
  

 

 

 

 

 

PLANNING COMMISSION MEETING 
NOVEMBER 04, 2020 AT 6:30 PM 
MEETING HELD VIRTUALLY ON ZOOM – PLEASE SEE BELOW 

Please click the link to join the webinar: https://us02web.zoom.us/j/84920923194 Webinar ID: 849 2092 3194 
Or Telephone: 253 215 8782  or 346 248 7799  or 669 900 9128    
Or Join us on YouTube: https://www.youtube.com/channel/UCriqbePBxTucXEzRr6fclhQ/videos 

 

Welcome: Chairman Thomas 
Invocation: Commissioner Barker 
Pledge of Allegiance: Commissioner Lunt 
 

1. Roll Call 

2. Minutes Consideration: 
a. Consideration and action to approve the October 21, 2020, Planning Commission Meeting minutes 

3. Opening Meeting Statement 

4. Ex parte communications or conflicts of interest to disclose 

5. Public comments for items not on the agenda* 

 
ADMINISTRATIVE ITEMS** 

6. ANX 2020-01 Consideration and action regarding annexation of property located at 2463 N Fruitland Dr 
and to zone the property RE-20 
Presenter: Rob Scott, Planning Director 

 
LEGISLATIVE ITEMS*** 

7. ZTA 2018-03 Discussion, consideration, and direction regarding creating a Sensitive Lands chapter in the 
City Code 
Presenter: Rob Scott, Planning Director 

8. Remarks - Planning Commissioners 

9. Report - Planning Director 

10. Report - City Engineer, Lorin Gardner 
  a. FEMA Flood Zone amendments 

11. Remarks - City Manager/Attorney 

12. Adjournment 

 

_________________________________________________________________________________________________________________________________________ 

CERTIFICATE OF POSTING 
 
The undersigned, duly appointed City Recorder, does hereby certify that the above notice and agenda was posted within the North Ogden City limits on this 29th day of 
October, 2020 at North Ogden City Hall, on the City Hall Notice Board, on the Utah State Public Notice Website, at http://www.northogdencity.com, and faxed to the Standard 
Examiner.  The 2020 meeting schedule was also provided to the Standard Examiner on December 22, 2019. 

The Planning Commission at its discretion, may rearrange the order of any item(s) on the agenda.  Final action may be taken on any item on the agenda.  In compliance with 
the American with Disabilities Act, individuals needing special accommodation (including auxiliary communicative aids and service) during the meeting should notify Annette 
Spendlove, City Recorder, at 782-7211 at least 48 hours prior to the meeting.  In accordance with State Statute, City Ordinance and Council Policy, one or more Planning 
Commission Members may be connected via speakerphone.                S. Annette Spendlove, MMC, City Recorder 
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*Public Comments Rules & Procedures 

 

a. Time is made available for anyone in the audience to address the Committee. 

b. When a member of the audience addresses the Committee they should have signed in with their 
full name to the Zoom meeting and they will state their name and address.  If they agree with the 
previous speaker then state the agreement to avoid repetitious remarks. 

c. Any materials that are displayed or referenced, e.g., pictures or written materials are part of the 
record and must be forwarded to the Commission. 

d. Citizens will be asked to limit their remarks/questions to three (3) minutes each. 

e. The Chairman shall have discretion as to who will respond to a comment/question. 

f. In all cases the criteria for response will be that comments/questions must be pertinent to this 
Committee, that there are no argumentative questions and no personal attacks. 

g. The Chairman will inform a citizen when he or she has used the allotted time. 
 
 
 

**Administrative Decisions Statement: 

Administrative decisions have a limited degree of discretion. Administrative applications must be 
approved by the Planning Commission if the application demonstrates compliance with the approval 
criteria found in City Code. 

 

 

***Legislative Decisions Statement: 

Legislative decisions have a wide degree of discretion.   In legislative matters, the Planning 
Commission is acting as a recommending body to the City Council. In making a Legislative 
recommendation the Planning Commission is looking at long term goals and compatibilities identified 
in the general plan.  
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NORTH OGDEN PLANNING COMMISSION 
MEETING MINUTES 

October 21, 2020 
 
The North Ogden Planning Commission convened in a regular meeting on October 21, 2020 at 6:31p.m. 
in the North Ogden City Municipal Building, 505 E. 2600 N. North Ogden, Utah.  Due to COVID-19 the 
meeting was held virtually on Zoom.  Notice of time, place and agenda of the meeting was furnished to 
each member of the Planning Commission, posted on the bulletin board at the municipal office and posted 
to the Utah State Website on September 10, 2020. Notice of the annual meeting schedule was published 
in the Standard-Examiner on December 22, 2020. 
 
COMMISSIONERS: 
 
Eric Thomas Chairman  
Brandon Mason Vice-Chairman  
Lisa Arner Commissioner  
Scott Barker Commissioner – Excused 
Alan Lunt Commissioner – Excused  
Nicole Nancarrow Commissioner  
Don Waite Commissioner 
       
STAFF: 
 
Rob Scott Planning Director  
Lynne Bexell Administrative Assistant 
Jon Call City Attorney/Administrator 
Julian Berg Intern    
 
VISITORS: 
 
Brenda Ashdown Mike & Kelli Anderson Mayor Neal Berube 
 
 
REGULAR MEETING 
 
Chairman Thomas called the meeting to order at 6:31 p.m. Vice Chairman Mason offered the invocation 
and Chairman Thomas led the Pledge of Allegiance. 
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1. ROLL CALL 

 
Chairman Thomas conducted the roll call and noted that Commissioners Lunt and Barker had been 
excused.                         

 
2. MINUTES CONSIDERATION 

 
 a. Consideration and action to approve the October 7, 2020, Planning Commission Meeting minute 
 

Commissioner Nancarrow identified an error in the minutes regarding attendance of the meeting; a 
Commissioner that was present was listed as absent and an absent Commissioner was listed as 
present. Administrative Assistant Bexell indicated she caught that error as well and will make the 
correction.  

 
Commissioner Mason made a motion to approve the October 7, 2020, minutes as amended.  
Commissioner Nancarrow seconded the motion.  
 

Voting on the motion: 
 

Chairman Thomas   aye 
Vice Chairman Mason  aye 
Commissioner Arner  aye 
Commissioner Barker  excused    
Commissioner Lunt  excused  
Commissioner Nancarrow aye 
Commissioner Waite  aye 
 
The motion carried.  

 
 
3. OPENING MEETING STATEMENT 

 
Chairman Thomas read the opening statement.  

 
 

4. EX PARTE COMMUNICATIONS OR CONFLICTS OF INTEREST TO DISCLOSE 
 

Chairman Thomas asked if there were any ex parte communications or conflicts of interest any 
Planning Commission needed to disclose. No disclosures were made. 

 
 
5. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA 
 

There were no public comments. 
 
 
CONSENT AGENDA: 
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6. SUB 2019-04 Consideration and action regarding an extension of final approval for 
Woodfield Farms Subdivision, Phase 3 (25 lots) located at approximately 1650 N. 600 E. 

 
A staff memo from Administrative Assistant Bexell explained the applicant is requesting the 
extension of final approval of the Woodfield Farms Subdivision, Phase 3, a 25-lot subdivision 
located at approximately 1650 N 600 E. The final approval expired July 31, 2020.  There are no 
changes to the application/subdivision design.  All conditions of approval remain in effect. Staff 
recommends the Commission grant the extension until October 21, 2021.  

