undue levels of traffic, noise unusual hours of operation, 
unsightly appearance or disruption of neighborhoods.  

 
 
Additional Research 
The following sections provide the additional research that led to the goals suggested in the 
preceding section. 
 
Goal 1: Maintain and strengthen the strong economic base in South Ogden City 
 
Economic Base 
The primary components of South Ogden City’s tax base are property taxes and sales taxes.  
Based on a comparison with other cities, as illustrated in Tables 3-2 and 3-3 and Figure 3-4, 
South Ogden is heavily reliant on property taxes as a percentage of its total income.  In fact, of 
the cities selected for comparison, South Ogden City has the highest percentage (24 percent), 
followed by North Ogden at 22 percent, Tooele at 19 percent and Bountiful at 18 percent.  
Brigham City is the least reliant on property tax at only five percent of the City’s total General 
Fund revenues. 
 
Centerville has the highest reliance on sales tax (40 percent), followed by Tooele at 37 percent, 
American Fork at 33 percent, Spanish Fork at 32 percent, Brigham City at 31 percent and South 
Ogden and Springville (both at 30 percent).   Herriman has the weakest sales tax base which 
provides only six percent of City revenues.   
 
South Ogden is more heavily reliant on fines and forfeitures than other cities, and is somewhat 
less reliant on building permits.  In comparison, Herriman is heavily reliant on building permits, 
as Herriman has seen exceptionally rapid growth during the past few years. 
 
The analysis suggests that while South Ogden has a solid sales tax base in place, it should still 
strive to expand its sales tax base further in order to reduce its relatively heavy reliance (as 
compared to other cities) on property taxes. 
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Table 3-2 
Comparison of Revenues as Percent of Total Revenues, Part I 

 
 
 
 

Table 3-3 
Comparison of Revenues as Percent of Total Revenues, Part II 

 

 
 
 
 

REVENUES AS PERCENT OF TOTAL REVENUES 
General Fund Budgets, 2007 
Part I Comparison 

 
South 
Ogden Tooele Bountiful 

North 
Ogden 

Pleasant 
Grove Lehi Springville 

Property tax 24% 19% 18% 22% 16% 17% 15% 
Sales tax 30% 37% 22% 26% 23% 13% 30% 
Other taxes 16% 17% 32% 17% 13% 11% 21% 
Licenses and permits 
not including bldg 
permits 2% 1% 2% 1% 0% 16% 1% 
Building permits 3% 3% 5% 4% 5% 17% 5% 
Intergovernmental 
revenue 7% 12% 11% 9% 1% 4% 9% 
Charges for services 3% 9% 6% 14% 36% 14% 11% 
Fines and forfeitures 12% 1% 1% 3% 4% 6% 4% 
Miscellaneous 
revenue 4% 1% 4% 4% 1% 4% 4% 
TOTAL 100% 100% 100% 100% 100% 100% 100% 

REVENUES AS PERCENT OF TOTAL REVENUES 
General Fund Budgets, 2007 
Part II Comparison 

 
South 
Ogden 

American 
Fork 

Spanish 
Fork Herriman 

Brigham 
City Centerville Kaysville 

Property tax 24% 15% 12% 13% 5% 13% 9% 
Sales tax 30% 33% 32% 6% 31% 40% 27% 
Other taxes 16% 12% 17% 4% 12% 15% 16% 
Licenses and 
permits not 
including bldg 
permits 2% 0% 8% 0% 1% 1% 1% 
Building permits 3% 2% 0% 46% 3% 3% 5% 
Intergovernmental 
revenue 7% 6% 8% 5% 13% 8% 8% 
Charges for services 3% 25% 20% 3% 29% 10% 14% 
Fines and forfeitures 12% 3% 0% 1% 2% 7% 1% 
Miscellaneous 
revenue 4% 4% 3% 22% 4% 3% 20% 
TOTAL 100% 100% 100% 100% 100% 100% 100% 
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Property Tax 
As shown in Table 3-4, South Ogden City has one of the highest tax rates in Weber County, 
surpassed only by Washington Terrace and Ogden City.  Based on the City’s municipal services 
rate, for every $100,000 of market value on a primary residence, a homeowner would pay $1553 
to South Ogden City annually.  For every $100,000 of commercial value, a property owner 
would pay $283.4  In comparison, for $100,000 of commercial value, a property owner in the 
neighboring cities of Ogden would pay $391; in Washington Terrace would pay $320; and in 
Riverdale would pay $113.  While South Ogden’s rate is higher-than-average, two of its 
neighboring cities also have relatively high rates, thus mitigating some of the loss of 
competitiveness that could occur with other areas of the County.   

 
Table 3-4 

Property Tax Rates for Cities in Weber County 
 

PROPERTY TAX RATES 
Farr West 0.00028 
Hooper City  0.000366 
Plain City 0.000519 
Uintah 0.000757 
Huntsville 0.001066 
Riverdale 0.001131 
Harrisville 0.001548 
Pleasant View 0.002189 
North Ogden 0.002435 
Roy 0.002451 
South Ogden 0.002825 
Washington Terrace 0.003203 
Ogden 0.003905 
Source: Utah State Tax Commission 

 
 

                                                 
3 Calculated as follows:  $100,000 x 0.55 (primary residential exemption) x .002825 = $155. 
4 Calculated as follows:  $100,000 x .002825 = $283. 

Figure 3-4 
Percent of Total Revenues 
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Goal 2:  Redevelopment of areas which are economically depressed, blighted or incompatible 
with surrounding land uses.   
 
Existing Redevelopment Areas 
Figure 3-5 shows South Ogden City’s four RDA areas.  The Northwest Area RDA, shown in 
green, is the largest in geographic size (69.15 acres), and contains several large businesses, 
including Costco, Walgreens and Big 5 Sporting Goods.  There are a few vacant parcels in this 
RDA, located north of Big 5 and on the corner of S. Riverdale Road and 37th Street.  The 
Northwest Area RDA was created in September 2003 and will extend through 2016 -- a 13-year 
timeframe.   
 
The 36th Street RDA, shown in blue, is much smaller (12.88 acres) and has only one major 
retailer -- Macey’s.  This RDA was formed in November 2002 and is scheduled to extend 
through 2021. 

The Washington Blvd. RDA Area, shown 
in purple and located at the northern end 
of the City along Washington Blvd, is the 
smallest in geographic size (5 acres).  
Albertson’s is its major tenant.  This 
RDA was established in December 1982 
and will terminate in 2008.  A more 
detailed map of these three areas is 
provided in Figure 3-6. 
  
The last RDA area shown below is the 
Hinckley RDA area which was 
established in February 2001 and is 
scheduled through 2016.  Although this 
area does not have any major tenants, 
Albertson’s is located immediately 
adjacent to the south.  This RDA covers 
7.03 acres.  Figure 3-7 provides a more 
detail map of this area. 

Figure 3-5 
South Ogden RDA Areas
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Figure 3-6 
South Ogden RDA Areas - North 
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Figure 3-7 
South Ogden RDA Areas - South 
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Potential Redevelopment Areas  
Two new potential RDA areas are recommended for consideration as part of this plan.  Both 
areas are located at the northern end of South Ogden – one on the east side of Washington, and 
the other on the west side of Washington, as shown in Figure 3-8.  The eastern area covers 32.89 
acres, while the western area includes 21.51 acres. 

 

The emphasis for redevelopment in the western RDA would be for a retail-entertainment 
lifestyle center, with the potential for a movie theater megaplex, restaurants, plazas, and retail 
stores.  The eastern RDA would have a different flavor, and would include smaller-scale 
specialty retail stores, eating places, and walkable pathways. 
 
As South Ogden City considers the formation of additional urban renewal areas, it must stay 
within the guidelines of Utah law that state (17C-2-202),  
 
 An agency may not adopt an urban renewal project area budget if, at the time the urban 

renewal project area budget is being considered, the combined incremental value for the 
agency exceeds 10% of the total taxable value of property within the agency’s boundaries 
in the year that the urban renewal project area budget is being considered. 

 
The incremental value, calculated and displayed in Table 3-5, of the existing RDA’s represents 
4.6 percent of the taxable value of all of South Ogden City – approximately half of the amount 
allowed by law.  Therefore, there should not be any constraints to the City forming an additional 
RDA.  Table 3-6 presents values per acre for existing and potential RDA areas.  

Figure 3-8 
Potential RDA Areas 
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Table 3-5 

Combined Incremental Value Analysis 
 

 Taxable Value Base Value 
Incremental 
Value 

Hinckley             $1,469,910                   $895,683             $574,227 

Northwest Area RDA           $41,241,838               $21,338,779 
  

$19,903,059 

36th Street RDA           $13,580,592                $1,441,766  
  

$12,138,826 

Washington Blvd RDA             $3,951,924                $1,293,240          $2,658,684 

Total Existing RDA's           $60,244,264               $24,969,468 
  

$35,274,796 

South Ogden City         $761,101,071  NA   NA 

    

RDA's as Percent of Total Value   4.6% 
 

Table 3-6 
Value of Existing and Potential RDA Areas 

 
 
 
 
 
 
 
 
 
 
 
 
Goal 3:  Establish an area of the City that will serve as the city center  
 
Downtown Study Area Analysis 
The blocks surrounding City Hall may be an ideal place to create a community center in South 
Ogden – a walkable, pedestrian-friendly destination.  Therefore, we have looked closely at the 
nature of these blocks in this older part of the City.  Figure 3-9 shows the blocks included within 
the study area.  A summary of lot sizes, average residential value and average year built, by 
block, is shown in Table 3-7.  The average values are well below the City median of $135,500 
and Weber County’s median of $125,600.  For example, Block 1 has values that are only 69 
percent of the median value citywide, suggesting a critical need for redevelopment in this area. 
 
 
 

RDA AREAS TAXABLE VALUE ACRES VALUE PER ACRE 
Existing RDA's 
Northwest       $41,241,838  69.15      $596,411  
36th Street       13,580,592  12.88    1,054,394  
Washington Blvd         3,951,924  5       790,385  
Total       58,774,354  87        675,334  
 
Potential RDA's 
East New       15,334,231  32.89       466,228  
West New       12,642,795  21.51       587,764  
Total       27,977,026  54        514,284  
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Table 3-7 
Downtown Study Area Analysis 

 

Block 
Ave Lot Size in 
Acres Ave Value Ave Year Built 

1 0.18 $93,638 1924 
2 0.20 $99,742 1936 
3 0.20 $101,726 1941 
4 0.18 $108,715 1950 
5 0.20 $105,909 1935 
6 0.21 $98,633 1940 
7 0.23 $98,718 1942 
8 0.26 $118,350 1949 
9 0.23 $123,939 1948 
10 0.17 $101,782 1934 
11 0.14 $101,408 1950 
12 0.22 $111,973 1950 
13 0.23 $117,423 1950 
14 0.33 $116,729 1955 
15 0.23 $117,626 1952 
16 0.21 $114,296 1953 
17 0.27 $128,912 1956 
18 0.22 $121,600 1962 
Source:  Weber County Assessor’s Office; LYRB 

Figure 3-9 
Downtown Study Area
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Figure 3-10 displays the frequency of lot size in the downtown study area. The average lot size 
per block in the downtown study area ranges from 0.17 acres (Block 10) to 0.33 acres (Block 
14), with most blocks having an average lot size less than one-quarter acre in size.  The overall 
average lot size in the downtown study area is 0.21 acres.  Future redevelopment in this area 
needs to be respectful of the existing scale in the area.   

 
Figure 3-10 

Frequency of Lot Size 

 
Goal 4:  Promote the welfare of South Ogden City residents by providing convenient access to 

neighborhood goods and services, as well as facilitating home-based business 
opportunities where appropriate 

 
Sales Tax Analysis 
Retail sales in South Ogden have grown rapidly over the past four years.  As shown in Table 3-8, 
the average annual growth rate in South Ogden (13 percent) has been more than double the rate 
countywide.  South Ogden has several major retailers that draw shoppers from neighboring 
communities and that help to account for its strong sales tax base.  Major retailers that draw 
people into the community include Costco, Macey’s, Wal-Mart Neighborhood, and Albertson’s. 
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Table 3-8 
Historical Retail Sales – South Ogden 

 

HISTORICAL RETAIL SALES, SOUTH OGDEN 

City Direct Sales 2002 Direct Sales 2003 Direct Sales 2004 Direct Sales 2005 Direct Sales 2006 AAGR 

South Ogden  $        125,634,555   $        128,317,429  $        163,168,757  $        191,858,268  $        207,558,367 13% 
Weber 
County  $      2,552,414,748   $     2,599,184,450  $     2,758,768,928  $     2,895,409,713  $     3,253,504,600 6% 

 
Retail Locations. There are two main commercial locations in South Ogden City – one located at 
the north end of the City, and the other at the south end.  Analysis of these two locations, Figure 
3-11 and Tables 3-9 and 3-10, shows considerably more population, and therefore more buying 
power, associated with the northern location.  The northern location is surrounded by higher-
density, more urban-type development, while the southern location is more suburban in nature.  
Commercial development in the northern portion of the City is old, with much of it in need of 
redevelopment.  Therefore, a location in the northern part of the City could be an ideal site for 
pedestrian-oriented, walkable commercial development that can become a community center and 
for lifestyle-center type development. 

Figure 3-11. 
Population Analysis 
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Table 3-9 
Projected Population by Area - North 

 

NORTH AREA 
1- Mile Radius 
Year Population 
2007 15,582 
2017 16,764 
2027 17,844 
2- Mile Radius 
2007 49,988 
2017 55,444 
2027 60,276 

 
Table 3-10 

Projected Population by Area - South 
 

 
 
 
 
 
 
 
 
 
 
Sales Leakage 
A sales gap (aka “leakage”) analysis is conducted in order to identify economic development 
opportunities for a community.  This type of analysis first identifies sales within the State of 
Utah for each major SIC code category and then calculates the average sales per capita in each 
SIC category.  Sales in South Ogden have then been compared to average sales statewide to 
estimate what proportion of resident purchases are being made within South Ogden City 
boundaries.   
 