 
Vice Chairman Mason made a motion to grant an extension for final approval of Woodfield 
Farms Subdivision, Phase 3 (25 lots) located at approximately 1650 N. 600 E. Commissioner 
Waite seconded the motion.  

 
Voting on the motion: 
 

Chairman Thomas   aye 
Vice Chairman Mason  aye 
Commissioner Arner  aye 
Commissioner Barker  excused    
Commissioner Lunt  excused  
Commissioner Nancarrow aye 
Commissioner Waite  aye 
 
The motion carried.  
 
 

ADMINISTRATIVE ITEMS: 
7. CUP 2020-03 consideration and action regarding approval of the The Pop Stop located at 

325 E. 2000 N. 
 

A staff memo from Associate Planner Bell explained when the Planning Commission is acting as a 
land use authority, it is acting in an administrative capacity and has a narrow degree of discretion. 
Examples of administrative applications are conditional use permits, design reviews, and 
subdivisions. Administrative applications must be approved by the Planning Commission if the 
application demonstrates compliance with the approval criteria. 
 
BACKGROUND 
The applicant has submitted an application for a drive-through soda store, (which falls under the 
category of drive-in restaurant) at the southwest corner of 325 E 2000 North. A drive-in restaurant 
is a permitted use in the C-2 zone and subsequently is a conditional use in the MP-1 zone. The 
proposal is located as part of the Jasco Holdings property that contains a construction yard and 
dance studio. The Site Plan for this site was modified and given approval as part of SPR 2014-04 
on June 4, 2014, that included a new office that is being converted into The Pop Shop. The 
building is 1,200 square feet (30 x 40). There are no proposed changes to the existing landscaping. 
 
ZONING ORDINANCE COMPLIANCE 
The Planning Commission will be considering how this proposal meets the North Ogden City Zoning 
Ordinance: 
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11-8C:  PLANNED MANUFACTURING ZONE 
 
11-8C-3: CONDITIONAL USES 

Staff Comment: Restaurants and Drive-in restaurants are a conditional use in the 
MP-1 zone. 

11-10-27 (SITE PLAN APPROVAL REQUIRED) 
Staff Comment: The site plan was approved in 2014. Landscaping was approved as 
part of the site plan approval. 

 
11-14-5: Basis for Issuance of Conditional Use Permit 
The planning commission shall not authorize a conditional use permit unless evidence is presented 
to establish: 

A. The proposed use of the particular location is necessary or desirable to provide a service or 
facility which will contribute to the general well-being of the community. 

Staff Comment: The proposed restaurant drive through location will provide a soda 
and treat drive-thru restaurant in the community. 

B. Such use will not, under the circumstances of the particular case and the conditions imposed, 
be detrimental to the health, safety and general welfare of persons nor injurious to property 
and improvements in the community, but will be compatible with and complementary to the 
existing surrounding uses, buildings and structures. 

Staff Comment: The applicant has submitted a map/site plan showing the location 
of the circulation on the site. (See Exhibit B). Staff has informed the applicant that 
parking and driveways will need to be paved, and recommend this as a condition of 
approval. The applicant is planning on using the accessway to Lock It Up Storage. 

C. The proposed use will comply with the regulations and conditions specified in this title for 
such use. 

Staff Comment: The site plan was approved for this site in 2014, and hence was 
determined to meet the applicable requirements at that time. This is primarily an 
adaptive reuse of the building. 

D. The proposed use conforms to the goals, policies and governing principles of the master plan 
for the city. 

Staff Comment: This is an adaptive reuse of an approved building, so the use is the 
main item under consideration. The site plan has already been approved. The use is 
consistent with the mixed-use nature specified for this area in the General plan. 

 
11-8D (DESIGN STANDARDS FOR COMMERCIAL DEVELOPMENT) C. COLORS AND 
MATERIALS:  

C. Colors and Materials:  
1. All applicants for commercial or other site plan review or construction within North Ogden 
City's commercial districts shall include a color board or architectural renderings indicating the 
colors and materials to be used on site. Proposed materials should typically harmonize with 
existing, surrounding development.  

1. External surfaces shall be predominantly natural, muted earth tones (non-bright colors 
representing natural, earth colors and values, including browns, black, grays, greens, rusts, 
etc.). The roof of an addition to an existing structure, when matching existing colors, may be 
exempt. a. White may be used as an accent color only. b. The planning commission may 
allow contrasting accent colors. 
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Staff Comment: The existing color of the building is grey in color, and uses stucco 
as a wall material, with dark grey shingles on the roof. The applicant, however, is 
proposing a light blue as the exterior wall color (see Exhibit B), and one wall color 
with a sprinkle pattern (see Exhibit B). The Planning Commission should decide if 
the light blue color proposed for the exterior walls, meets the standard regarding earth 
tones stated in the ordinance. 

 
11-17-4 9F) (2) (b) SCHEDULE OF REQUIRED OFF STREET SPACES 

Drive-in food or drink places with 
on-site consumption 1 per 40 square feet of usable floor area 

 
Staff Comment: The standard for drive-in food or drink places with on-site consumption is 
1 per 40 square feet of usable floor area. The applicant has provided the square footage of 
the usable floor area as 350 square feet which leaves a required 9 stalls. The applicant is 
showing that this stall requirement is met. This overrides the TRC Notes comment on this 
subject. 

 
11-17-3 C. Surfacing: All off street parking areas, accessways and driveways shall be improved 
with concrete, pavement bricks or asphaltic concrete. The surfacing of the parking area shall be 
designed and graded so that there will be total retention or drainage into a drainage system 
approved by the city engineer. Catch basins and drains shall be provided to collect surface 
drainage of all paved areas at a minimum rate of one inch (1") an hour rainfall. Surface drainage is 
not allowable across pedestrian walkways or sidewalks. 
 

Staff Comment: The applicant has proposed that only part of the parking lot be paved for 
employee parking and the travel path of the drive through (see Exhibit C). However, based 
on City requirements, the entire parking area (including stalls, all accessways, and aisles) 
needs to be paved with asphalt or otherwise surfaced as noted above.  This was also stated in 
the TRC notes. Staff recommends as a condition of approval that the applicant will need to 
meet this paving requirement as a condition of approval prior to opening the store. Stalls also 
need to be a minimum of 9’ by 19’ as required by City ordinance 11-17-2.  

 
11-22-7 (SIGN REGULATIONS FOR ALL ZONES) 

Staff Comment: Signs can be approved by Staff as part of the building permit or sign permit 
application, per City Ordinance. 

 
CONFORMANCE WITH THE GENERAL PLAN 
The General Plan map shows this area as Southtown Mixed-use. 
 
The memo indicated the item for Planning Commission consideration is  whether the proposal meets 
the North Ogden Zoning ordinance standards. 

 
Staff recommends approval of the conditional use permit subject to the following conditions: 

• All parking stalls and access areas to those stalls, including all accessways and aisles, need 
to be paved or surfaced with concrete, pavement bricks or asphaltic concrete, prior to 
opening the store. 

• Parking is deemed sufficient at 9 stalls, per City requirements. This overrides the TRC Notes 
comment on this subject.  
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• Stalls need to meet the standard parking size of 9’ by 19’, per City ordinance 11-17-2, and 
make minor adjustments to map/site plan to meet parking stall size requirements, if needed 
to meet the stall size requirement. 

• Need a letter from the adjoining property owner of Lock It Up Storage, that they have 
permission to use their paved accessway. 

• Signs can be approved by Staff as part of the building permit or sign permit application, per 
City Ordinance. 

 
Planning Director Scott reviewed the memo.  
 
Vice Chairman Mason inquired as to who is the property owner that must provide a letter to the 
City regarding the use of their paved accessway, to which Mr. Scott answered Dan Nixon, the 
owner of Lock It Up Storage. Vice Chairman Mason stated he is concerned about allowing a use 
that will block another property owners access to their property or using other businesses parking 
spaces. Mr. Scott stated that the other businesses will retain possession of their parking spaces and 
Mr. Nixon has provided a letter giving permission for the use of the paved accessway to his 
storage units for this business. Chairman Thomas added that accessway is Lock It Up’s secondary 
access and he identified the location of their primary access using the aid of an aerial image of the 
property.  
 
Vice Chairman Mason asked if there is an existing fence dividing this property from Mrs. 
Cavanaugh’s, to which Mr. Scott answered he is unsure.  
 
Chairman Thomas invited input from the applicant.  
 
Kelli and Mike Anderson, 3377 N. 1375 W., Pleasant View, were present. Ms. Anderson stated 
they are happy to address any concerns the Commission may have in regard to the accessway and 
the parking for businesses in the area.  
 
Vice Chairman Mason asked if the business will be a drive-through only or if patrons can receive 
service inside the building. Ms. Anderson stated there will actually be 350 square feet of dining 
room space and the entrance will be located next to Jenny’s Jazz. Parking accommodations are 
available in that area as well. She stated that she is unsure that the indoor area will be open 
immediately due to COVID-19 restrictions, but the drive-through will be open from the very 
beginning. Vice Chairman Mason asked if patrons will need to walk through the drive-through to 
get into the indoor dining area. Ms. Anderson stated there are multiple parking options for patrons 
that allow them to avoid walking through the drive-through to access the building. Vice Chairman 
Mason asked if on-street parking will be allowed. City Engineer Gardner stated the roadway is 
somewhat narrow and he is unsure the area is approved for on-street parking. Vice Chairman 
Mason stated that his greatest concern is the issue with patrons walking through the drive-through 
line; this presents a safety issue. Ms. Anderson stated that it may be hard to see on the small site 
plan, but there is actually plenty of room for parking and for pedestrians to access the building 
without coming too close to cars in the drive-through. Vice Chairman inquired as to the orientation 
of the entrance of the building, to which Ms. Anderson answered it faces west and will share the 
parking area with Jenny’s Jazz.  
 
Vice Chairman Mason then inquired as to the color scheme for the exterior of the building. Ms. 
Anderson referenced a color swatch that was included in the application; it is a muted blue color. 
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Vice Chairman Mason stated that this seems to be a good location for the business as it will be in 
good company with Mrs. Cavanaugh’s and the Cannery Creamery. 

 
Commissioner Nancarrow made a motion to grant approval for application CUP 2020-03, 
The Pop Stop, located at 325 E. 2000 N., based on the findings and subject to the conditions 
listed in the staff report. Commissioner Waite seconded the motion.  
 
Vice Chairman Mason stated that the site plan includes a ‘stop for pedestrians’ sign and he asked 
that the applicant ensure that sign is installed. He is truly concerned about the interaction between 
pedestrians and vehicles in the drive-through. Ms. Anderson stated that sign will definitely be 
installed.  

 
Voting on the motion: 
 

Chairman Thomas   aye 
Vice Chairman Mason  aye 
Commissioner Arner  aye 
Commissioner Barker  excused    
Commissioner Lunt  excused  
Commissioner Nancarrow aye 
Commissioner Waite  aye 
 
The motion carried.  
 
Mr. Scott indicated staff will send a notice of decision to the applicant with the prescribed 
conditions of approval.  

 
 
8. REMARKS FROM PLANNING COMMISSIONERS: 
 

Chairman Thomas asked if the City has the ability to enforce political sign regulations for signs 
that are illegally placed. City Manager/Attorney Call answered yes; the City has sent a letter to all 
candidates informing them of the City’s sign regulations and any illegal signs that are brought to 
staff’s attention will be removed.  
 
 

9. REPORT FROM PLANNING DIRECTOR: 
 

Planning Director Scott provided the Commission with a report of the Council’s recent actions on 
the 7-Eleven project application. He added that the Cooper’s Towne project layout has been 
adjusted and will be presented to the Council for consideration. The developer has removed one of 
the apartment buildings and replaced it with a commercial building. He concluded by providing a 
report of the work being done by the consultant that was hired to facilitate the land use code 
rewrite.  

 
 
10. REMARKS FROM CITY MANAGER/ATTORNEY: 
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City Manager/Attorney Call also discussed the land use code rewrite project. Staff plans to 
dedicate an entire meeting to the introduction of the plan for the Commission and the public and 
there will then be sufficient time to study and digest it before discussion and/or action proceeds.  

 
 
11. ADJOURNMENT 
  

Commissioner Arner made a motion to adjourn the meeting.  Vice Chairman Mason 
seconded the motion.  
 
Voting on the motion: 
 
Chairman Thomas   aye 
Vice Chairman Mason  aye 
Commissioner Arner  aye 
Commissioner Barker  excused    
Commissioner Lunt  excused  
Commissioner Nancarrow aye 
Commissioner Waite  aye 

 
The motion carried.   

 
 

The meeting adjourned at 7:08 pm 
 

 
 
 

_______________________________________ 
Planning Commission Chair 
 
 
_______________________________________ 
Administrative Assistant 
 
 
______________________________________ 
Date approved 
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Staff Report to the North Ogden City Planning Commission 
SYNOPSIS/APPLICATION INFORMATION 

Application Request: Consideration and action on a legislative application to annex property at 
2463 North Fruitland Drive and zone the property RE-20 

Agenda Date: November 4, 2020 
Applicant: Ryan Barker 
File Number: ANX 2020-01 

PUBLIC NOTICE: 
Mailed Notice:  None 
Newspaper:  None 
City Website:  October 29, 2020 

PROPERTY INFORMATION 
Address:   2463 North Fruitland Drive 
Project Area:  .674 Acres 
Current Zoning:  County (A-1) 
Proposed Land Use:  Residential 
Parcel ID:   170730018 

ADJACENT LAND USE 
North: Residential South: Agriculture 
East: Residential West: Residential 

STAFF INFORMATION 
Robert O. Scott, AICP 
rscott@nogden.org 
(801) 737-9841 

APPLICABLE ORDINANCES 
North Ogden Zoning Ordinance 11-1-6 (Annexed Territory) 
North Ogden Zoning Ordinance 11-15-11 (Rezoning and Annexation) 
North Ogden Zoning Ordinance Title 11-1-4 (Changes and Amendments) 
North Ogden Zoning Ordinance Title 11-7A (Single Family Residential Zone, RE-20 

TYPE OF DECISION 
When the City is considering a legislative matter, the Planning Commission is acting as a recommending 
body to the City Council. The City has wide discretion in taking legislative action. Examples of legislative 
actions are general plan, zoning map, and land use text amendments. Legislative actions require that the 
Planning Commission give a recommendation to the City Council. Typically the criteria for making a 
decision, related to a legislative matter, require compatibility with the general plan and existing codes. 

BACKGROUND 
The applicant has submitted an application to annex .674 acres of property at 2463 North Fruitland 
Drive. The property has an existing single family home. 
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The adjacent properties are residential and agricultural. The applicant is requesting a RE-20 zone. The 
properties in this area are a combination of R-1-8, RE-20 zones. 