For example, in the table below, we estimate that South Ogden City is capturing zero percent of 
lumber and other building material purchases made by its residents.  The community is losing, 
on average, $996 per capita (purchases made outside of South Ogden boundaries).  With a year 
2006 population of 15,461 persons, South Ogden City residents purchased an estimated 
$15,395,030 worth of lumber and other building materials outside of city boundaries.  Note that 
some categories show positive leakage.  For example, in the general merchandise category, 
South Ogden City had a capture rate of 263 percent, or nearly $48 million more than would be 
expected by its residents, meaning that residents from other communities are traveling to South 
Ogden to make these types of purchases. 
 
For the sales analysis, we have also considered the competitive market area that surrounds South 
Ogden City.  Based on a central point in the northern part of South Ogden’s commercial area 
(i.e., Big Lots), Table 3-11 identifies the population within a 1-mile, 2-mile, and 3-mile radius.  

SOUTH AREA 
1- Mile Radius 
Year Population 
2007 8,490 
2017 10,635 
2027 12,346 
2- Mile Radius 
2007 25,539 
2017 32,533 
2027 37,488 
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For each major retail category below, we have identified the existing and future buying power, as 
well as the current competitive market. 
 

Table 3-11 
Current and Project Population 

 
POPULATION—Current and Projected 
 2007 2015 
1-mile population           13,512            14,295  
2-mile population           49,178            53,029  
3-mile population           94,281          102,830  

 
Table 3-12 summarizes the major retail development opportunities which South Ogden City 
should pursue. 

Table 3-12 
Summary of Major Retail Opportunities 

 
 Sales per Capita Supportable 

Establishments 
1-mile radius 

Supportable 
Establishments 
2-mile radius 

Supportable 
Establishments 
3-mile radius 

Other Food Stores $88 3.7 13.4 25.6 
Apparel (focus on specialty 
that can stand alone) $449 12 44 84 
Furniture (specialty) $212 Depends on size 
Radio, TV and Electronics $141 1.4 5.0 9.6 
Sit-Down Restaurants $604 4.1 14.9 28.5 
Book Stores $53 1.2 4.5 8.6 
Stationery Stores $73 1.9 6.8 13.1 
Camera/Photographic $9 0.2 0.8 1.5 
Sewing and Needlework $21 0.4 1.6 3.1 
Florists $17 1.6 5.9 11.3 
Jewelry $45 1.4 5.0 9.6 
Hobby, Toy and Game $47 1.1 4.1 7.9 
Movie Theaters $130 0.3 1.2 2.3 
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Appendix A: South Ogden Community Survey Summary 
 
Demographics and Concerns 
 

o 73 percent of all respondents are 45 years of age and older; 12 percent are 35-44 years, 13 
percent are 25-34 years and only 2 percent fall between 18-24 years of age.  Clearly, the 
survey is heavily skewed to older individuals.  Only 36 percent of the population is 45 
years or older. 

 
o 99 percent of respondents own a home with only one percent reporting they rent.  

However, according to the 2000 Census, 77 percent of the population owned their home 
with the remaining 23 percent of the population renting.  It is apparent that the majority 
of renters who received this survey, did not return it.  This suggests that those who rent in 
South Ogden may lack a sense of investment in the City. 

 
o The top three concerns with City services include: (1) laws/ordinances enforced; (2) 

sidewalks and trails; and (3) traffic. 
 
Public Safety 
 

o 95 percent of respondents feel safe in South Ogden, but 25 percent feel less safe than they 
did five years ago.  53 percent feel as safe as, and eight percent feel safer than they did 
five years ago. 

 
o The biggest concern expressed, with regards to the Police Department, is burglary and 

theft, followed by vandalism and property destruction.   
 
Parks, Trails and Recreation 
 

o In terms of priorities for parks, trails and recreation, respondents gave first priority to the 
preservation of open space, followed by trails linking various parts of the community 
together, and additional parks.   

 
Economic Development 
 

What the citizens would like more of: 

• Restaurants (sit-down)  
• Entertainment (bowling, arcades, miniature golf, etc.)  
• Specialty food stores (bakeries, delicatessen, health, etc.) 

What the citizens want to keep the same: 

• Grocery stores 
• Sporting goods 
• Electronics, computers 

What the citizens want less of: 

• “Big box” general merchandise 
• Restaurants (fast food) 
• National chain stores 

 



   South Ogden City General Plan Update 
 

Appendix A  A-2 

 
o The most frequently requested goods and services in South Ogden include more sit-down 

restaurants, hardware stores, and a pool/recreation center. 
 
o When asked what best described the “heart” of South Ogden City, one third of 

respondents (29 percent) reported City Hall area, with 21 percent choosing the 
Albertson’s/Wal-Mart area and another 21 percent stating Washington Blvd. between 
3600 South and 4000 South.  It seems there is no clear area residents recognize as the 
town center of South Ogden City.  Yet, the two areas it is apparent respondents do not 
consider the “heart” of the City are the Macey’s/Costco area and the Riverdale Road area, 
each mentioned as the city center by less than ten percent of respondents. 

 
o The survey showed that it is relatively important for there to be a town center in South 

Ogden – a mean score of 3.2 on a scale of 1 to 5, with 1 meaning not important and 5 
meaning very important. 

 
o 42.7 percent of respondents make their non-grocery purchases in Riverdale.  That is 

almost 16 percent higher than the percentage of respondents who make non-grocery 
purchases within South Ogden City.  Clearly, there is a significant amount of sales 
leakage taking place in the City. 

 
Neighborhood Analysis 
 

o Generally speaking, residents in the southeast portion of the City wish there were more 
shopping opportunities in their neighborhood.  However, residents in the central and 
northern parts of the City (mean score of 2.8 and 3.1 respectively on a scale of 1 to 5, 
with 1 meaning strongly disagree and 5 meaning strongly agree) do not feel as strongly 
about the need for more shopping opportunities.   

 
o When asked if there is enough availability of affordable housing in their neighborhood, 

respondents in the north end of the City are the most likely to feel there is enough 
affordable housing (mean score of 3.6).  Conversely, residents in the southeast portion of 
the City are the least likely to think there is enough affordable housing in their 
neighborhoods (mean score of 3.1).  

 
o Residents in the northeast part of South Ogden have the least sense of community (mean 

score of 3.1) and those with the most sense of community reside in the central part of the 
city (mean score of 3.8). 

 
o Respondents in the southwest portion of South Ogden consider their neighborhoods to be 

the most clean and welcoming (mean score of 4.2).  Those respondents living in the 
northeast part of the city were the least likely to think of their neighborhood as clean and 
welcoming (mean score of 3.3). 

 
o People generally feel safe walking in their neighborhoods in the daytime.  Those 

residents that are the least likely to feel safe, live in the northeast portion of the city 
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(mean score of 4.0).  During the evening, residents in this same section of the city are 
also the least likely to feel safe (mean score of 3.0).  

 
o The survey results suggest that traffic speeds in residents’ neighborhoods are generally 

safe, with all neighborhoods reporting a mean score of 3.3 to 3.6. 
 
Planning and Development 
 

o When asked if there were any facilities, services, or amenities that South Ogden should 
offer, 36 percent of respondents suggested a pool/recreation center, with nine percent 
saying a library and eight percent requesting better provision of city services (law 
enforcement). 

 
o The most critical development issues (short-term and long-term) include parks and open 

space, sidewalks and trails and the desire for less development.   
 

o Regarding land use/planning, streets/sidewalks, economic development and parks, 
recreation, trails and cultural arts, respondents were asked to rank how South Ogden 
should prioritize its resources on a scale of 1 to 5, with 1 meaning significantly more and 
5 meaning significantly less.  Concerning land use and planning, respondents suggested 
that code enforcement of rundown properties was the most important (mean score of 
1.87).  Regarding streets and sidewalks, respondents suggested both condition of 
sidewalks and traffic congestion should be given highest priority (mean score of 2.39 and 
2.40 respectively).   

 
o Concerning economic development and parks and recreation, respondents reported that 

highest priority should be given to restaurant development and land for open space, 
correspondingly.\ 

 
 
 
 
 
 
 

LAND USE AND PLANNING  
(On a scale of 1 to 5, with 1 meaning significantly  

more and 5 meaning significantly less) 

Code enforcement of rundown properties 1.87 
Redevelopment of Washington Blvd. between 3600 S. and 4000 S. 2.11 
Appearance of neighborhoods 2.31 
Appearance of commercial areas 2.33 
Limitation of multi-family development in existing residential areas 2.35 
Community design guidelines 2.45 
Appearance of City entrances 2.59 



   South Ogden City General Plan Update 
 

Appendix A  A-4 

STREETS AND SIDEWALKS 
(On a scale of 1 to 5, with 1 meaning significantly  

more and 5 meaning significantly less) 

Condition of sidewalks 2.39 
Traffic congestion 2.40 
Condition of streets 2.42 
Amount of sidewalks 2.44 
Traffic speed enforcement 2.45 
Street lighting 2.46 

 
ECONOMIC DEVELOPMENT 

(On a scale of 1 to 5, with 1 meaning significantly  
more and 5 meaning significantly less) 

 Restaurant development 2.22 
 Pedestrian-friendly retail development 2.27 
 Entertainment options 2.36 
 Small-scale, neighborhood retail development 2.50 
 Large-scale, regional retail development 3.01 
 Office development 3.38 

PARKS, RECREATION AND TRAILS/CULTURAL ARTS 
(On a scale of 1 to 5, with 1 meaning significantly  

more and 5 meaning significantly less) 

 Land for open space 2.15 
 Youth recreational opportunities 2.26 
 Urban trails 2.26 
 Adult recreational opportunities 2.33 
 Street bicycle lanes 2.33 
 Trails 2.33 
 Recreation center 2.50 
 Cultural opportunities 2.54 
 Ball fields 2.75 
 Soccer fields 2.79 

 
o Top priorities for South Ogden should be (in order of decreasing importance); police and 

fire departments; improved municipal services (roads, water, sewer, storm drain); 
redevelopment of downtown South Ogden; and traffic congestion. 
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Appendix B: Economic Summary 
 
Sales Tax Analysis 
Retail sales in South Ogden have grown rapidly over the past four years.  In fact, the average 
annual growth rate in South Ogden (13 percent) has been more than double the rate countywide.  
South Ogden has several major retailers that draw shoppers from neighboring communities and 
that help to account for its strong sales tax base.  Major retailers that draw people into the 
community include Costco, Macey’s, Wal-Mart Neighborhood, and Albertson’s. 
 
Historical Retail Sales, South Ogden 

City 
Direct Sales 
2002 

Direct Sales 
2003 

Direct Sales 
2004 

Direct Sales 
2005 

Direct Sales 
2006 AAGR 

South 
Ogden  $     125,634,555   $     128,317,429  $     163,168,757  $  191,858,268   $     207,558,367 13% 
Weber 
County  $  2,552,414,748   $  2,599,184,450  $  2,758,768,928  $2,895,409,713   $  3,253,504,600 6% 
 
Sales Leakage 
A sales gap (aka “leakage”) analysis is conducted in order to identify economic development 
opportunities for a community.  This type of analysis first identifies sales within the State of 
Utah for each major SIC code category and then calculates the average sales per capita in each 
SIC category.  Sales in South Ogden have then been compared to average sales statewide to 
estimate what proportion of resident purchases are being made within South Ogden City 
boundaries.   
 
For the sales analysis, we have also considered the competitive market area that surrounds South 
Ogden City.  Based on a central point in the northern part of South Ogden’s commercial area 
(i.e., Big Lots), we have identified the population within a 1-mile, 2-mile, and 3-mile radius.  For 
each major retail category below, we have identified the existing and future buying power, as 
well as the current competitive market. 
 

POPULATION 
Current and Projected 
 2007 2015 

1-mile population 
 

13,512 
  

14,295  

2-mile population 
 

49,178 
  

53,029  

3-mile population 
 

94,281 
  

102,830  
 
A summary of major retail opportunities is immediately below, followed by a more detailed 
analysis of each major retail category. 
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SUMMARY OF MAJOR RETAIL OPPORTUNITIES 
 Sales per 

Capita 
Supportable 
Establishments 
1-mile radius 

Supportable 
Establishments 
2-mile radius 

Supportable 
Establishments 
3-mile radius 

Other Food Stores $88 3.7 13.4 25.6
Apparel (focus on 
specialty that can 
stand alone) 

$449 12 44 84

Furniture (specialty) $212 Depends on size 
Radio, TV and 
Electronics 

$141 1.4 5.0 9.6

Sit-Down Restaurants $604 4.1 14.9 28.5
Book Stores $53 1.2 4.5 8.6
Stationery Stores $73 1.9 6.8 13.1
Camera/Photographic $9 0.2 0.8 1.5
Sewing and 
Needlework 

$21 0.4 1.6 3.1

Florists $17 1.6 5.9 11.3
Jewelry $45 1.4 5.0 9.6
Hobby, Toy and Game $47 1.1 4.1 7.9
Movie Theaters $130 0.3 1.2 2.3

 
Building and Garden.  We estimate that South Ogden City is capturing zero percent of lumber 
and other building material purchases made by its residents.  The community is losing, on 
average, $996 per capita (purchases made outside of South Ogden boundaries).  With a year 
2006 population of 15,461 persons, South Ogden City residents purchased an estimated 
$15,395,030 worth of lumber and other building materials outside of city boundaries.  Note that 
some categories show positive leakage.  For example, in the general merchandise category, 
South Ogden City had a capture rate of 263 percent, or nearly $48 million more than would be 
expected by its residents, meaning that residents from other communities are traveling to South 
Ogden to make these types of purchases. 

 
 
Although Lowe’s is located within one mile of our central point in the northern commercial area 
of South Ogden, and Home Depot is located within three miles, residents (in a recent survey) 

BUILDING AND GARDEN  LEAKAGE ANALYSIS 
  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

Capture 
Rate 

Lumber & Other  Bldg Mtrls  -$734 -$11,347,656 0%
Paint Glass & Wallpaper -$48 -$746,231 0%
Hardware Stores -$175 -$2,705,378 0%
Nurseries & Garden Stores -$27 -$425,173 0%
Mobile Home Dealers -$11 -$166,465 0%
Total Building & Garden -$996 -$15,395,030 0%
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expressed a strong desire to have a hardware store within city limits.  In fact, 19 percent of 
respondents requested a hardware store; the only category that was more highly desired by 
respondents was a “sit-down 
restaurant.”  
 