CONFORMANCE TO THE GENERAL PLAN 
The North Ogden General Plan Annexation Policy Declaration calls for this property to be annexed into 
North Ogden City. The property is within the Coldwater Creek Neighborhood. The General Plan map calls 
for this property to be developed as residential low density; the RE-20 zone is consistent with this 
designation. 

SUMMARY OF PLANNING COMMISSION CONSIDERATIONS 
• Is the annexation and zoning proposal consistent with the General Plan? 

RECOMMENDATION 
Staff recommends that the Planning Commission recommend that the City Council annex this property 
and apply the RE-20 zone. 

EXHIBITS 
A. Annexation Plat 

MAP 
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Staff Report to the North Ogden City Planning Commission 

SYNOPSIS/APPLICATION INFORMATION 
Application Request: Discussion, consideration and direction on a legislative amendment to 

create an Sensitive Lands chapter 
Agenda Date: November 4, 2020 
Applicant: North Ogden City 
File Number: ZTA 2018-03 

PUBLIC NOTICE: 
Mailed Notice:  None 
Newspaper:  None 
City Website:  October 29, 2020 

STAFF INFORMATION 
Robert O. Scott, AICP 
rscott@nogden.org 
(801) 737-9841 

APPLICABLE ORDINANCES 
North Ogden Zoning Ordinance Title 11-1-4 (Changes and Amendments) 
North Ogden Zoning Ordinance Title 11-25 (Development Constraints) 
North Ogden Zoning Ordinance Title 11-25 (Sensitive Lands) 

LEGISLATIVE DECISION 
When the City is considering a legislative matter, the Planning Commission is acting as a recommending 
body to the City Council. The City has wide discretion in taking legislative action. Examples of legislative 
actions are general plan, zoning map, and land use text amendments. Legislative actions require that the 
Planning Commission give a recommendation to the City Council. Typically the criteria for making a 
decision, related to a legislative matter, require compatibility with the general plan and existing codes. 

BACKGROUND 
The Planning Commission first discussed this amendment on August 19, 2020. Staff has continued to 
refine the draft presents the edited draft for discussion. 

North Ogden City continues to experience development on sensitive foothills. In 1997 North Ogden 
commissioned the ‘North Hillside Development Study.’ This study consisted of a research regarding 
geomorphology, geology, faults, hydrology, slope, soils, recharge, vegetation and wildlife, fire, and utility 
and parks. The study area was north of 3300 North Street. The following link is to the study. 

https://www.northogdencity.com/sites/default/files/fileattachments/planning_amp_zoning/page/2551
/north_hillside_development_study_-_1997.pdf 

Since the study the North Ogden City General Plan was adopted in 2015 which incorporated much of the 
North Hillside Development Study. The Study continues to be a valuable resource in considering 
development reviews. This report also references goals and strategies from the Environmental and 
Housing chapters on page 3 of this report. 

The draft amendment (See Exhibit A) deletes 11-25-25 Development Constraints and creates a new 
chapter 11-25 Sensitive Area Overlay Zone SA. The draft amendment creates measureable standards 
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that are lacking in the current Development Constraints chapter. State law amendments require more 
detailed standards rather than general statements. 

Additionally, there will be some amendments to the HP zones and subdivision ordinance to reflect the 
process and standards outlined in the Sensitive Overlay Zone. The section dealing with R lots will also be 
integrated. The consultants working on the Land Use Code have been consulted regarding the draft and 
will make the appropriate process changes. 

There are eight sections in the draft amendment. A brief synopsis is given for each section. Staff would 
like to begin this review by giving an overview of the amendment. Once the Planning Commission is 
comfortable with this amendment is will be set for public hearing. Staff has deleted the existing Chapter 
25 Development Constraints and inserted the Sensitive Area Overlay Zone. The Definitions have been 
inserted in Chapter 2 Definitions. 

11-25-1: PURPOSE AND INTENT 
The purpose and intent statement emphasizes public safety as the primary focus of the ordinance. The 
purpose statement addresses natural hazards, storm water design, removal of natural vegetation, fire 
hazard, natural features, public access, transportation network, emergency access, and development 
designs. 

11-2: DEFINITIONS 
The definitions section defines various terms in the ordinance. It is recommended that this section be 
shifted to 11-2 DEFINITIONS.  

The open space definition has been edited to included trail heads and references a new natural open 
space definition. 

The park definition has been amended to clarify its function and references natural open space. 

There are two new definitions natural trail and trail heads. 

11-25-3: SCOPE AND APPLICATION 
This section identifies that an overlay map will be created for the application of this zone.  

Staff will be creating a map to identify where it applies. A further discussion will be needed to identify its 
location. 

Staff would further like to discuss the implications of eliminating the existing Chapter 25 since it applies 
to the entire city. 

11-25-4: DENSITY, LOT SIZE, WIDTH AND CHARACTERISTICS 
This section identifies the relationship between slope and density. Properties that have slopes below 
10% are allowed to have the density for the underlying zone. Slopes between 10 -20% have a minimum 
15,000 square foot lot size with a minimum 100 feet of frontage. The HP-3 zone has a 2 acre minimum 
and this is retained. No development is permitted when slopes are above 20%. This is consistent with 
existing standards. 

PUDs will have the same maximum density for the underlying zone. 

Impervious materials coverage standards are given. 

A list of alternatives are given to incorporate areas that are above 20% into a project. 
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A buildable area definition standard is given with two alternatives. 

A flag lot option is given. This would allow flag lots in unique topographic circumstances. This is a policy 
issue as to whether or not to allow them. 

Only single family projects are allowed, but with a PUD attached units would be allowed. 

11-25-5: DEVELOPMENT STANDARDS 
Standards are created for Drainage and Erosion, Vegetation and Revegetation, Fire Protection, Geology, 
Grading, Cuts and Fill, Streets and Ways, Building Design, and On Site Development. 

11-25-6: REVIEW AND APPROVAL PROCEDURE 
The review process for projects with the overlay zone is a three step process, i.e., conceptual review, 
preliminary, and final. Special studies are identified as part of the review. The requirements for each 
step are provided. This section will likely reference the administrative review process in the new land 
use code. 

11-25-7: ISSUANCE OF BUILDING PERMITS 
There is a separate provision for building permit issuance. 

11-25-8: APPENDIX A  
Appendix A identifies the standards for each of the various report types. The reports include Soil 
Characteristics, Grading or Erosion Control, Geology, Vegetation and Preservation Report, Hydrology and 
Storm Drainage, Low Impact Design, and Fire Protection. 

CONFORMANCE WITH THE GENERAL PLAN 
The General Plan identifies physical hazards for development in the Environmental Chapter along with 
appropriate goals and strategies starting on page 62. The Housing Chapter related goals and strategies 
are found starting on page 22. 

Environmental 

Goals 
• Protect sensitive lands within the existing and future City boundaries.  
• Protect the water quality of existing wetlands, springs, streams, ponds, and aquifers.  

Goal #1 - Protect sensitive lands within the existing and future City boundaries  

Strategies 
• Continue to use the land use approach found in the Hillside Protection zones to incentivize 
developers to avoid sensitive lands.  
• Reduce and avoid impacts on sensitive lands. Sensitive lands include: wetlands, riparian corridors, 
steep slopes, land slide runway areas, avalanche paths, and others.  
• Establish preserved natural areas within the City and along the mountains.  
• Proactively reassess potential sensitive land impacts at least every 5 years.  
• Maintain existing landslide debris catchment basins. 
• Create and reinforce use of rigorous disclosure statements for all property and home sales so 

buyers are aware of potential dangers. Add these to the Hillside Protection chapters of the Zoning 
Ordinance.  
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• Work with developers to dedicate open space natural areas, especially those that are sensitive and 
not developable such as riparian areas, drainages, rock outcroppings, steep slopes, avalanche 
prone areas, mud slide prone areas, wetlands, etc.  

Housing 

Goal #1 – Increase Housing Quality and Variety 
• Establish and adhere to high quality building and design standards for all housing types so that 

development enhances the community character. 

Strategies 
• Proactively evaluate current ordinances and policies to determine whether there are obstacles 

that can be removed or modified to achieve the community’s housing goals. 
• Create design standards to improve the overall quality of North Ogden’s housing. 

SUMMARY OF LAND USE AUTHORITY CONSIDERATIONS 
• Should the City revise the standards for development on sensitive lands? 
• Is the amendment consistent with the General Plan? 

RECOMMENDATION 
Conduct a discussion of the draft Sensitive Lands amendment and identify any concerns or other issues 
the Planning Commission desires to consider. Staff will bring back a revised draft based upon the 
discussion. 

EXHIBITS 
A. Amendment 
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ORDINANCE 2020-  
AN ORDINANCE OF NORTH OGDEN CITY AMENDING THE ZONING 

ORDINANCE OF NORTH OGDEN CITY TITLE 11-10-25 
DEVELOPMENT CONSTRAINTS TO BE 11-10-25 SENSITIVE LANDS 

WHEREAS; The City has sensitive lands that require special investigation prior to 
development; and 

WHEREAS;  The City is committed to providing safety regulations throughout North 
Ogden City; and 

WHEREAS; The City desires to protect all residents from geologic hazards and apply 
safety standards to all developments with the City; and 

WHEREAS; The City General Plan element regarding natural hazards identifies the 
need for standards in North Ogden; 

WHEREAS; The North Ogden City Planning Commission has reviewed these 
standards and conducted a public hearing on the amendment and is 
recommending the adoption of these standards; 

NOW THEREFORE, BE IT ORDAINED by the North Ogden City Council that 
the North Ogden City Code 11-10-25 DEVELOPMENT CONSTRAINTS 
be amended. 

SECTION 1: Language to be deleted: 

11-10-25 DEVELOPMENT CONSTRAINTS 

A. PURPOSE AND INTENT: 
The purpose of this chapter is to establish minimum standards for grading and 
drainage to protect the health, safety, and welfare of citizens and property 
owners. 

B. APPLICABILITY:  

These standards shall apply to zones within North Ogden City. 

C. Studies Required: Prior to any development or any grading activity within this 
zoning district, the developer or landowner shall provide site specific studies 
addressing the geomorphology, geology, faults, hydrology, slopes, soils, 
recharge, vegetation and wildlife, fire, and utility and parks constraints of the site. 
No development shall take place in any area where development hazards are 
identified, without mitigating measures, as proposed, designed and certified by 
the developer's engineer, taking place that will overcome or protect the area from 
the identified hazards. These measures must be acceptable to the city council. 
The city council shall not approve any development proposals until it receives a 
recommendation of the planning commission and city staff. However, if the city 
believes it is appropriate, the city may still conduct an independent review of the 
property. By submitting plans and specifications to the city, the developer agrees 
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to allow the city's engineer, surveyor, or other agents onto the property to 
conduct further reviews. 

1. Determinations: The studies shall make the following determinations: 

a. Whether the site has constraints to development that are too hazardous to 
be developed and therefore should not be developed. 

b. What areas of the site can be developed if mitigating measures are taken 
and the identification of the mitigation measures. 

c. What areas of the site have no hazards to development. 

2. Sensitive Areas: Development in the sensitive areas shall take place only 
after the developer's engineer certifies and the city accepts the developer's 
engineer's conclusion, that development in such areas is safe. However, if the 
city believes it is appropriate, the city may still conduct an independent review 
of the property. By submitting plans and specifications to the city, the 
developer agrees to allow the city engineer, surveyor or other agents onto the 
property to conduct further reviews. 

3. Minimum Building Area Without Development Constraints: 

a. There shall be a minimum of ten thousand (10,000) square feet of 
buildable area on each lot or parcel. 

b. The entire building area shall be free of any development constraints. 
None of the development building area shall be located in an area where 
development hazards are identified, without mitigating measures, as 
proposed, designed and certified by the developer's engineer, taking place 
that will overcome or protect the area from the identified hazards. 

c. Each development area must be a contiguous area not less than eighty 
feet (80') continuously in width and one hundred feet (100') continuously in 
depth. 

d. If the development area is not adjacent to the public street, it shall be 
accessible to the public street with an accessway that is a minimum of 
thirty feet (30') wide from the public street to the development area. The 
accessway shall be developed in conformance with the grading standards 
specified in this chapter. 

4. Development on natural slopes steeper than 20% shall be prohibited without 
a request for and approval of a variance submitted to the City including 
engineering recommendations from a certified and licensed engineer and 
subject to approval of the City Engineer. Any such approved variance, 
including any additional engineering to accommodate slope development, 
shall become an enforceable requirement for any development, construction, 
excavation or other activity on any such slope. 

a. Natural slope is considered to be existing undisturbed terrain. 
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b. These sloped areas shall remain undisturbed even though they may be 
part of a subdivision lot except as authorized by any approved variance 
permitting development or other construction activities on any natural 
slope in excess of 20%. 

c. Any area of a lot in excess of 20% natural slope shall not be included 
when the minimum lot area is calculated for the zone in which the 
subdivision is to be developed if no variance to this slope restriction has 
been granted. 

d. A Conditional Use Permit shall be required to cross these areas with street 
improvements. 

Adopted by Ord. 2002-16 on 10/8/2002 
Amended by Ord. 2009-03 on 5/26/2009 

 

 

SECTION 2: Language to be added: 

11--25 SENSITIVE AREA OVERLAY ZONE SA 
11-25-1: PURPOSE AND INTENT 
11-2: DEFINITIONS 
11-25-2: SCOPE AND APPLICATION 
11-25-3: DENSITY, LOT SIZE, WIDTH AND CHARACTERISTICS 
11-25-4: DEVELOPMENT STANDARDS 
11-25-5: REVIEW AND APPROVAL PROCEDURE 
11-25-6: ISSUANCE OF BUILDING PERMITS 
11-25-7: APPENDIX A 

11-25-1: PURPOSE AND INTENT 
A. Certain areas of the City are characterized by slope, vegetation, drainage, rock 

outcroppings, geologic conditions, and other physical factors which, if disturbed 
for the purposes of development, can cause physical damage to public or private 
property or both. Therefore, the development of such areas and adjacent land 
requires special care on the part of the public and private sectors. 

The standards, guidelines and criteria established by this Chapter shall include, 
but not be limited to the following: 

1. The protection of the Public from natural hazards of stormwater runoff and 
erosion by requiring drainage facilities and the minimal removal of natural 
vegetation. 

2. The minimization of the threat and consequential damages from fire in 
hillside areas by establishing fire protection measures. 
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3. The preservation of natural features, wildlife habitat and open space. 

4. The preservation of public access to mountain areas and natural drainage 
channels. 

5. The retention of natural topographic features such as drainage channels, 
streams, ridgelines, rock outcroppings, vistas, trees, and other natural 
plant formations. 

6. The preservation and enhancement of visual and environmental quality by 
use of natural vegetation and the prohibition of excessive excavation and 
terracing. 