Buying power for hardware, paint, 
and related stores is shown in the 
following table.  Based on national 
estimates of average sales for Home 
Depot and Lowe’s, the two stores 
should have annual retail sales in 
the neighborhood of $73,000,000 
(approximately $36.5 million per 
store), thus capturing all of the 
buying power within a 2-mile 
radius, and 78 percent of the buying 
power within a 3-mile radius.   
 
In comparison to these two large 
retailers, the “average” hardware 
store in Utah has sales ranging 
between approximately $4.4 million 
(if a lumber store) to $1.9 million 
for a strictly hardware 
establishment.  Based on the buying 
power analysis, there is sufficient 
demand within the three-mile radius 
to support additional lumber and 
hardware development.  However, it is difficult for smaller hardware stores to be successful in 
environments that have strong competition from national retailers, as does South Ogden.  
 

BUILDING AND GARDEN BUYING POWER ANALYSIS 

Year 

UT Sales 
per Capita 
$2007 

Buying 
Power 1-
mile 

Buying 
Power 2-mile 

Buying Power 
3-mile 

2007 
               
$997  

 
$13,468,086 

 
$49,018,172  

 
$93,974,587 

2015 
               
$997  

 
$14,248,541 

 
$52,856,656  

 
$102,495,803 
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BUILDING AND GARDEN SALES 
State of Utah CY2006 
 Outlets Sales Average Sales per Outlet 
Lumber         425 $1,898,790,725 $4,467,743 
Paint & Glass         157     $124,866,062    $796,594 
Hardware Stores         242     $452,687,826 $1,874,484 
Nurseries & Garden         127       $71,223,283    $560,813 
TOTAL         950 $2,547,567,896 $2,680,945 

 
General Merchandise.  The general merchandise category includes stores such as Costco, Wal-
Mart Neighborhood, Walgreen’s and dollar stores.  Several of these stores are a regional retail 
destination that attract shoppers from surrounding communities.  South Ogden has positioned 
these stores well at the north and south ends of its community, thus extending its sales tax base 
beyond its own city limits (by easily attracting shoppers from outside of the city limits).  
Additional development near these locations should focus on value-conscious, convenience 
customers. 
 
South Ogden is capturing 263 percent of its fair share of the general merchandise category, or 
approximately $5,003 per person.  In comparison, the typical Utah shopper spends $1,896 on 
general merchandise purchases in a one-year period.  Therefore, South Ogden is capturing the 
equivalent of $3,093 ($5,003 - $1,896) per resident in positive sales leakage annually.  As stated, 
the City should build on its exceptional strength in this area by facilitating easy access in and out 
of these major establishments, working to ease traffic congestion in these areas, and encouraging 
suitable complementary development in those areas.   
 

GENERAL MERCHANDISE  LEAKAGE ANALYSIS 
  
  

Per Capita 
Leakage

2006 Total 
Leakage Capture Rate 

Department Stores $2,848 $44,033,247 263%
Variety Stores $329 $5,087,641 514%
Misc Gen Merchandise -$70 -$1,079,800 0%
Total General Merchandise $3,107 $48,041,088 264%
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When asked how they felt about general 
merchandise retail development, only 15 
percent of survey respondents wanted more 
development, with 50 percent stating that the 
amount should remain the same, and 35 
percent wanting less big box.  Therefore, it is 
our recommendation that South Ogden limit 
future development in this category to 
complementary development in areas already 
established as big box. 
 
Food Stores.  Respondents also feel that there 
are sufficient grocery stores in the City.  Only 
nine percent want more grocery stores; 87 
percent feel the amount should remain the 
same; and four percent want less grocery 
stores.  In the grocery category, South Ogden 
captures $2,609 per resident -- $1,552 more 
than the state average of $1,057 – for a 
capture rate of 247 percent.    
 
 

 
 

FOOD STORES  LEAKAGE ANALYSIS 
  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

  
Capture Rate 

Grocery Stores $1,553 $24,005,648 247%
Other Food Stores -$74 -$1,138,312 16%
Convenience Stores -$113 -$1,745,792 48%
Total Food Stores $1,366 $21,121,544 200%
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However, with a 15 percent capture rate, South Ogden does not capture its fair share of “other 
food stores.”  This category includes health food stores, bakeries, ice cream stores, delicatessens, 
candy and nuts, and other specialty food stores.  Smaller-scale and “mom-and-pop” specialty 
food stores are good candidates to locate in more walkable, pedestrian-friendly areas of the 
community as South Ogden works to create entertainment-retail destinations with greater 
ambiance. 
 
The typical Utah 
resident spends an 
average of $88 per 
year in “other food” 
stores.  Using the $88 
per capita 
expenditure, current 
buying power ranges 
between $1.2 million 
annually (within a 
one-mile radius) and 
$8.3 million annually 
within a three-mile 
radius of the northern 
portion of South 
Ogden City. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

OTHER FOOD STORES 
Buying Power in Utah 

Year 

UT Sales 
per Capita 
$2007 

Buying 
Power 1-
mile 

Buying 
Power 2-
miles 

Buying Power 
3-miles 

2007 
 

88 
 

1,188,516 
 

4,325,697  
 

8,292,957 

2015 
 

88 
 

1,257,388 
 

4,664,431  
 

9,044,927 
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The following table shows the typical size and sales per square foot of a variety of specialty food 
stores, suggesting an average size of 1,779 square feet, $180 in sales per square foot, and 
$323,889 in store sales. 
 

OTHER FOOD STORES 
AVERAGE SALES 
 Square Feet Sales per sf Total Sales 

Bakery 
 

1,500 
 

180.00             270,000  

Health Food 
 

1,234 
 

156.13             192,664  

Delicatessen 
 

1,600 
 

180.00             288,000  

Specialty Food 
 

2,750 
 

180.00             495,000  

Ice Cream Parlor 
 

1,200 
 

185.96             223,152  

Bagel Shop 
 

2,388 
 

198.71             474,519  

Average 1,779
 

180.00             323,889  
Source:  Urban Land Institute, Dollars & Cents of Shopping Centers/The 
SCORE 2006; LYRB 

 
Based on the average sales per store, as well as the total buying power in the area, we have 
estimated the number of supportable establishments.  
 

OTHER FOOD STORES 
Supportable Establishments 
 1-mile 2-miles 3-miles 

2007 Buying Power 
 

1,188,516 
 

4,325,697 
  

8,292,957  
2007 Supportable 
establishments 

 
3.7 

 
13.4 

  
25.6  

2015 Buying Power 
 

1,257,388 
 

4,664,431 
  

9,044,927  

2015 Supportable 
Establishments 

 
3.9 

 
14.4 

  
27.9  
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New and Used Car Dealers.  South Ogden City has a low capture rate (19 percent) for car 
dealerships, both new and used.  Given the scarcity of vacant land in the City, as well as the fact 
that dealerships are generally found in clusters (i.e., automalls) where prospective purchasers can 
comparison shop, South Ogden is not well-situated to be a strong competitor with this type of 
economic development.   
 
MOTOR VEHICLE DEALERS  LEAKAGE ANALYSIS 
  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

  
Capture Rate 

New & Used Car Dealers -$1,209 -$18,693,652 0% 
Used (Only) Car Dealers -$214 -$3,307,823 3% 
Auto & Home Supply $94 $1,455,947 156% 
Gasoline Service Stations -$22 -$342,240 76% 
Boat Dealers -$30 -$463,181 0% 
Recreation & Utility Trailer -$63 -$967,377 0% 
Motorcycle Dealer -$64 -$996,021 19% 
Automotive Dealers -$26 -$405,384 0% 
Total Motor Vehicle Dealers -$1,534 -$23,719,730 19% 

 
Apparel and Accessory.  The City also has a fairly low capture rate (32 percent) for clothing 
stores.  Clothing stores are generally more successful when clustered together, thus offering the 
consumer greater selection and variety.  Specialty clothing stores for a targeted market (i.e., tall 
sizes, bridalwear, etc.) can more easily stand alone than most general clothing shops.  It appears 
that the limited number of apparel and accessory stores in South Ogden at the present time fall 
into the category of specialty stores. 
 
APPAREL & ACCESSORY  LEAKAGE ANALYSIS 
  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

Capture 
Rate 

Men's & Boy's Clothing -$21 -$319,913 0% 
Women's Clothing Stores -$58 -$895,287 0% 
Women's Accessory & Spec. -$22 -$338,429 31% 
Childrens' & Infants' Wear -$18 -$282,862 0% 
Family Clothing Stores -$183 -$2,828,598 30% 
Shoe Stores -$40 -$613,583 0% 
Misc. Apparel & Accessory $39 $607,836 310% 
Total Apparel & Accessory -$302 -$4,670,837 33% 
 
Buying power for apparel and accessory stores is estimated at $6.1 million within a one-mile 
radius and $42.3 million within a 3-mile radius.  This estimate is based on average Utah 
purchases per capita, for clothing, of $449 annually. 
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APPAREL & ACCESSORY 
Buying Power Analysis 

Year 

UT Sales 
per Capita 
$2007 

Buying 
Power 1-
mile 

Buying 
Power 2-
miles 

Buying Power 3-
miles 

2007 
 

449 
 

6,067,834 
 

22,084,364           42,338,769 

2015 
 

449 
 

6,419,456 
 

23,813,733           46,177,868 
 
Average retail sales per unit, per apparel & accessory store in Utah, are $506,003.  Estimated 
supportable establishments, using this base, are as follows: 
 

APPAREL & ACCESSORY 
Supportable Establishments 
 1-mile 2-miles 3-miles 

2007 Buying Power 
 

6,067,834 
 

22,084,364 
  

42,338,769  
2007 Supportable 
establishments 

 
12 

 
44 

  
84  

2015 Buying Power 
 

6,419,456 
 

23,813,733 
  

46,177,868  
2015 Supportable 
Establishments 

 
13 

 
47 

  
91  

 
For comparison purposes, we have included the average store sales of some national chain stores.  
The Utah average ($506,003) is somewhat lower than the average sales at most national chain 
stores.  This is not surprising as the Utah average includes smaller, “mom-and-pop” type 
establishments, as well as the larger, more well-known clothing stores. 
 

NATIONAL APPAREL & ACCESSORY STORES 

 
Sales 
per SF 

Ave SF 
per Store 

Sales per 
Store 

Clothing Stores 

Hot Topic $619 
 

1,719  $1,064,000  

Gymboree  $511 
 

1,783  $911,000  

Aeropostale  $471 
 

3,541  $1,651,000  

Cache Stores $438 
 

2,000  $874,662  

Ann Taylor $434 
 

5,672  $2,461,615  

Abercrombie & Fitch  $379  
7,300 

 $2,766,637  
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NATIONAL APPAREL & ACCESSORY STORES 

 
Sales 
per SF 

Ave SF 
per Store 

Sales per 
Store 

American Eagle Outfitters $372 
 

4,756  $1,769,215  

J. Crew  $365 
 

7,712  $2,814,880  

Gap $349 
 

8,716  $3,057,568  

Claire's  (North America only) $339 
 

1,000  $339,056  

Pacific Sunwear $330
 

3,347  $1,102,000  

Nordstrom $319
 

116,339 $37,112,273  

The Buckle $274
 

4,869  $1,334,000  

Wet Seal $267
 

3,846  $1,027,000  

Children's Place $263
 

4,400  $1,137,000  

Lane Bryant $223
 

6,100  $1,357,635  

Catherines  $168
 

4,100  $686,965  

Dress Barn $140
 

7,023  $973,047  

Goody's Family Clothing  $133
 

27,466  $3,653,000  

Burlington Coat Factory $114
 

75,700  $8,483,964  

Fashion Bug  $110
 

9,000  $990,150  

Wilsons Leathers (airport stores) $1,194
 

700  $716,400  

Chico's FAS Inc $849
 

2,306  $1,566,000  

Victoria's Secret  $581
 

4,599  $2,625,992  

Wilsons Leathers (all stores) $380
 

2,432  $924,086  

Wilsons Leathers (mall stores) $369
 

2,600  $774,900  

Men's Wearhouse $319
 

7,174  $1,891,963  
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NATIONAL APPAREL & ACCESSORY STORES 

 
Sales 
per SF 

Ave SF 
per Store 

Sales per 
Store 

Ross Stores $316
 

23,306  $7,364,649  

Stein Mart $184
 

37,000  $5,741,000  

Cato $184
 

4,000  $753,000  
Average $366 $13,017 $3,264,155 
Shoe Stores   

Genesco  (Journeys / J&M) $561
 

1,555  $872,361  

Foot Locker $316
 

3,955  $1,249,896  

Finish Line  $273
 

5,951  $1,635,333  

Shoe Carnival $232
 

11,599  $2,671,974  

Payless ShoeSource $181
 

3,200  $ 578,144  
Average $313        5,252  $1,401,542  

 
Riverdale Road and Newgate Mall, located just west of the northern commercial area in South 
Ogden, provide much of the apparel and accessory shopping in the area.  While this area is in 
close proximity to South Ogden, 39 percent of respondents to the community survey indicated 
that they would like more clothing stores in the City; 53 percent felt that the amount was about 
right; and eight percent requested fewer stores. 
 
If South Ogden pursues additional retail clothing development, it should be clustered together.  
Often discount retailers, such as T.J. Maxx, Ross Stores, Famous Footwear, etc., are willing to 
develop outside of mall locations, assuming good traffic counts, access and visibility of the site. 
 
Home Furnishings.  The home furnishings category includes not only furniture, but also 
household appliances, electronics, computers and software, and music stores.   
 
The City is currently capturing only 46 percent of furniture sales, with a large amount of leakage 
likely occurring on Riverdale Road, where there are several furniture stores, including an R.C. 
Willey.  The leakage in the household appliance category is likely being picked up in many of 
the furniture stores, which also sell appliances.  Much of the leakage in the electronics and 
computer industry is also likely being met by some of the big-box development that is so 
prevalent in the area. 
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FURNITURE  LEAKAGE ANALYSIS 

  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

  
Capture Rate 

Furniture & Home Furnishings -$212 -$3,270,825 46%
Household Appliances -$29 -$447,836 0%
Radio, TV & Electronic -$141 -$2,183,618 0%
Computer & Software Stores -$127 -$1,958,709 2%
Record & Prerecorded Tapes -$16 -$254,237 0%
Musical Instrument Stores -$21 -$325,532 0%
Total Furniture -$565 -$8,735,305 24%
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Average sales per furniture outlet in Utah are $961,118.  This is significantly lower than the 
average sales per outlet nationwide of $2,056,502, as reported by the Urban Land Institute.  
When national chain furniture stores are involved, average sales are even higher, as evidenced by 
the $3.4 million annually per store for Restoration Hardware or $1.7 million annually at Pier 1 
Imports.  The total leakage in South Ogden (-$3.2 million) would support one store that has 
similar sales to a Restoration Hardware, or several smaller-size stores.  Based on an analysis of 
the competitive marketplace, both Restoration Hardware and Pier 1—or similar type stores—
might be potential entrants into the South Weber market. 
 