7. The assurance of an adequate transportation system for the total hillside 
area to include consideration of the approved Transportation Plan of the 
City. This system design will consider densities and topography with 
minimal cuts, fills and other visible scars. 

8. The establishment of on-site traffic facilities that ensure ingress and egress 
for vehicles including emergency vehicles into all developed areas at any 
time. 

9. The encouragement of a variety of development designs and concepts that 
are compatible with the natural terrain of the sensitive areas and will 
preserve open space and natural landscape. 

11-2: DEFINITIONS Add to 11-2 Definitions 
As used in this Chapter, the following words and terms shall have the meanings 
ascribed to them in this Section: 

AVERAGE SLOPE: Shall mean and be determined by the use of the following 
formula: 

A. S = .00229 (I) (L) 
               A 

S = Average slope in percent. 

.00229 = The conversion factor of square feet to acres. 
A = Total number acres in the parcel. 
I = Contour interval in feet. The contour interval may not exceed ten feet (10'). 
L = Summation of the length of all contour lines, in feet, within the parcel. 

B. In the determination of the average slope, the average (A) need not include 
any part of the site having a slope greater than twenty percent (20%). If 
such areas are excluded from determination of average slope, their 
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acreage shall not be included as part of the total area of the project site for 
purposes of determining the number of dwelling units allowed, but may be 
included with individual building lots. 

BUILDABLE LAND: That land within a lot or development site, no part of which 
has slope exceeding twenty percent (20%). 

DEVELOPMENT SITE: Shall mean and include the total perimeters of a 
subdivision or a planned unit development, or a tract, lot or parcel of land 
intended to be used as commercial, industrial or institutional use. 

GROSS ACREAGE: The total area of the development, including all rights of way 
and other nonresidential uses. 

IMPERVIOUS MATERIALS: Materials that are impenetrable by moisture. 

NATURAL VEGETATION: This term shall include orchards, indigenous trees, 
shrubs, grass and perennial growth. 

NET COMMERCIAL ACREAGE: All land within a development site devoted 
exclusively to a commercial land use. 

NET RESIDENTIAL ACREAGE: All land within a development site devoted 
exclusively to a residential land use. 

11-2 Definition 
OPEN SPACE: Any parcel or area of land or water unimproved or improved only 
with landscaping, boweries, picnic tables, playground equipment, trails, trail 
heads, walking paths, plazas, or other improvements typically associated with 
outdoor recreation and set aside, dedicated, designated or reserved for the 
public or private use and enjoyment of owners and occupants of land adjoining or 
neighboring such open space. Open space also includes natural open space. 
NATURAL OPEN SPACE: Areas of any parcel of land that includes hillsides, 
sagebrush, or natural vegetation. 
PARK: A public or private parcel of land developed designed to function and used for 
passive or active recreation or natural open space. 

NATURAL TRAIL: A natural trail is an unimproved, or semi-improved 
backcountry trail that connects natural areas and mountain recreation areas. 
TRAIL HEADS: Trailheads and trails can include drinking fountains, scenic 
viewpoints, fitness stations, directional signs, restroom facilities, and parking. 

11- 25- 3: SCOPE AND APPLICATION 
A. Creation: There is hereby created a Sensitive Area Overlay Zone consisting of 

those areas shaded on that certain plat of the City, dated month day year , which 
has been filed with the City Recorder and made a part hereof. 
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B. Jurisdiction Of Sensitive Area Overlay Zone: The provisions of this Chapter shall 
apply to all lands in the City which lie within the area designated on the Zoning 
Map (need to create map) as the North Ogden City Sensitive Area Overlay Zone. 
No building or structure may be erected or reconstructed on land which is 
designated on the Zoning Maps of the City as sensitive area, nor shall such land 
be subdivided, graded or otherwise disturbed for purposes of development or 
subdivision, unless such construction, subdivision or disturbance is undertaken in 
accordance with this Chapter. 

C. Effect Of Provisions: The regulations of this Chapter shall be supplemental to, 
and not in lieu of, the applicable zoning provisions of the use district in which the 
land is located and/or general provisions applicable to all zones. However, in the 
event of conflict between such additional provisions and the provisions of this 
Chapter, the more restrictive provisions shall apply. 

D. Application To Previous Development: The provisions of this Chapter shall have 
no application to any development or other construction project which has been 
granted preliminary approval prior to the effective date hereof. 

11- 25- 4:DENSITY, LOT SIZE, WIDTH AND CHARACTERISTICS 
A. Single-Family Dwelling Units: 

1. Minimum Lot Size: The minimum lot size with respect to lots upon which 
single-family detached dwelling units are located in subdivisions or otherwise 
shall be determined by reference to the following table: 

Average 
Slope Of  
Developm
ent Site  

Minimum Lot Size Minimum Lot 
Width 

0-10% Same as underlying 
zone  

Same as 
underlying 
zone 

10.01-20% 15,000 sq. ft. or same 
as  underlying zone 
whichever is 
greater 

At least 100' at 
front 
setback line  

20.01+% Not permitted Not permitted 

2. Planned Unit Development : The maximum density with respect to dwelling 
units per gross acre for dwelling units in a planned unit development shall be 
the same as that allowed for single-family detached dwellings as found in 11-
11-4. 
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3. Maximum Impervious Material Coverage: The maximum impervious material 
coverage that shall be allowed upon lots which single-family dwelling units are 
located shall be thirty percent (30%) of the total lot area or seven thousand 
five hundred (7,500) square feet, whichever is smaller, including accessory 
buildings, patios, and driveways; provided however, that the maximum 
impervious material coverage may exceed thirty percent (30%) or seven 
thousand five hundred (7,500) square feet upon approval by the City 
Engineer. 

4. Areas with slopes exceeding twenty percent (20%). may be: 
a. Preserved as permanent open space through a conservation easement or 

master development agreement and maintained by a responsible legal 
entity, e.g., an HOA, dedicated to the public non-profit or other means that 
assure permanent preservation; or 

b. Platted with adjacent approved building lots with an open space 
easement; or 

c. Placed in a natural open space area on the edges of a project or 
comingled within the lot or development. 

d. Such areas shall include public access points, were trails are included in 
the project area. 

5. Buildable Area: 
a. Single-family dwelling structures shall be located only upon areas 

constituting buildable land, which area shall be fully contiguous and shall 
be at least five thousand (5,000) square feet in size, and shall have 
minimum dimension, either length or width, of fifty feet (50'); review for 
consistency with our ordinance (See 11-25 4 / requires 10,000 square feet 
of buildable area with 80 width x 100 feet depth and within required 
setbacks 

11-25-4 E. Minimum Building Area Without Development Constraints: 

1. There shall be a minimum of ten thousand (10,000) square feet of buildable area on 
each lot or parcel. 

2. The entire building area shall be free of any development constraints. None of the 
development building area shall be located in an area where development hazards are 
identified, without mitigating measures, as proposed, designed and certified by the 
developer's engineer, taking place that will overcome or protect the area from the 
identified hazards. 

3. Each development area or buildable area must be a contiguous area not less than eighty 
feet (80') continuously in width and one hundred feet (100') continuously in depth. 