 

FURNITURE AVERAGE SALES PER OUTLET IN UTAH 

 
Utah 
Outlets 

Utah Total 
Sales 

Utah Sales 
per Outlet 

Furniture & Home Furniture 
 

1,054 
 

1,012,777,714       961,118  

Household Appliances 
 

204 
 

75,252,057       369,335  

Radio, TV, Electronics 
 

263 
 

365,382,323    1,389,286  

Computer & Software Stores 
 

1,457 
 

335,988,458       230,682  

Record & Prerecorded 
 

92 
 

42,541,235       463,665  

Musical Instrument Stores 
 

133 
 

54,470,835       408,787  
 
Only 15 percent of survey respondents requested more furniture stores in the area, while 68 
percent felt that the amount was about right; 17 percent felt that fewer stores were needed.  In 
regards to electronics stores, only 13 percent of respondents requested more stores; 74 said that 
the amount was about right; and 13 percent said that they wanted fewer stores. 
 

RADIO, TV AND ELECTRONICS 
Buying Power and Supportable Establishments 
 Per Capita 1-mile 2-mile 3-mile 

2007 Buying Power 
 

141 
 

1,908,300 
 

6,945,409  
 

13,315,306 
2007 Supportable 
Establishments 

 
1.4 

 
5.0  

 
9.6 

2015 Buying Power 
 

141 
 

2,018,883 
 

7,489,286  
 

14,522,681 
2015 Supportable 
Establishments 

 
1.5 

 
5.4  

 
10.5 
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Eating Away From Home.  In a recent survey conducted by the city, citizens stated that they do 
not want any more fast food restaurants (only 10 percent want more; 59 percent want the same; 
and 31 percent want less).  However, respondents do want sit-down restaurants (68 percent want 
more; 29 percent want the same amount; and three percent want less).   
During 2006, South Ogden City captured 199 percent of fast food sales – nearly double what 
would be expected from its residents.  In comparison, family restaurants captured 135 percent of 
sales, theme restaurants captured 90 percent of sales and private clubs captured 84 percent of 
sales.  Given that South Ogden City has established itself as a retail destination, it should easily 
be able to capture more than 100 percent of the restaurant market, especially if the City can add 
to its current entertainment offerings as well.  While total leakage in the theme restaurant 
category (with liquor) in South Ogden is $232,529, not enough to support an additional 
restaurant, the City may be able to capture more than its current leakage by capitalizing on its 
regional retail visitors, expanding its entertainment base (which correlates well with restaurants), 
and by encouraging cluster development of restaurants in newly-developed pedestrian-friendly 
environments. 
 
 

EATING PLACES  LEAKAGE ANALYSIS 

  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

  
Capture Rate

Fast Food Eating Places $399 $6,164,170 199%
1977 Code Eating Places -$30 -$465,847 0%
1977 Code Drinking Places -$3 -$52,093 0%
Family Restaurant W/O Liquor $129 $1,997,337 135%
All Other Eating Places W/O Liquor -$37 -$570,064 49%
Theme Restaurant With Liquor -$15 -$232,529 90%
White Table Cloth W/Liquor License -$13 -$203,258 0%
Private Clubs -$4 -$60,337 84%
Beer Retailer/ Tavern -$7 -$102,857 0%
Total Eating Places $418 $6,468,969 139%

 
Average sales per restaurant are shown in the table below, ranging between approximately 
$400,000 and $11 million per store.  These sales are for national chain restaurants with high 
volumes.  While locally-owned “mom-and-pop” stores would likely generate a lower sales 
volume, they could be extremely successful in a smaller-scale, pedestrian-friendly environment 
and help South Ogden in establishing a “sense of place” and distancing itself from the big box 
and fast food environment. 
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AVERAGE RESTAURANT SALES 

 

Ave 
Sales per 
SF 

Ave SF 
per 
Outlet 

Ave Sales 
per Outlet 

Cheesecake 
Factory  $1,020 10,730 $10,940,800 
 Krispy Kreme  $859 4,600 $3,952,000 
 Checkers  $759 870 $659,990 
 Peets Coffee  $696 1,800 $1,252,206 
 California Pizza 
Kitchen   579 5,000 $2,897,024 
 Papa John's  $575 1,300 $747,000 
 Bugaboo 
Steakhouse   $557 6,400 $3,567,668 
 Outback 
Steakhouse  $548 6,200 $3,399,000 
 McDonalds  $543 3,000 $1,628,000 
 Dominos Pizza   $527 1,150 $605,879 
 Starbucks Coffee  $521 1,500 $781,669 
 Longhorn 
Steakhouse   $504 5,100 $2,568,384 
 Daily Grill  $495 6,000 $2,970,916 
 Carabbas Italian 
Grill  $471 6,650 $3,133,000 
 Red Robin  $465 6,400 $2,975,000 
 Applebee's  $454 5,000 $2,269,332 
 Smith & 
Wollensky  $446 18,325 $8,167,000 
 Panera Bread  $418 4,400 $1,840,000 
 Ruby Tuesdays  $377 5,600 $2,111,000 
 Lone Star 
Steakhouses  $328 5,800 $1,900,000 
 Frisch's Big Boy   $324 5,610 $1,819,000 
 Tully's Coffee  $317 1,200 $380,523 
 Buca Di Beppo  $295 9,200 $2,713,672 
 Denny's   $270 4,800 $1,294,765 
 Scholtzsky's Deli  $147 4,000 $588,000 

Average $497
 

5,225 $2,606,473 
 
Miscellaneous Retail.  Miscellaneous retail includes a variety of specialty stores, ranging from 
sporting goods, to photographic to needlework.  Specialty retail often does well in smaller, 
pedestrian-friendly areas and would be well-suited for a walkable, civic center area in South 
Ogden.   
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South Ogden is showing significant leakage in several categories that could prosper near City 
Hall, such as:  book stores (capture rate of eight percent); stationery stores (capture rate of zero 
percent); hobby, toy & game stores (capture rate of ten percent); sewing & needlework (capture 
rate of six percent); florists (capture rate of 36 percent); camera & photographic (capture rate of 
zero percent).   
 

MISCELLANEOUS RETAIL  LEAKAGE ANALYSIS 

 
Per Capita 
Leakage 

2006 Total 
Leakage 

Capture 
Rate 

Drug Stores & Proprietary Stores -$42 -$643,705 6% 
Liquor Stores -$70 -$1,084,053 0% 
Used Merchandise $108 $1,665,110 576% 
Sporting Goods & Bicycles $62 $951,891 132% 
Book Stores -$49 -$758,806 8% 
Stationery Stores -$73 -$1,125,756 0% 
Jewelry Stores -$10 -$158,658 77% 
Hobby, Toy & Game -$43 -$657,568 10% 
Camera & Photographic -$9 -$144,800 0% 
Gift, Novelty & Souvenirs $12 $187,906 123% 
Luggage & Leather Works -$4 -$54,471 0% 
Sewing & Needlework -$19 -$300,189 6% 
Nonstore Retailers -$119 -$1,843,094 12% 
Fuel Dealers -$16 -$245,865 0% 
Florists -$11 -$172,700 36% 
Tobacco Stores $41 $640,382 460% 
News Dealers & Newstands $0 -$1,925 0% 
Optical Goods -$16 -$250,858 8% 
Miscellaneous Retail -$188 -$2,904,163 53% 
Total Miscellaneous Retail -$446 -$6,901,457 64% 

 
A significant number of survey respondents also indicated a need for more books/stationery 
stores, specialty stores, and gift/hobby stores. 
 

COMMUNITY SURVEY RESPONSES 
Perceived Community Needs 
 More Same Less 
Books/Stationery 39% 57% 5%
“Mom and Pop” specialty stores 43% 50% 7%
Gift and Hobby Stores 29% 63% 7%
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Average sales per outlet in Utah are shown in the following table. 
 
 

MISCELLANEOUS RETAIL SALES 

 
Utah 
Outlets Utah Sales 

Sales per 
Outlet 

Book Stores 237
 

138,023,763  583,609  

Stationery Stores 360
 

188,487,553  524,304  

Camera & Photographic 43
 

24,229,250 
  

560,214 

Sewing, Needlework 84.5
 

53,656,806  634,991  

Florists 317.75
 

44,916,182 
  

141,357  

Jewelry 263.5
 

116,113,508 
  

440,658  
Hobby, Toy and Game 
Shops 219

 
122,462,786 

  
559,191  

Drug Stores 204.25
 

115,008,140 
  

563,075  
 
Using these average sales per outlet, the number of supportable establishments is estimated as 
follows: 
 

BUYING POWER AND SUPPORTABLE ESTABLISHMENTS ANALYSIS 
Miscellaneous Retail Category 

 
Sales per 
Capita 1-mile 2-mile 3-mile 

Book Stores 

Buying Power $2007 
 

53 
 

716,136 
 

2,606,434 
 

4,996,893 
Supportable 
Establishments 2007                 1.2                    4.5                      8.6 
2015 Buying Power (in 
$2007) 

 
53 

 
757,635 

 
2,810,537 

 
5,449,990 

2015 Supportable 
Establishments                 1.3                    4.8                      9.3 
Stationery Stores 

Buying Power $2007 
 

73 
 

986,376 
 

3,589,994 
 

6,882,513 
Supportable 
Establishments 2007                 1.9                    6.8                    13.1 
2015 Buying Power (in 
$2007) 

 
73 

 
1,043,535 

 
3,871,117 

 
7,506,590 

2015 Supportable                 2.0                    7.4                    14.3 
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BUYING POWER AND SUPPORTABLE ESTABLISHMENTS ANALYSIS 
Miscellaneous Retail Category 

 
Sales per 
Capita 1-mile 2-mile 3-mile 

Establishments 
Camera/Photographic 

Buying Power $2007                   9 
 

121,608 
 

442,602 
 

848,529 
Supportable 
Establishments 2007                 0.2                    0.8                      1.5 
2015 Buying Power (in 
$2007)                   9 

 
128,655 

 
477,261 

 
925,470 

2015 Supportable 
Establishments                 0.2                    0.9                      1.7 
Sewing and Needlework 

Buying Power $2007 
 

21 
 

283,752 
 

1,032,738 
 

1,979,901 
Supportable 
Establishments 2007                 0.4                    1.6                      3.1 
2015 Buying Power (in 
$2007) 

 
21 

 
300,195 

 
1,113,609 

 
2,159,430 

2015 Supportable 
Establishments                 0.5                    1.8                      3.4 
Florists 

Buying Power $2007 
 

17 
 

229,704 
 

836,026 
 

1,602,777 
Supportable 
Establishments 2007                 1.6                    5.9                    11.3 
2015 Buying Power (in 
$2007) 

 
17 

 
243,015 

 
901,493 

 
1,748,110 

2015 Supportable 
Establishments                 1.7                    6.4                    12.4 
Jewelry 

Buying Power $2007 
 

45 
 

608,040 
 

2,213,010 
 

4,242,645 
Supportable 
Establishments 2007                 1.4                    5.0                      9.6 
2015 Buying Power (in 
$2007) 

 
45 

 
643,275 

 
2,386,305 

 
4,627,350 

2015 Supportable 
Establishments                 1.5                    5.4                    10.5 
Hobby, Toy and Game 

Buying Power $2007 
 

47 
 

635,064 
 

2,311,366 
 

4,431,207 
Supportable 
Establishments 2007                 1.1                    4.1                      7.9 
2015 Buying Power (in 
$2007) 

 
47 

 
671,865 

 
2,492,363 

 
4,833,010 

2015 Supportable                 1.2                    4.5                      8.6 
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BUYING POWER AND SUPPORTABLE ESTABLISHMENTS ANALYSIS 
Miscellaneous Retail Category 

 
Sales per 
Capita 1-mile 2-mile 3-mile 

Establishments 
Drug Stores 

Buying Power $2007 
 

44 
 

594,528 
 

2,163,832 
 

4,148,364 
Supportable 
Establishments 2007                 1.1                    3.8                      7.4 
2015 Buying Power (in 
$2007) 

 
44 

 
628,980 

 
2,333,276 

 
4,524,520 

2015 Supportable 
Establishments                 1.1                    4.1                      8.0 

 
 
Personal Services.  Personal services include laundry, beauty salons, photographic studios, 
funeral services, and other miscellaneous personal services.  The beauty and barber shop 
categories only reflect the taxable portions of those services (i.e., products purchased as opposed 
to services rendered).  Convenience is an important factor in selecting personal services, as 
residents generally prefer to purchase personal services close to home 
 

PERSONAL SERVICES  LEAKAGE ANALYSIS 

  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

  
Capture 
Rate

Laundry Cleaning & Garment -$12 -$181,352 70%
Photographic Studios -$2 -$31,582 89%
Beauty Shops -$0.39 -$6,027 98%
Barber Shops $0 -$801 11%
Shoe Repair $0 $7,017 195%
Funeral Service & Crematories -$11 -$173,008 0%
Misc Personal Services $5 $72,766 187%
Total Personal Services -$20 -$314,824 78%
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Auto and Miscellaneous Repair.  Repair services (auto, electrical, jewelry, furniture, etc.) are 
somewhat lacking in South Ogden.  Some of these repair services (watch, clock, electrical) are of 
a smaller scale that would fit in with a walkable city center. 
 
AUTO & MISC REPAIR  LEAKAGE ANALYSIS 

  
  

Per Capita 
Leakage 2006 Total Leakage Capture Rate

Automotive Rentals -$164 -$2,532,938 27%
Automotive Parking  $0 -$539 0%
Automotive Repair Shops -$192 -$2,974,512 19%
Automotive Serv. Exc. Repair $116 $1,788,394 400%
Electrical Repair Shops -$14 -$220,483 33%
Watch,Clock & Jewelry Repair  -$1 -$22,323 0%
Reupholstery & Furniture Repair -$2 -$34,726 4%
Misc. Repair Shops -$5 -$77,308 92%
Total Auto & Misc Repair -$264 -$4,076,005 55%
 
Business Services.  The capture rate for business services is low.  Generally, this category is 
more directly related to the extent of office development in a community.  South Ogden has 
some professional offices, but office development is not extensive in South Ogden. 