4. If the development area is not adjacent to the public street, it shall be accessible to the 
public street with an access way that is a minimum of thirty feet (30') wide from the 
public street to the development area. The access way shall be developed in 
conformance with the grading standards specified in this chapter. 
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b. Single-family dwelling structures shall be set back no further than two 
hundred fifty feet (250') from a public or private street except by approval 
of the planning commission and subject to the following standards: 

(1) The home is connected to city water and sewer; 
(2) The access drive does not require substantial cuts or fill, but can be 

developed on existing topography and meet all other requirements 
for access in this chapter; and 

(3) The driveway layout follows natural openings and does not require 
removal of large amounts of vegetation. 

c. All accessory structures shall be located upon buildable land. 
6. Policy Question, does the city want to allow flag lots on sensitive lands? A flag lot 

may be approved by the planning commission after determining that due to 
topographic conditions, sensitive land concerns, or other requirements of this 
chapter, streets cannot or should not be extended to access substantial buildable 
areas that would otherwise comply with the minimum lot standards. It is not 
intended for flag lots to be utilized to increase density or have multiple flag lots 
next to one another. Also, the following criteria must be met: 

a. Only one single-family dwelling may be constructed as a main use on a flag 
lot; 

b. The minimum lot area, exclusive of the access stem, shall be one hundred 
twenty five percent (125%) of the minimum lot area required in the zoning 
district; 

c. The width of the access stem shall be at least thirty feet (30') with a paved 
twenty foot (20') wide driveway and a minimum five foot (5') wide 
landscaped buffer on each side of the driveway. The buffer area is 
provided to help screen adjacent properties and to provide a drainage 
area for the paved portion of the access strip;  

d. The access stem may be configured to be a serpentine design that follows 
existing contours. 
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d. The planning commission may require that one access stem serve a 

maximum of two (2) lots and that a cross access agreement be recorded. 
Where such access is shared, the width and frontage requirements for 
each property may be reduced to fifteen feet (15'). The landscape buffer 
shall not be required between abutting access stems operating as a 
shared access; 
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e. Approved street numbers shall be located in such a manner as to be plainly 

visible and legible from the street fronting the lot. 

B. Multiple Units In R-2 Through R-4 Zones: This table reflects the 20% limit. 
Since the sloped areas of the city are projected to be low density this 
section is deleted. 

 
11- 25- 5:DEVELOPMENT STANDARDS 
It is intended that the development standards and provisions, as set forth herein, shall 
be required in connection with all building and construction in the North Ogden City 
sensitive area overlay zone. 

A. Drainage And Erosion: The area of the watershed shall be used to determine the 
amount of stormwater runoff generated before and after construction. 

1. The "rational method" or other method as approved by the City Engineer shall 
be used in computing runoff. The basic formula for the "rational method" is: 

Q = CIA in which 

Q = Runoff in cubic feet per second (CFS) 
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C = Coefficient of runoff or the portion of stormwater that runs off a given area 
(the actual C value used shall be approved by the City Engineer) 

I = Average rainfall intensity during time of concentration for ten (10) year 
return period in inches per hour. The "time of concentration" shall be 
defined as the time required for water to flow from the most remote point 
of the section under consideration 

A = Drainage area in acres 

2. Lots shall be arranged so as to ensure adequate setbacks from drainage 
channels. The 100-year storm shall be that basis for calculating setbacks. No 
structures shall be allowed in the 100-year floodplain. 

3. Facilities for the collection of stormwater runoff shall be required to be 
constructed on development sites and according to the following 
requirements: 

a. Such facilities shall be the first improvement or facilities constructed on the 
development site; 

b. Such facilities shall be designed so as to detain safely and adequately the 
maximum expected stormwater runoff for a 10-year storm of two (2) hour 
duration, and to release it at a controlled rate equal to the runoff rate 
generated by the site in its natural condition. Said natural runoff rate shall 
not exceed 0.10 cubic feet per second per acre. The facilities shall be 
designed to detain runoff for a sufficient length of time so as to prevent 
flooding and erosion during storm runoff flow periods; 

c. Such facilities shall be so designed as to divert surface water away from 
cut faces and sloping surfaces of a fill; 

d. The existing natural drainage system will be utilized, as much as possible, 
in its unimproved state; 

e. Where drainage channels are required, wide shallow swales lined with 
appropriate vegetation shall be used instead of cutting narrow, deep 
drainage ditches; 

f. Flow retarding devices, such as detention ponds and recharge berms, shall 
be used where practical to minimize increases in runoff volume and peak 
flow rate due to development. Areas which have shallow or perched 
groundwater or areas that are unstable must be given additional 
consideration. Each facility shall have an emergency overflow system to 
safely carry any overflow water to an acceptable disposal point. 
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g. Low Impact Design standards must be complied with as identified in the 
North Ogden City Public Works Standards chapter 19. On site retention of 
80% is required. 

4. Construction of the development site shall be of a nature that will minimize the 
disturbance of vegetation cover, especially between October 1 and April 15 of 
the following year. 

5. Erosion control measures on the development site shall be required to 
minimize the solids in runoff from such areas. The detailed design system to 
control stormwater erosion during and after construction shall be contained in 
the grading and drainage report described in section 11-25-8 "Appendix A", of 
this chapter. 

B. Vegetation And Revegetation: 
1. All areas on development sites cleared of natural vegetation in the course of 

construction of offsite improvements shall be replanted with revegetation 
which has good erosion control characteristics. 

2. New planting shall be protected with mulch material and fertilized when in 
conjunction with the planting and watering schedule in subsection B5 of this 
section. 

3. The use of persons or firms having expertise in the practice of revegetation 
(i.e., licensed landscape architects or nurserymen) shall supervise the 
planting and installation of re-vegetative cover. 

4. Vegetation shall be removed only when absolutely necessary, e.g., for the 
construction of buildings, roads and filled areas. 

5. After the completion of offsite improvements, vegetation will be planted in all 
disturbed areas only during the following time periods: 

a. March 15 through May 15; and 

b. September 15 through October 31. 

c. If irrigated, planting may be done during summer months. 

d. Such vegetation shall be a mixture of plant materials, i.e., trees, shrubs, 
grass and forbs. Native plant materials will be preferred. 

6. No vegetation shall be removed on slopes over twenty percent (20%) except 
as approved by the City Engineer for trail and/or open space improvements. 
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7. Topsoil removed during construction shall be conserved for later use on areas 
requiring vegetation or landscaping, i.e., cut and fill slopes. 

8. All disturbed soil surfaces shall be established or covered prior to November 1. 
If the planned impervious surfaces (i.e., road, driveways, etc.) cannot be 
established prior to November 1, a temporary treatment adequate to prevent 
erosion shall be installed on those surfaces. 

9. The property owner and/or developer shall be fully responsible for any 
destruction of native or applied vegetation identified as necessary for 
retention and shall be responsible for such destroyed vegetation. They shall 
carry the responsibility both for employees and subcontractors from the first 
day of construction until the completion of offsite improvements. The property 
owner and developer shall replace all destroyed vegetation with varieties of 
vegetation approved by the planning commission. The property owner shall 
assume responsibility upon purchase of the lot. 

C. Fire Protection: 
1. Areas without a recognized water supply shall meet special requirements, on 

an individual basis, as established by the Fire District , water utility and 
engineering department. 

2. Each development site and building permit for private lots, flag lots, and lots 
where the front setback is greater than fifty feet (50'), shall be reviewed by the 
Fire District for compliance with requirements for fire apparatus. 

3. Spark arresters shall be installed in every fireplace constructed indoor or 
outdoor. Screen openings in such arresters shall not be in excess of one-
fourth inch (1/4") in diameter. 

D. Geology: 
All projects within the North Ogden Sensitive Area Overlay Zone shall submit various 
reports depending on the potential geologic hazards associated with the land being 
developed including a geotechnical report. Geotechnical reports shall be recorded 
and referenced on subdivision plats. 