 
 

BUSINESS SERVICES  LEAKAGE ANALYSIS 

  
  

Per Capita 
Leakage 

2006 Total 
Leakage 

  
Capture Rate 

Advertising -$7 -$109,368 0%
Credit Reporting $0 -$1,780 0%
Mailing, Reproduction, Steno -$24 -$372,865 20%
Service To Buildings -$4 -$64,256 0%
Equip. Rental & Leasing -$198 -$3,061,680 16%
Personnel Supply Services  $0 -$3,392 0%
Computer & Data Processing -$129 -$2,000,021 1%
Misc Business Services -$39 -$606,743 73%
Total Business Services -$402 -$6,220,226 28%
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Entertainment and Amusement.   Survey respondents were enthusiastic about wanting more 
entertainment options in South Ogden. 
 
COMMUNITY SURVEY RESPONSES 
Perceived Community Needs 
 More Same Less 
Movie Theaters 40% 51% 9%
Entertainment (bowling, 
miniature golf, arcades) 46% 46% 7%
 
ENTERTAINMENT & AMUSEMENT  LEAKAGE ANALYSIS 

  
  

Per 
Capita 
Leakage 

2006 Total 
Leakage 

  
Capture 
Rate 

Motion Picture Prod. & Dist. -$2 -$28,921 23%
Motion Picture Theaters -$51 -$795,738 0%
Video Tape Rental $11 $175,680 136%
Dance Studios $0 -$5,612 0%
Producers, Orchestras, Entertainers -$3 -$41,928 10%
Bowling Centers $23 $359,579 397%
Commercial Sports  -$27 -$416,678 0%
Ski Resorts -$104 -$1,606,729 0%
Misc Amusement $62 $961,578 151%
Total Entertainment & Amusement -$90 -$1,398,770 74%
 
Total sales per movie theater development in Utah average $777,145 – approximately the same 
as the current leakage in South Ogden City in this category.  However, the Utah figure includes 
older, stand-alone theaters as well as the megaplex developments, thus diluting the average sales 
at the newer megaplexes. 
 

MOVIE THEATERS 
Average Sales per Outlet in Utah 

 

Sales 
per SF 
in Utah 

Total Utah 
Sales 

Utah 
Sales per 
Outlet 

Movie theaters 130.25 
    
101,223,127 

      
777,145  

 
A more accurate figure of the sales and buying power required to support a movie theater is 
obtained from the Urban Land Institute’s research nationwide. That figure is $2,072,587.  Based 
on this nationwide figure, supportable movie theater development is estimated as follows: 
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MOVIE THEATERS 
Buying Power and Supportable Establishments 
  1-mile 2-mile 3-mile 

Buying Power $2007 
 

51 
 

689,112 
 

2,508,078  
 

4,808,331 
Supportable 
Establishments 2007 

 
0.3 

 
1.2  

 
2.3 

2015 Buying Power 
(in $2007) 

 
51 

 
729,045 

 
2,704,479  

 
5,244,330 

2015 Supportable 
Establishments 

 
0.4 

 
1.3  

 
2.5 

 
Significant entertainment development is taking place in downtown Ogden at The Junction.  That 
development will serve to meet some of the entertainment needs expressed by South Ogden City 
residents in the community survey. 
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Appendix C:  Financing Mechanisms and Economic Development  
   Incentives 
 
General Financing Summary 
Local governments in Utah have a number of tools available for financing capital facilities on a 
tax-exempt basis and for encouraging economic development.  This section provides a summary 
of financing mechanisms and economic development incentives available to South Ogden that 
may be helpful in moving forward with the strategies and recommendations of this economic 
development plan.   
 
Our summary includes an evaluation of appropriate financing mechanisms for the various goals 
and objectives included in this plan; and a review of: 1) financing mechanisms for capital 
improvements; and 2) economic development incentives.  While there is some overlap between 
these two areas, as capital infrastructure plays a heavy role in furthering economic development, 
we have chosen to discuss these areas separately. 
 
1. Capital Infrastructure Financing  
Prior to summarizing the financing mechanisms that may be used for each type of capital project, 
we will list a few of the key federal tax laws that come into play when contemplating the 
issuance and timing of issuance of tax exempt bonds.   
 
With the exception of some facilities that can be funded through tax-increment bonds, all 
facilities funded must be owned by the tax-exempt issuer and generally cannot be utilized for the 
benefit of a single private entity; 
The issuer must reasonably expect to utilize all proceeds from tax-exempt bonds within a three-
year period.  Furthermore, specific percentages of draw-downs must occur each quarter over a 
two-year period if the issuer wants to keep any potential arbitrage that might be generated; and 
If the issuer chooses to utilize capitalized interest in the structuring of the debt, the capitalized 
interest can only be funded for a three-year period or less.   
 
Other general tax-exempt financing considerations are:  
 

o One hundred percent financing is typical for most projects inclusive of all costs of 
issuance associated with the debt offering;  

o With the exception of general obligation bonds, all bonds will require some type of debt 
service reserve fund, either funded from bond proceeds or with a surety policy, unless 
privately placed; 

o Generally, debt service can be structured to match estimated available revenues that will 
be used to pay the debt; and 

o State law does not allow for the use of “double-barrel” bonds, those that pledge both an 
asset and a revenue stream. 
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Financing alternatives that are available to local governments in Utah are summarized as 
follows: 
 
General Obligation Bonds 
General Obligation bonds (“GO”) are subject to simple majority voter approval by the 
constituents of the issuing entity.  General obligation elections can be held two times each year, 
in November and June, following certain notification procedures that must be adhered to in 
accordance with State Statutes in order to call the election (pursuant to Utah State Code 11-14-2 
through 12).  Following a successful election, it is not necessary to issue bonds immediately, but 
all bonds authorized must be issued within ten years.  Once given the approval to proceed with 
the issuance of the bonds, it would take approximately sixty days to complete the bond issuance. 
 
General obligation bonds can be issued for any governmental purpose as detailed in Section 11-
14-1.  The amount of general obligation debt is subject to the following statutory limitations: 
 
Counties are limited to two percent (2%) of the total taxable value of the County; 
School Districts are limited to four percent (4%) of the total taxable value in the District; 
Cities of the 1st and 2nd class are limited to a total of eight percent (8%) of the total taxable 
value, four (4%) for general purposes and four (4%) for water, sewer and lights; and 
Cities of other classes or towns are limited to a total of twelve percent (12%) of total taxable 
value, four percent (4%) for general purposes and eight percent (8%) for water, sewer and lights. 
 
Notwithstanding the limits noted above, most local governments in Utah have significantly less 
debt than the statutory limitations.  Practical limitations imposed on the market will be based on 
ratios such as general obligation debt per capita and general obligation debt compared to total 
taxable value.  Medians vary somewhat depending on the size of the issuer.   
 
Pursuant to state law, general obligation bonds must mature in not more than forty years from 
their date of issuance.  Typically, however, most GO bonds mature in twenty-five to thirty years. 
 
Since general obligation bonds are secured by the taxing power and are a full faith and credit 
pledge of the issuing government, they offer the lowest credit risk to the bondholders and the 
lowest overall cost.     
 
Generally speaking GO debt is the lowest cost tax-exempt financing.  If South Ogden desires to 
make substantial improvements along Washington Blvd. or near City Hall in terms of sidewalks, 
city plazas, streets, etc., it may be advisable to conduct a survey of current residents of South 
Ogden to determine the likely viability of any potential tax increase for infrastructure needs in 
the project area.  The downside to GO bonds is that they require an election, and election 
outcomes are uncertain and can be costly (win or lose).  GO bonds are generally issued when the 
benefits are viewed as accruing to the community as a whole – not just a specific area of town.  
Depending on the nature of the capital improvements, GO bonds may be a viable means of 
financing capital infrastructure along Washington Blvd. and around City Hall. 
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Excise Tax Revenue Bonds 
Revenue bonds payable from excise tax revenues are governed pursuant to Utah State Code 
Section 11-14-307.  Without the need for a vote, Cities and Counties may issue bonds payable 
solely from excise taxes levied by the City, County or those levied by the State of Utah and 
rebated to the City or County such as gasoline taxes or sales taxes.     
 
Class B&C Road Bonds 
Gasoline taxes are collected and distributed pursuant to Cities and Counties in a formula that is 
based upon population and number of City or County road miles within the local government.  
These funds can be utilized by cities and counties to construct, repair and maintain City and 
County roads and can be utilized as a sole pledge for repayment of debt issued for those 
purposes.    
 
State law limits the amount of bonds that can be issued through this mechanism by limiting the 
pledge to a maximum of 80 percent of the preceding fiscal year’s receipt of Class B & C road 
funds for a period not-to-exceed ten years.  This state law matches well with the general 
requirements of the market relative to revenue bonds as it automatically serves to create a 1.25X 
debt service coverage ratio.   
 
Practical consideration for the issuance of this type of debt for most Cities and Counties lies with 
the fact that most local governments spend these funds and more on the maintenance of their 
roads.  Therefore, generally, while B & C road funds are the means used for securing the debt, 
other general funds may actually be utilized by the issuer to make the annual payments or to pay 
for maintenance while the excise tax bonds are being retired with Class B&C road fund 
revenues.   
 
Depending on the ownership of the road(s) being financed, the City or possibly the County could 
issue the excise tax revenue bonds.  The issuer would need to adopt a Notice of Intent to Issue 
Bonds and allow for a thirty-day contestability period prior to closing on the bonds.  Once the 
Notice of Intent has been adopted it would take approximately sixty days to complete an 
issuance of these bonds.   
 
There exists in State law a non-impairment clause (11-14-307 (a)) that restricts the State’s ability 
to change the distribution formula in such a way that would harm bondholders while local 
governments have debt outstanding.  Coupled with the fact that historical gasoline tax revenues 
have been strong and the increasing trend, excise tax revenue bonds are well received by the 
market.   
 
Sales Tax Revenue Bonds 
Sales taxes are also collected and distributed by the State of Utah.  With a change in the state’s 
constitution in November of 2000, and with a clarification from the Attorney General’s office 
regarding a technical matter, the first non-voted sales tax revenue bond was issued in July 2001.  
Sales tax revenues can also be utilized as a sole pledge for repayment of debt without a vote of 
the constituents and funds can be utilized for the acquisition and construction of any capital 
facility owned by the issuing local government.  They are frequently used for parks and 
recreation facilities or other City buildings such as City Hall or Public Safety buildings.  
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Just as with Class B&C road bonds, state law limits the amount of bonds that can be issued 
through this mechanism by limiting the pledge to a maximum of 80 percent of the preceding 
fiscal year’s receipt of sales tax revenues.  However, sales taxes are not limited to a pledge for a 
ten-year period but can legally be issued for up to forty years.  While this state law provides a 
1.25X debt service coverage ratio, due to the elasticity of sales tax revenues and local 
governments typical heavy reliance on the revenues for general government operations, the 
market will demand a significantly higher debt service coverage ratio of at least two or three 
times revenues to debt.  Also, most sales tax revenue bonds are structured to mature in twenty-
five years or less.    
 
Depending on the ownership of the capital facilities to be financed, the City could issue sales tax 
revenue bonds.  The issuer would need to adopt a Notice of Intent to Issue Bonds and allow for a 
thirty-day contestability period prior to closing on the bonds and must also hold a public hearing.  
Once the Notice of Intent has been adopted, it would take approximately sixty to seventy-five 
days to complete an issuance of these bonds.   
 
Municipal Building Authority Lease Revenue Bonds (“MBA”) 
Pursuant to the Utah Municipal Building Authority Act (17A-3-301) Cities, Counties and School 
Districts1 are allowed to create a non-profit organization solely for the purpose of accomplishing 
the public purpose of acquiring, constructing, improving and financing the cost of a project on 
behalf of the public body that created it. 
 
The security for a MBA bond is a first trust deed on the real property, any buildings or 
improvements and any security interest in any furniture, fixtures and equipment financed 
pursuant to a particular MBA transaction.  The only ‘pledge’ by the City is that it will remit any 
lease payments received from the MBA to the trustee.  Bonds structured in this fashion are not 
considered long-term debt as the lease payments are subject to an annual appropriation by the 
City.   
 
Due to the security structure, the best types of capital facilities to finance under this mechanism 
are those that are deemed as “essential purpose” by the bond market.  Municipal buildings such 
as city halls, public safety buildings and public works buildings are considered essential public 
purpose.  That stated, many other capital improvements and facilities have been funded using 
MBA bonds including parks and recreation facilities.  To strengthen the credits of facilities that 
are not deemed as essential purpose, it is common to cross-collateralize facilities.  However, 
under Utah law once a facility has been completely paid for and is owned outright by the local 
government, it cannot be utilized to collateralize debt on another facility. 
 
The legal limitation for maturity on bonds issued pursuant to the Building Authority Act is forty 
years.  From a market perspective however, final term on this type of debt will be governed by 
the maximum useful life of the facility(ies).  Most MBA bond transactions are structured to 
mature in thirty years or less.  
 

                                                 
1 Although available for use by School Districts, the mechanism is rarely utilized by them. 
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Due to the real property nature of the transaction, it may take some additional time to process 
and close an MBA bond due to the need to obtain a title report and clear any liens or 
encumbrances that may appear on the title so that clear title policies can be provided to the 
owner and lenders.   
 
In today’s market, for an ‘A’ rated Municipal Building Authority Transaction with AAA credit 
enhancement, structured with twenty-year level debt service, the issuer could anticipate a net 
interest cost (NIC) of approximately 4.75 percent. 
 
For the facilities we are addressing in this study, MBA bonds are not the optimal choice of a 
financing mechanism.   
 
Special Assessment Area (SAA Bonds)  
A County, City, Town or Special Service District can create a Special Assessment Area t and 
issue Special Assessment Bonds. 
 
Utah State Code Section 17A-3-304 details all of the improvements that can be constructed 
through the use of Special Assessments, and generally include any capital facilities / public 
improvements that can be owned by a local government.  Ordinary repairs to existing 
infrastructure are specifically excluded.   
 
There are currently no specific legal limitations under state law as to the amount of 
improvements or debt that can be issued and secured by special assessments, but local 
governments can, by policy, determine when they will consider the creation and utilization of 
assessment districts.  Additionally, through the creation process, all property owners that are to 
be assessed are given the opportunity to protest the creation of an SAA.  If more than fifty 
percent (50%) protest, measured by proposed method of assessment, then the local government 
cannot create the SAA.  Practically speaking, if a significant number of protests are received, 
even if the 50 percent benchmark is not exceeded, the elected officials may choose not to create 
the SAA.   
 
The market factors that constrain the issuance of SAA bonds are generally related to the 
following matters; 
 
Demonstrated willingness and ability of the landowners to make the annual assessment 
payments; 
Perceived demand for the project that may need to be verified by an absorption study in the case 
of new development; and 
Value of assessed property to par amount of bonds issued for the improvements.  Typical two-
fold tests are (i) at least one-to-one value of assessments compared to the raw land in the “as-is” 
condition and (ii) a range of three to four times value, at a minimum, with the inclusion of the 
improvements to be funded through the SAA. 
 
SAA bonds are secured by an assessment lien against all property benefited by the SAA 
improvements.  The lien is on parity with a tax lien and can be foreclosed on for non-payment in 
the manner provided for actions to foreclose mortgage or trust deed liens, which in Utah takes 
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approximately 120 days.  Commonly, for an SAA on a large area of unimproved property, an 
additional structural security for the bondholder will be a requirement to pre-pay the assessment 
at some particular trigger point such as plat recording or building permit.   
 
 Assessments can be imposed by acre, lot, equivalent residential unit (“ERU”), front footage or 
any combination of these.  State law requires that debt service on an SID bond be structured so 
that you have either (a) substantially level total debt service payments or (b) level principal.   
 
SAA bonds can have a maximum maturity of twenty years, but many are financed over a fifteen-
year period to coincide with the anticipated build-out of a project area.   
 
Since assessment bonds are not typically rated, it is very difficult to give an anticipated interest 
rate since there are fewer general commonalities among SAA bonds.  However, to provide some 
idea of the potential differential in interest rate, for a sound SAA credit, financed over twenty-
years in today’s market the issuer could anticipate a net interest cost (NIC) in the range of 5.75 
percent to 7.00 percent.  Of the many SAA’s we’ve financed, the lowest interest rates were in the 
range of 4.50 percent and the highest in the range of 8.25 percent. 
 
There are a number of procedural steps and notification requirements that are involved in the 
creation of a SAA that add a significant amount of time to the overall financing process.  The 
local government must notify all affected property owners of the intent to create a SAA, advising 
them of the SAA area, the improvements to be made, the location and estimated cost of the 
improvement, and allow for protests prior to the issuance of interim warrants which are used to 
construct the improvements prior to the completion of the Assessment Ordinance and issuance of 
long-term debt.   
 
Community Development (CDA), Urban Renewal (RDA) and Economic Development Area 
(EDA) Tax Increment Revenue Bonds 
Recently, the Utah State Legislature modified the Redevelopment Agencies Act to be known as 
the Local Community Development and Renewal Act, allowing local municipal government the 
ability to create community development areas, as well as renewal (formerly known as 
redevelopment) and economic development areas.  
 
Urban renewal areas require a finding of blight, and require taxing agency approval of project 
area plans and budget.  Economic development areas require the proof of job creation (not 
transference) and also require taxing agency approval of project area plans and budget.  
Community development areas are targeted to general municipal development, are more flexible 
in their formation, but are limited to the use of municipal sales and municipal property tax, 
unless other taxing entities opt-in.   
 
The availability of property tax increment for urban renewal and economic development project 
areas is impacted by a number of matters including the date of adoption of the project area plan 
budget, the first taking of increment and the rate at which development occurs and property tax 
values increase.   
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Unfortunately, but understandably, the bond market will severely discount the projected tax 
increment cash flows due to the fact that they are solely reliant on tax-increment as the source for 
repayment of the debt and at the outset of a new project, little if any tax-increment is being 
generated.  Without multiple years of historical tax-increment revenue receipts, the bonds may 
not be marketable at reasonable rates and at best projected increment will be discounted by at 
least half.   
 
One method that we have utilized to overcome the market challenges posed by direct tax-
increment financing is to use a SAA in conjunction with the use of tax increment.  This provides 
a means to leverage the potential tax-increment at an earlier stage in the development process.  
Under this structure, an RDA is created and the developer/landowner enters into an Agreement 
to Develop Land (“ADL”) with the local government wherein the developer negotiates receipt of 
a portion of the tax increment to be generated.  Then, SAA bonds are issued and assessments on 
the benefited property of the developer / landowner provide security to the bonds noting that the 
property then serves as the ultimate security for the debt (not projected increment receipts).  If 
the developers proceed with development and building in a timely fashion, they can utilize the 
increment received to make the assessment payments, although they are not pledging this stream 
of revenues.   
 
Special Service Districts (SSD’s) 
A Special Service District is not a type of debt security, but rather the creation of another legal 
entity that can provide some governmental services and issue debt.  They are widely used in the 
state primarily for water and sewer services. 
 
Special Service Districts can be created by a County, City or Town for the purpose of providing 
water service, sewer service, storm retention, electrical or natural gas services, fire protection, 
recreation, mosquito abatement and public transit.  SSD’s can be created as dependent or 
independent entities.   
 
Creation and appointment of board members is dependent on the type of district, who forms the 
district and when it is formed.   
 
Industrial Revenue Bonds 
Industrial revenue bonds can be issued by South Ogden City.  There is a $10 million cap per 
issue and a $150 million total annual state allocation cap.  Industrial revenue bonds have strict 
regulations regarding business types that are eligible; a 501(c)(3) can generally use them for a 
wider variety of projects. 
 
 
2. Economic Development Incentives 
Tax Increment Financing  
South Ogden City may award incentives to companies locating in CDA, RDA or EDA districts.  
Incentives are generally based on a percentage of the property tax increment generated by a 
specific development or within the project area.  Tax increment dollars are often returned to the 
developer in the form of infrastructure development, land cost write-down, or other appropriate 
means.  Tax increment financing is dependent on increment – additional property value over the 
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baseline property value at the time that the project area plan and budget are approved.  Tax 
increment from a project area is available for a specified number of years only, as agreed upon 
with the Taxing Entity Committee.  Therefore, timing becomes especially important in the 
creation of project areas, in order to maximize the amount of increment generated and returned to 
development within the project area boundaries. 
 
Revolving Load Funds 
A revolving loan fund (“RLF”) is a source of money from which loans are made for small 
business development projects.  A loan is made to a business and as repayments are made, funds 
become available for new loans to other businesses.  The major purpose is to provide a source of 
financing, which may not otherwise be available within the community, for local, expanding, or 
start-up businesses.  Often they are used to fill a “financing gap” in a business development 
project.  A gap occurs when the business lacks the funds to meet the equity requirements of bank 
financing or needs a lower interest rate.   
 
The source of capitalization (the funds used to create the RLF) may have regulations governing 
program design.  For example, RLF’s which are capitalized with Community Development 
Block Grant (CDBG) funds must follow the rules and regulations established by the U.S. 
Department of Housing and Urban Development (HUD), and must show some benefit to low- 
and moderate-income households. 
 
A revolving loan fund may be a good tool for South Ogden to use in encouraging façade and 
building renovations along Washington Blvd..  Capitalization could potentially be obtained 
through CDBG funds.   
 
Utah Main Street Program 
The Utah Main Street program offers assistance with professional services, including economic 
development, market analysis, marketing and promotions, streetscape design, and building 
façade/renovation design assistance.  While the program does not currently offer grants or loans 
for building renovation (as it has in the past), it will train communities in principles of good 
design and locating financial resources.   
 
Business Improvement District (BID) 
BIDs are a legal mechanism to raise funds to enhance the maintenance and management of a 
particular section of a city or town.  They are guided by the philosophy that the value of property 
is not driven solely by the investment made in an individual property, but rather that a major 
portion of property value is derived from how investors, businesses and visitors view the entire 
area as a business, retail and cultural center.  In a sense, BID’s are to a district’s public spaces 
what mall managers are to mall common areas. 
 
The purpose of a BID is to create a sustainable funding system that makes possible the 
formulation of multiyear plans and budgets.  In a BID, property owners and businesses cooperate 
to share the costs of solving common problems or realizing economic opportunities.  Common 
activities funded through a BID include:  removal of litter and graffiti, clean sidewalks, shovel 
snow, cut grass, trim trees, plant flowers, increased security presence (uniformed), hospitality 
personnel, festivals and events, coordinated sales promotions, signage, market research, 



  South Ogden City General Plan Update 

Appendix C  C-9 
 

marketing to investors, planning and advocacy for parking, management organization, 
development of urban design guidelines, lighting guidelines, façade and storefront improvement 
programs, homeless assistance, lighting, street furniture and public space improvements. 
 
Grants for Economic Development and Façade Renovation 
For years the Utah Main Street program had been involved with providing matching grant funds 
to individual business owners for façade renovation that restored buildings to their historical 
integrity.  Many of these business owners reported markedly increased sales from improvements 
to their building facades, and that they were willing to pay off the improvements within a 
relatively short period of time.  While these funds are no longer available in Utah, other national 
resources for community and economic development projects are as follows: 
 
Funding Sources for Community and Economic Development 2005/2006:  A Guide to Current 
Sources for Local Programs and Projects.  Westport, CT:  Oryx Press (an imprint of 
Greenwood Publishing), 2005.   
 
National Guide to Funding for Community Development.  New York:  The Foundation Center, 
1998. 
 
Community Development Block Grants 
Under the State of Utah Small Cities Community Development Block Grant (CDBG) program, 
administered by the State's Division of Housing and Community Development, South Ogden is 
eligible to receive CDBG funds.  Funding is distributed from the State to AOG’s for distribution 
to eligible projects.   South Ogden would participate under the Wasatch Front Regional Council.  
 
As established by HUD, the purpose of the CDBG program is "To assist in developing viable 
urban communities by providing decent housing, a suitable living environment and expanding 
economic opportunities, principally for persons of low and moderate income (LMI)."   
 
The range of eligible activities for CDBG is very broad, but all projects must meet one of three 
national criteria: 
 
  (1) Benefit low and moderate income residents, 
  (2) Elimination or prevention of slum and blight, or 
  (3) Urgent health/welfare needs. 
 
CDBG funds could be a good source for facilitating redevelopment and job creation in RDA 
areas.  
 
EDTIF (Economic Development Tax Increment Financing)/HB 11  
Approved in 2005, EDTIF is a new state incentive program that allows local governments to 
create “economic development zones” in order to encourage job creation and capital investment.  
New or existing employers creating new jobs or significant capital investment within these zones 
may apply for a partial rebate of taxes paid to the state.  Qualifying companies must create new 
jobs paying at least the county median wage.  The typical incentive range is a 15 percent tax 
rebate over five years.   
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IAF (Industrial Assistance Fund) 
Companies expanding or relocating in Utah may receive incentive grants from the IAF.  Criteria 
for urban areas includes jobs that pay at least 125 percent of the county median wage; creation of 
at least 50 new jobs; or a focus on biomedical, finance, technology, aerospace or corporate 
headquarters. 
 
Custom Fit 
Custom Fit provides specialized training for companies to train their employees.  This incentive 
subsidizes up to $500 per trainee, with a maximum subsidy of $100,000 per company. 
 
Utah Microenterprise Loan Fund 
Utah’s Microenterprise Loan Fund works in partnership with Utah’s financial community to 
provide access to loans for small businesses owners who are unable to get access to traditional 
loans.   
 
Utah Historic Preservation Tax Credit 
The Utah Historic Preservation Tax Credit is a 20 percent nonrefundable tax credit for the 
rehabilitation of historic buildings which are used as owner-occupied residences or residential 
rentals. Twenty percent of all qualified rehabilitation costs may be deducted from taxes owed on 
your Utah income or corporate franchise tax.  
Eligible buildings are those buildings listed in the National Register of Historic Places, which, 
after rehabilitation, are used as a residence(s) qualify. The credit is not available for any property 
used for commercial purposes including hotels or bed-and-breakfasts. (If the historic B&B is also 
owner-occupied, this portion of the rehabilitation may qualify.) The building does not need to be 
listed in the National Register at the beginning of the project, but a complete National Register 
nomination must be submitted when the project is finished. The property must be listed in the 
National Register within three years of the approval of the completed project. Staff of the 
Historic Preservation Office can evaluate the eligibility of your building and provide instructions 
on nomination requirements. For more information about the National Register see 
http://www.cr.nps.gov/nr/about.htm.  
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Subject:  Discussion on Allowing Artificial Turf in South Ogden 
 
Author:    Mark Vlasic  
 
Department:  Planning & Zoning 
 
Date:     October 13, 2016 
 
 
 
Background  
 
The City Council has requested that the Planning Commission discuss and consider the possibility of 
allowing artificial turf in the city.  
 
1. Landscape Ordinances in South Ogden 
 
Landscape design is addressed in two chapters of the City Code.  
 
Title 7, Chapter 2 - TREE PLANTING; LANDSCAPING IN PARKING, PLANTING STRIPS addresses the 
treatment of landscapes of city properties, streets, parking/planting strips, avenues and parking areas, 
which should be landscaped through “the planting, arrangement and maintenance of grass, lawns, 
flowers and flower beds, ground cover, ornamental shrubs and trees in accordance with a planned 
design”. 
 
Title 10, Chapter 23 - LANDSCAPE REGULATIONS was recently modified to require water efficient 
landscaping for “all new and rehabilitated landscapes for public and private projects, developer installed 
landscaping in multi-family residential projects, and developer installed landscaping in single-family 
projects”. The ordinance does not apply to owner installed single-family projects, although water 
efficient landscapes are encouraged.  
 
Title 7, Chapter 2 specifically indicates that landscape treatments are to be limited to living plants, while 
it is only inferred in Title 10, Chapter 23. 
 
2. The Pros and Cons of Artificial Turf in the Landscape 
The following is a summary of an article by Lindsey Barton Straus, JD for the website MomsTEAM.com 
Artificial turf is usually constructed of polyethylene plastic grass and an in-fill base of "crumb rubber" 
from ground-up recycled tires (as many as 10,000 in a single field). The material has become increasingly 
popular in communities all across the country, which has stirred a debate regarding potential negative 
impacts artificial turf may have on the health of the public and the environment. The following is a 
summary of the pros and cons of artificial turf presented in the article: 
 
PROS 

1. Lower maintenance costs. While the initial cost is high, proponents claim that upkeep is much 
less expensive than the use of lawns and other live plant landscapes. Some question whether 
artificial turf is as financially friendly as touted, citing the need for repairs, vacuuming, refilling 
and even watering, suggesting that the fields may not last as long as advertised, and raising the 
thorny problem of disposal. 

Planning Commission Report 

Staff%20Report%20-%20Discussion%20on%20the%20Use%20of%20Artificial%20Turf%20in%20Landscapes%20%20-%20%2010-13-16.docx


2 
 

2. Pesticide-free. Unlike natural grass, artificial turf doesn't require treatment with pesticides and 
fertilizers. 

3. Saves water. Requires no water. 
 

CONS 
1. Hot. The heat-absorbing properties of artificial turf make it hot in extremely warm weather. On 

a 98-degree day, the temperature on the turf could rise to more than 120 degrees. A Brigham 
Young University study found that the surface temperature of synthetic turf at its football 
practice field was 37 degrees higher than the air temperature.  

2. Toxic. Older artificial turf may be made from nylon or nylon/polyethylene blend fibers may 
contain levels of lead that pose a potential public health concern. Newer artificial turf contains 
many chemicals which could affect the health of people and may also affect ground water, 
including zinc which can cause cardiovascular damage.  

3. Toxic run-off. When artificial turf drains after a heavy rain, the run-off (which may contain lead 
and infill material) could leach into and contaminate storm water. 

4. Bacterial breeding ground. Medical experts have found that staphylococci and other bacteria 
can survive on polyethylene plastic, the compound used to make synthetic turf blades, for more 
than 90 days. Blood, sweat, skin cells and other materials can remain on the synthetic turf. 

5. Adverse affect on asthmatics. Breathing in dust of ground-up tires could exacerbate breathing 
problems for asthmatics. 

6. Once artificial, always artificial. Once a community goes with artificial turf, it has no choice but 
to continue the practice when the first one needs to be replaced because once plastic replaces 
natural grass, it makes the subsoil beneath it difficult to plant without remediation.     

 
2. Local Examples of Landscape Ordinances that Allow the Use of Artificial Turf 
Seven Utah cities were investigated to determine whether they permit the use of artificial turf as part of 
their landscape ordinances.  
 
The ordinances in Layton, Herriman, Salt Lake City, Taylorsville, Washington Terrace and Bountiful did 
not mention artificial turf, although the Bountiful ordinance specified that at least 50% of the landscape 
needs to be live. 
 
Ogden City revised their landscape ordinance in 2015 to permit the use of artificial turf, following more 
than a year of discussion and heated debate (see following article from the online version of the Ogden 
Standard Examiner). 
 

Ogden City Council OKs artificial turf for landscaping - Wednesday , May 13, 2015 
By CATHY MCKITRICK Standard-Examiner Staff 
 
OGDEN — The Ogden City Council voted 6-0 Tuesday to allow artificial turf as a ground 
cover option on private property. Their unanimous decision stood in sharp contrast to 
an earlier 7-0 Planning Commission recommending denial of the use of fake grass. That 
advisory board had concerns about aesthetics, heat, water runoff and challenges in code 
enforcement. 
 
The city’s move to allow artificial turf began with an August 2014 petition from Pamela 
Clark, executive director of the Family Support Center at 3340 Harrison Blvd. When the 
Center’s aging and faulty sprinkler system caused its water bills to spike, Clark began 
looking at other landscaping options. The center even received donated synthetic grass, 
but its installation had to be put on hold pending revision of the city’s ordinance. “Since 
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we found out we got it approved, we’ll make sure we get it done as soon as possible,” 
Jamie Dangerfield, a crisis nursery aide for the Center, said Wednesday. 
 
Ogden’s new ordinance mirrors other cities such as St. George in requiring a minimum 
pile height (for the artificial turf) of 1.5 inches, said Ogden City Senior Planner Greg 
Montgomery. “That inch-and-a-half seemed to have the best natural appearance,” 
Montgomery said, adding that it also rules out the use of less expensive indoor/outdoor 
carpet. 
 
Exceptions to that height standard can be made for rear yard putting greens, tennis 
courts or other types of recreational surfaces. 
 
The material must be permeable, green, life-like and weigh at least 56 ounces per 
square yard. It also needs to come with a minimum eight-year warranty. The ordinance 
also bans the use of artificial turf in park strips and other public rights-of-way. Also, it 
cannot cover more than 50 percent of the property’s total landscaping. 
 
Montgomery said that cover percentages allowed by other municipalities varied quite a 
bit. “We felt just for general application that 50 percent seems to be a reasonable 
amount,” Montgomery said. “The fact that it is going to be permeable helps in the 
runoff issue.” 
 
The city plans to produce a brochure with guidelines for property owners who want to 
head in this direction. A permit and site plan will be required, Montgomery said. 
 
Brad Hutchings, representing an Ogden-based company called Eco-Grass, brought a 
sample of synthetic turf for Council members to see up close. “We’ve been putting this 
in now for about a year and a half and have had extreme success,” Hutchings said. 
“More and more people are turning to it. Obviously with the current drought conditions 
and the estimated growth along the Wasatch Front, it’s one way to help conserve 
water.” 
 
Hutchings said his company offers a dozen versions and average cost runs $7 to $8 per 
square foot. “I think our citizens want to conserve water, and they want their yards to 
look nice. I think it’s good to offer them options,” Councilwoman Amy Wicks said. 
 
Council Chairman Richard Hyer said that he’s always hesitant to go against the Planning 
Commission’s unanimous recommendation. “The (city) review process is a critical aspect 
of this, so that somebody doesn’t just go and try to do it on their own,” resulting in a 
substandard installation that could blow away in the wind, Hyer said. 
 
“Hopefully those property owners that install this will . . . get themselves fully 
educated,” Hyer added, “so that they realize there are some responsibilities that they 
have to maintain, and this isn’t just something that they will put in and never have to do 
anything with it again.” 

 
3. New Ogden Cithy Landscape Ordinance that allows the Use of Artificial Turf 
 
General Requirements: 
1. All plantings shall be maintained in a healthy and attractive condition. 
2.  Landscaping materials shall be contained so as not to spill into the public right of way. 
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3.  All yard and setback areas not occupied by buildings or parking shall be landscaped; the area 
within the public right of way between the curb and gutter and the sidewalk, otherwise known 
as the park strip, shall be landscaped, unless the area falls along a gateway or entry corridor as 
designated in the general plan. Park strip landscaping outside of gateway or entry corridors shall 
not exceed a maximum height of two feet (2') for shrubs or grasses, and trees in the park strip 
shall have a minimum height of seven feet (7') for the lowest branches of a tree when they 
extend above the curb or sidewalk. Notwithstanding the branch height, no evergreen tree is 
allowed in the park strip. Public rights of way defined by a curb or gutter shall be landscaped 
utilizing one of three (3) methods: 

a. Grass with trees spaced at a maximum of forty feet (40') on center; 
b. Ground covers, trees and shrubs. When shrubs or ground covers other than grass are 
used for landscaping, the spacing, type and size of plants used shall be such that 
seventy-five percent (75%) of all landscaped areas shall be covered with living material 
within three (3) years of planting; or 
c. Rock ground cover with trees spaced at a maximum of forty feet (40') on center. 
When such rock ground cover is used, there shall not be a concrete surface underneath 
the ground cover. The rocks used in the ground cover must be between 1.5 inches and 
four inches (4") in size or, alternatively, if a size smaller than 1.5 inches is used, then: 

(1) Areas of living plant material are required that extend the full width of the 
park strip in a distinguishable patterned design for the length of the park strip, 
or 
(2) A varying rock size or color pattern must be used. 

4.  For all uses except single-family dwellings, all landscaping shall be serviced by an acceptable 
underground sprinkling or irrigation system. 

5.  If artificial turf is used as a ground cover: 
a. It shall consist of green lifelike individual blades of grass that: 

(1) Emulate natural turf in look and color; 
(2) Have a minimum pile height of 1.5 inches, except in rear yards where shorter 
pile height may be installed for planned recreational surfaces; and 
(3) Have a minimum tufted weight of fifty six (56) ounces per square yard; 

b. In no case shall it be installed within: 
(1) Permanent drainage features (e.g., ponds, swales, and retention and 
detention basins); or 
(2) Any public right of way; 

c. It shall have a minimum eight (8) year manufacturer's warranty protecting against 
color fading and decrease in pile height; 
d. The use of indoor or outdoor plastic or nylon carpeting as a substitute or replacement 
for artificial turf or natural turf is prohibited; 
e. It shall be properly anchored to ensure that the turf will withstand the effects of 
wind; 
f. All seams shall be nailed and glued, not sewn, and edges shall be trimmed to fit 
against all regular and irregular edges to resemble a natural look; 
g. Proper grading, compaction and drainage shall be provided for all artificial turf 
installations to prevent excess runoff or pooling of water and artificial turf installations 
shall have a minimum permeability of thirty inches (30") per hour per square yard; 
h. It shall be visually level, with the grain pointing in a single direction; 
i. An appropriate solid barrier device (e.g., concrete mow strip, bender board) is 
required to separate the artificial turf from planters and live vegetation; 
j. A minimum four foot (4') separation between artificial turf and tree trunks and two 
foot (2') separation between artificial turf and shrubs shall be maintained to ensure 
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roots are not damaged with the installation of artificial turf and that the overall health 
of the living plant material is not compromised; 
k. It shall be cleaned regularly and maintained in an appropriate and neat manner; 
l. It shall be replaced if it is worn, uneven, discolored, or damaged; and 
m. It shall comply with subsection C of this section if it is proposed to be used, either 
solely or in combination with other nonliving ground cover, for more than ten percent 
(10%) of the ground area required to be landscaped. 

 
Discussion 
 
Artificial turf is not allowed in public parks strips, on city-owned property and similar public spaces. The 
use of artificial turf in other areas of the city was not considered when revising the landscape ordinance 
earlier this year. 
 
It is clear that great strides have been made in the manufacture of artificial turf in recent years, resulting 
in a more natural appearance. It is also clear that artificial turf uses little or no water and pesticides/ 
fertilizers, and requires less maintenance than a living landscape. It is partially recycled, utilizing 
shredded tires as its base.  
 
On the other hand, artificial turf is expensive to install. It is hot and potentially toxic as it is 
manufactured from plastic and shredded tires. It promotes runoff (which may be toxic), and host 
bacterial growth. It also appears that once artificial turf is used it may be difficult to plant beneath it due 
to plastic contamination. 
 
Recommendation 
 
After reviewing the pros and cons of allowing artificial turf to be used, staff believes the possible health 
and environmental impacts and unknown long-term impacts far outweigh the potential benefits, 
particularly since there are alternative ways to conserve water use in the landscape, which is the 
primary argument for allowing it. 
 
Staff recommends that the use of artificial turf in the city landscapes not be allowed.  
 
On a related note, staff believes that the intent and purpose of the recently-revised water-efficient 
landscape ordinance should be revised to clearly indicate that artificial turf is not allowed. 
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 1 

 2 
 3 
 4 
 5 
 6 
 7 

8 
9 

10 

Chair Raymond Rounds, Commissioners John Bradley, Todd Heslop, Jerry Jones, 11 

Susan Stewart, Steve Pruess, and Mike Layton 12 
 13 
 14 

15 

City Planner Mark Vlasic, City Manager Matt Dixon, and City Recorder Leesa 16 

Kapetanov 17 
 18 
 19 

The briefing meeting began at 5:34 pm.  Chairman Rounds began discussion with the de-20 

condominiumization plat.  Council Member Heslop asked if the parking for the 4-plex in 21 

question was shared with the surrounding 4-plexes.   City Recorder Kapetanov said it was not.  22 

Council Member Layton asked if the other 4-plexes around the one being considered were 23 

condominiums.  Ms. Kapetanov said according to Weber County, they were not.  There was no 24 

further discussion on this item.  25 

Chairman Rounds then turned the time to City Planner Mark Vlasic to talk about the General 26 

Plan update.  Mr. Vlasic reviewed the corrections to the map presented at the previous meeting.   27 

He added that Commissioner Jones had suggested some language be added about how to 28 

interpret the boundaries set out in the land use chapter;  Planner Vlasic thought the suggested 29 

wording would be a good idea.  There was then some discussion on the green “open lands” areas 30 

along the Burch Creek and whether they should be included on the map even though they were 31 

not open to public.  Mr. Vlasic said he would change the description of open lands in the text 32 

with what was depicted on the map.   33 

City Recorder Kapetanov pointed out there had been some discussion at the last meeting about 34 

making the map more “bubbly”, i.e. making the lines less definitive.  Mr. Vlasic said his staff 35 

had tried to achieve a less definitive line by making it wider.  Making the areas “bubbly” 36 

presented some issues they had not anticipated.   37 

Commissioner Stewart asked about the area near Club Heights Park, wondering if it should be 38 

separated from the City Center.  Mr. Vlasic said he would look into it.  City Manager Dixon then 39 

gave an update on the properties involved with the closing of Club Heights Elementary and the 40 

location of the new Burch Creek Elementary school.   Other needed corrections to the map were 41 

also pointed out.   42 

City Recorder Kapetanov then made the commissioners aware of the noticing requirements 43 

concerning a General Plan Amendment.  The notices gave affected entities the opportunity to 44 

comment on the General Plan if they wished.  After that, a public hearing would be held and 45 
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then the General Plan would be forwarded to the City Council.  Ms. Kapetanov said a tentative 46 

combined meeting of the Planning Commission and City Council was being scheduled for 47 

October 4.   48 

Chairman Rounds reviewed the rest of the agenda and then concluded the meeting.   49 

   50 

 51 

 52 
  53 
 54 
 55 
 56 
 57 
 58 
 59 
 60 
 61 
 62 
 63 
 64 
 65 
 66 
 67 
 68 
 69 
 70 
 71 
 72 
 73 
 74 
 75 
 76 
 77 
 78 
 79 
 80 
 81 
 82 
 83 
 84 
 85 
 86 
 87 
 88 
 89 
 90 
 91 
I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City Planning Commission 92 
Briefing Meeting held Thursday, September 8, 2016. 93 
 94 

________________________________                                                                          6 95 
          Leesa Kapetanov, City Recorder    Date Approved by the Planning Commission 96 
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 1 
 2 

 3 
 4 
 5 
 6 
 7 
 8 
 9 
 10 

11 
Chair Raymond Rounds, Commissioners John Bradley, Jerry Jones, Todd Heslop, 12 
Steve Pruess, and Mike Layton 13 
 14 

15 
Commissioner Susan Stewart  16 
Note: Commissioner Stewart was present for the briefing meeting, but had to leave 17 
before the regular meeting began 18 
 19 
 20 

21 
City Manager Matt Dixon, City Planner Mark Vlasic, and City Recorder Leesa 22 
Kapetanov 23 
 24 

25 
Jeff Holden, Jerry Cottrell, Walt Bausman,  26 

 27 
 28 

 29 

Chair Raymond Rounds began the meeting at 6:15 pm and called for a motion to convene. 30 

 31 

Commissioner Bradley moved to convene as the South Ogden City Planning Commission, 32 

followed by a second from Commissioner Heslop.  Commissioners Layton, Bradley, Jones, 33 

Pruess and Heslop all voted aye.   34 
 35 

Chair Rounds said they would follow the agenda as outlined, however he anticipated some changes 36 

towards the end.  He would address them later.   37 
 38 

 39 
 40 

A. Plat Approval to De-Condominiumize Property Located at 5860 Wasatch Drive 41 

Chair Rounds asked City Recorder Leesa Kapetanov to comment on this item.  She said the 42 

owner had condominiumized the 4-plex on the property several years earlier, but had not 43 

sold any of the units.  Since he was only owner involved, staff did not see any issues. The 44 

engineer had also not seen any issues with the submitted plat.  The city attorney had 45 

advised that the planning commission just needed to give their okay to a plat amendment; it 46 

did not need to go through a subdivision amendment process.   47 

 



 

Planning Commission Minutes September 8, 2016 page 2 

Jeff Holden, the applicant, came forward to answer questions from the Commission.  He 48 

gave a brief history of the property, saying he and his partner had condominiumized the 49 

units because they thought it would be more valuable.  They also thought it would be easier 50 

to divide the assets of the property if one of them decided to retire before the other.  Mr. 51 

Holden had recently bought his partner out and wanted to refinance the property, but was 52 

unable to do so if it remained condominiums.   53 

Mr. Holden answered several questions from the commissioners.  There was no more 54 

discussion.  Chair Rounds called for a motion. 55 

 56 

Commissioner Jones moved to de-condominiumize the property located at 5860 57 

Wasatch Drive.  The motion was seconded by Commissioner Bradley.  The chair 58 

made a roll call vote: 59 

 60 

    Commissioner Heslop-  Aye 61 

    Commissioner Bradley- Aye 62 

    Commissioner Jones-  Aye 63 

    Commissioner Layton-  Aye 64 

    Commissioner Pruess-  Aye 65 

 66 

The de-condominiumization plat was approved. 67 

 68 
69 

 70 

A. Discussion on Amendments to General Plan 71 

Chair Rounds turned the time to City Planner Mark Vlasic to give an update on the General 72 

Plan amdendmets.  Mr. Vlasic reviewed some of the changes that had been made to the 73 

proposed General Plan amendments since the last meeting as well as listed other changes 74 

that had been pointed out in the briefing meeting.  He said notices would be sent out in the 75 

next week to affected entities to give them the opportunity to comment.   76 

Chair Rounds stated they would not be making any decisions that evening concerning the 77 

General Plan, but would notify affected entities so they could weigh in.  After that, a public 78 

hearing would be held. 79 

 80 
B. Presentation By Dan McDonald and Discussion Concerning Amendments to SOC 81 

10-14-16 Having To Do With Residential Facilities For Disabled Persons 82 

City Manager Dixon said Mr. McDonald had not yet arrived due to a previous meeting.  83 

Commissioner Pruess said he had some questions concerning the General Plan he would 84 

like to ask Planner Vlasic.  Chair Rounds gave Mr. Pruess the floor. 85 

Commissioner Pruess said he recognized the need to “bubble-ize” the map, but wondered 86 

how the text would reflect the boundaries on the map.   87 

Mr. Vlasic said the text was simple and did not define the areas.  Mr. Pruess wondered how 88 

a developer would know what areas he could build in if the map was not specific.  Planner 89 

Vlasic said the fact it was not specific would allow the Planning Commission and City 90 
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Council to determine exactly where those lines should be.  The language Commissioner 91 

Jones had submitted would also help clarify. 92 

City Recorder Kapetanov pointed out that the borders on the General Plan weren’t 93 

definitive, but the zoning map was.   If a developer wanted to enlarge the zoning 94 

boundaries one way or the other because of a project, he would have to ask for a re-zone, 95 

which the Planning Commission and Council would have to approve.   96 

At this point, City Manager Dixon suggested the Commission move on to any other 97 

business they might have until Mr. McDonald arrived.   98 

Chair Rounds moved to Item IV on the agenda. 99 
 100 

 101 

 102 

A. Approval of August 11, 2016 Briefing Meeting Minutes 103 

The chair called for a motion concerning the briefing meeting minutes. 104 

 105 

Commissioner Layton moved to approve the briefing meeting minutes of August 11, 106 

2016.  Commissioner Jones seconded the motion.  The voice vote was unanimous in 107 

favor of the motion. 108 

 109 
B. Approval of August 11, 2016 Meeting Minutes 110 

Chair Rounds then called for a motion concerning the August 11 meeting minutes. 111 

 112 

Commissioner Layton moved to approve the August 11 meeting minutes, followed by 113 

a second from Commissioner Jones.  All present voted aye.   114 

 115 

The chair excused Commissioner Stewart, whom had been present for the briefing meeting 116 

but was unable to be at the Planning Commission meeting. 117 

Chair Rounds then commented he had spoken several times with the Commissioners 118 

concerning their compensation.  He reviewed the meeting minutes from when the Council 119 

discussed the matter and commented on things that were said.  Mr. Rounds pointed out 120 

there was a huge gap between what the planning commissioners and council members made 121 

and felt it was not congruent.  The Commission was receiving more delegated authority 122 

from the Council and the work load was higher.  The last packet had contained over 230 123 

pages to prepare for that evening’s meeting.  A council member made 15 times more than a 124 

commission member, and he did not think it was valid.  He was going to bring the matter 125 

before the Commission again with more information.   126 

Chair Rounds asked if anyone else had other business to be discussed.  Seeing none, he 127 

moved on to public comments. 128 
 129 
 130 

 131 

The Chair invited anyone who wished to come forward to comment. 132 
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Jerry Cottrell, 5765 S 1075 E – said although he had been outspoken that the City should 133 

economize, he had also spoken in favor of increased pay for the Planning Commission.   134 

He then said he was looking forward to Mr. McDonald’s presentation.  However, he disagreed 135 

with Mr. McDonald’s DRC, a committee who would make decisions concerning reasonable 136 

accommodation.  Mr. Cottrell didn’t feel it was right the DRC was made up of staff who were not 137 

residents of South Ogden.  He wanted the committee to be made up of people who had “skin in the 138 

game,” such as the Planning Commission.   139 

 140 

Walt Bausman, 5792 S 1075 E – agreed with the emerging paradigm that Mr. McDonald was 141 

presenting, but also felt the Planning Commission should be the ARC (what Mr. Cottrell had 142 

referred to as a DRC) and determine reasonable accommodation.   143 

He also pointed out the Arterial Transition Corridor in the proposed General Plan amendment had 144 

been expanded since the 1997 General Plan.  145 

 146 

There were no more public comments.   147 

 148 

Mr. McDonald had arrived by this point and Chair Rounds turned the time over to him. 149 

Mr. McDonald introduced himself, pointing out that he had been working with staff for some time 150 

to make changes to the city’s ordinance.  He gave a presentation (see Attachment A) concerning 151 

group homes and reasonable accommodation.  He pointed out the City’s current ordinance is 152 

based on the old paradigm that group homes should be allowed anywhere a single family residence 153 

was allowed.  However, the emerging paradigm compared group homes to other “group living 154 

arrangements” such as assisted living facilities, hospitals, boarding schools, etc.    Mr. McDonald 155 

had made some changes with the city’s ordinance to bring it more in line with the emerging 156 

paradigm and had provided a copy for the Planning Commission to consider.  The suggested code 157 

created a definition of group living arrangements, and then it was up to the Planning Commission 158 

and Council to decide where those facilities should be allowed. 159 

Mr. McDonald pointed out that under the Fair Housing Act, a group home could always request a 160 

waiver or accommodation from the city’s ordinance based on their situation.  In his opinion, the 161 

best way to handle those requests was to make them an administrative decision made by an 162 

Administrative Review Committee (ARC).  He said if a group home locating in the City became a 163 

political issue, it became extremely hard for the City to avoid liability if an adverse decision was 164 

made. Public clamor became a major issue and made it difficult to defend any adverse decision.   165 

Another reason an ARC made sense was because a request for reasonable accommodation was a 166 

very technical matter, requiring analysis of federal law, state law, the city’s zoning ordinance,  and 167 

building codes.   168 

Mr. McDonald said he had discussed with the City Council where they would like group living 169 

arrangements to be located, and that had been presented in the packet.  He had also put a proximity 170 

restriction on group living arrangements, noting case law was still emerging on whether spacing 171 

requirements were valid.  He also commented he had found some loopholes in the newly adopted 172 

City Center Form Based Code pertaining to group homes.  He had included some suggested 173 

changes to the code in the packet. 174 
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Mr. McDonald answered several questions from the commissioners, including why it was a good 175 

idea to remove public input from the process of considering reasonable accommodation.   176 

The planning commission had a discussion about when it was appropriate to discuss things with the 177 

public.  Mr. McDonald said if it was something that could possibly be litigated, they should avoid 178 

having discussion with the public on the matter.  City Manager Dixon added that legislative 179 

matters invited the public to comment through public hearings, however administrative matters in 180 

which the Planning Commission had very little discretion did not invite public input.   181 

Chair Rounds outlined the approval process for changing the ordinance and asked the 182 

commissioners if they were ready to set a date for a public hearing or if they wanted to take more 183 

time to consider the ordinance.  The consensus of the commission was to set the date for the public 184 

hearing.  Commissioner Heslop asked Mr. McDonald if he felt the ordinance before them was 185 

ready to be adopted, or if there were other changes that needed to be made.  Mr. McDonald said he 186 

had noticed some other things in the ordinance that could possibly be tweaked, but they were 187 

beyond the scope of what he had been hired to do.  City Manager Dixon said he would have a 188 

discussion with the Council as to whether they wanted Mr. McDonald to look at other aspects of the 189 

code, but felt it was best to move forward this aspect of the ordinance now. 190 

Chair Rounds called for a motion to set a date for a public hearing. 191 

 192 

Commissioner Bradley moved to set the date for a public hearing for October 13 to consider 193 

amendments to SOC 10-14-16.  Commissioner Jones seconded the motion.   The voice vote 194 

was unanimous in favor of the motion. 195 

 196 

Chair Rounds pointed out there were no more items on the agenda.   197 

 198 

Commissioner Bradley moved to adjourn the meeting.   199 

 200 

At this point he was interrupted by someone from the audience who said he wished to raise a point 201 

of order.  The person interrupting said he had public comments he would have made based on what 202 

Mr. McDonald said.  He asked the chair to consider re-opening public comments only pertaining 203 

to Mr. McDonald’s presentation. 204 

 205 

Chair Rounds allowed the comments. 206 

 207 

Jerry Cottrell, 5765 S 1075 E – Mr. Cottrell said not 1% of 1% of the public would understand the 208 

issues discussed that evening and he was not concerned with what the public had to say about it.  209 

He had also heard that public clamor had to be considered against the public’s interest.  Perhaps 210 

they should pass legislation that the planning commission should not hold a public hearing.  Mr. 211 

Cottrell also suggested they could have an ARC that was anonymous, buts still consisted of South 212 

Ogden residents.  He said he had also sent emails to staff who were being considered as potential 213 

members of the ARC.  If the members of the ARC were known, and their email addresses were on 214 

the website, wouldn’t they be subject to public clamor as well?  215 

Mr. Cottrell concluded by saying he was 100% in support of the new paradigm Mr. McDonald was 216 

proposing. 217 
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 218 

Wesley Stewart, 3625 Jefferson – wondered if the information would be posted on the website so 219 

the public could consider it.  He commented other cities had live feed of meetings and wondered 220 

why South Ogden did not have it.  He also wanted to correct something he had said at a previous 221 

meeting.  He had said that the notice and agenda had been posted, but he was incorrect.  He felt 222 

the City needed to be more transparent.  He was not happy with things happening in the City and 223 

the notice given.  He said that 38
th
 Street was not ADA compliant.  He said he just wanted to be 224 

treated fairly.  There were no improvements proposed for his area of the City.  He wanted more 225 

say in what the City was doing.   226 

Chair Rounds asked Mr. Stewart what information he wanted.  Mr. Stewart said he did not want to 227 

wait for the minutes to be approved to find out what happened at the meeting.  He wanted the 228 

unapproved minutes posted the day after.  He was there to defend his home and family and felt 229 

there were a lot of Hispanic people discriminated against in his area.  The people in his area were 230 

poor and had addictions and probably fell under groups that should not be discriminated against but 231 

they were being discriminated against by the City.   232 

Chair Rounds asked City Recorder Kapetanov when the minutes were posted.  She said they were 233 

not posted on the website until after they were approved.  However, anyone could request a copy 234 

of the recording the day after the meeting.  (See Attachment B for information submitted by Mr. 235 

Stewart). 236 

 237 
 238 
 239 

 240 

Chair Rounds called for a motion to adjourn.  Commissioner Bradley said he had already 241 

motioned to do so.  242 

 243 

Commissioner Pruess seconded the motion.  The vote was unanimous to adjourn the 244 

meeting.  245 

  246 

The meeting ended at 8:39 pm. 247 
 248 
 249 
 250 
 251 
 252 
 253 
 254 
 255 
\ 256 
 257 
 258 
I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City Planning Commission Meeting 259 
held Thursday, September 8, 2016. 260 
 261 
______________________________________                                                                          262 
Leesa Kapetanov, City Recorder                                           Date Approved by the Planning Commission 263 
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