1. Any development within a band one-eighth (1/8) of a mile on either side of a 
mapped fault or fault trace must submit a geologic report as part of the 
development review process. 

2. Development of all structures used for human occupancy shall take place fifty 
feet (50') or farther from any active earthquake fault or fault trace. Active fault 
traces are those identified and mapped by the city or those identified by 
special studies required of the developer. 
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3. Development of all structures used for critical facilities shall take place one 
hundred fifty feet (150') or farther from any active earthquake fault or fault 
trace. Critical facilities shall include dams, reservoirs, fuel storage facilities, 
power plants, nuclear reactors, police and fire stations, schools, hospitals, 
nursing homes, and emergency communication facilities. 

4. No structures shall be built on any zones of deformation with respect to active 
faults. Offsite improvement design will be approved by the planning 
commission, upon recommendation of the City Engineer. 

5. No structures or offsite improvements shall be allowed on any active landslide 
area. 

6. Problems associated with development on or near perched groundwater and 
shallow groundwater must be mitigated in a manner as approved by the City 
Engineer. Soils will be evaluated as to their ability to accept watering on open 
areas and not create instability of the soil structure. 

7. No structures shall be allowed in any high hazard rock fall zone, landslide, 
debris flow or avalanche zone unless mitigation measures are taken to the 
satisfaction of the planning commission. 

E. Grading, Cuts And Fill: 

1. Exposed unstable surfaces of an excavation or fill shall not be steeper than 
two horizontal to one vertical (2:1). 

2. All permanent fill shall be located so that settlements, sliding’s, or erosions 
shall not damage or cover streets, curb, gutter, sidewalks or buildings. 

3. All fill and degrees of compaction shall comply with the standards of the 
building code, as adopted by Title 11 of this code, or its successor provisions. 

4. All grading, cuts and fill must comply with 11-24 Grading and Drainage 
Standards. 

F. Streets And Ways: Streets, roadways and private accessways shall follow as 
nearly as possible the natural terrain. The following additional standards shall 
apply: 

1. At least two (2) ingress and egress routes shall be provided for each 
subdivision or PRUD unless the number of units served is less than twenty 
(20).  

2. Points of access shall be provided to all developed and non-developed areas 
for emergency and firefighting equipment. Driveways located upon each lot 
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extending from a public or private street shall have a maximum grade of ten 
percent (10%) and shall be of a sufficient width and design to admit and 
accommodate firefighting equipment. 

3. Cul-de-sacs shall not exceed six hundred feet (600') in length and meet the 
North Ogden Public Works Standards. Stub streets that are longer than one 
hundred feet (100') shall have a temporary turnaround at the end thereof. The 
Fire Marshall shall provide a recommendation for any cul-de-sac exception 
requests to determine the safety of the special exception. 

Cul de sacs are limited to serve a maximum of number of 20 dwelling units 

4. Centerline curvatures shall be reviewed by the City Engineer for such things 
as design speeds, sight distances and stopping distances. Streets may cross 
areas over 20% slope areas when the slope over 20% does not exceed 200 
hundred feet. 

5. Variations of the street design standards developed to solve special hillside 
visual and functional problems may be presented to the planning commission 
for consideration and approval. Examples of such variations may be the use 
of split roadways to avoid deep cuts, one-way streets, modifications of 
surface drainage treatments or sidewalk design. 

6. Development sites which are located near canyon trails shall provide access to 
those trails. Parking areas may be required by the planning commission at 
trailheads based upon a recommendation from the Parks and Recreation 
Department identifying the number of stalls needed. 

7. The maximum amount of impervious surface for streets and ways shall be 
twenty percent (20%) of the entire development site. All streets or rights of 
way for vehicular traffic shall be subject to the following limitations: 

a. The maximum grade of such streets or rights of way shall be twelve 
percent (12%) except as hereafter provided; 

b. The City Engineer may grant approval for a grade exceeding twelve 
percent (12%) for a maximum road length of 200 feet.. 

c. The provisions of this subsection shall not apply to streets or rights of way 
already constructed or which have heretofore been granted preliminary 
approval by the planning commission; 

d. Roads shall be designed to meet the city road base, asphalt and 
compaction standards. 

G. Open Space Plan: 
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An open space plan showing passive green spaces, active green spaces, and 
natural green spaces. 
H. Parks Plan 
A parks plan showing the size and location of planned parks. 
I. Trails Plan 
A trails plan showing trail connections to key destinations, such as schools, parks, 
other community facilities, and national forest lands. Wherever possible, trails should 
be part of a continuous system that connects schools, parks, community centers, 
and forest service lands. Neighborhood sidewalks may connect with trails but only 
count as trails upon the recommendation of the Parks and Recreation Department. 
The trails shall meet city standards. 
J. Building Design: 

1. Buildings proposed for construction in hillside or canyon areas within the North 
Ogden City sensitive area zone shall be designed to be visually compatible 
with the natural beauty of the hillsides and canyons. The use of building 
materials in colors that will blend harmoniously with the natural settings are 
encouraged. Such material as natural woods, brick (earth colors) and stone 
are considered to be most appropriate. 
Building heights for single family dwellings are limited to one and half stories 
or 25 feet. 

2. The planning commission shall review the design and specified exterior 
materials and colors for all structures other than single-family dwellings. 
Building permits for such structures shall not be granted until building 
materials and colors have been approved by the planning commission. 

3. Innovative designs for single-family dwelling units, e.g., earth sheltered 
dwellings with grass roofs, etc., provided such innovations are also allowed 
under the city's building code, or that they have been granted the appropriate 
variances. 

H. On Site Development: The property owner shall be fully responsible for making all 
improvements in accordance with the development site approval, e.g., drainage, 
erosion and vegetation constraints. Re-vegetative projects, the stabilization of 
grading sites, cuts and fill and construction of stormwater runoff facilities, and the 
construction of recreation centers as required must be completed prior to any 
subdivision being recorded. A Certificate of Occupancy may be withheld if 
required re-vegetative requirements have not been completed. 

11- 25-6:REVIEW AND APPROVAL PROCEDURE 
A. Conceptual Approval: All applications for a planned unit development, subdivision 

or other site plan shall comply with all applicable ordinances of the city. In 
addition, conceptual approval must first be granted by the planning commission 
prior to application for preliminary approval. 
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1. Submittal For Concept Approval: 
a. Vicinity Map: Covers sufficient adjoining territory to indicate clearly nearby 

street patterns, property lines, other adjacent properties in the developer's 
ownership, and other significant features that will have a bearing upon the 
development; 

b. Contour Map: Showing a proposed subdivision and street layout, existing 
substantial buildings, significant trees, watercourses, drainage ditches, 
storm or sanitary sewers with size and flow line elevation, water lines, gas 
lines, power lines, permanent easements, and other features that will have 
a bearing upon the design of the subdivision or on the provision of utilities. 

2. Planning Commission Action: The planning commission may approve, approve 
with conditions, or deny the application for conceptual approval. Any approval 
by the planning commission shall specify which, if any, special studies and 
reports must be submitted for preliminary approval. Any concept denial shall 
include the reasons for such denial. 

B. Preliminary Approval: Any individual seeking preliminary approval for 
development in the sensitive area overlay zone shall submit the following 
information: 

1. Written Documents: 
a. A legal description of the total site proposed for development, including a 

statement of present and proposed ownership and present and proposed 
zoning; 

b. A statement of planning objectives to be achieved by the development 
through the particular approach proposed by the applicant. This statement 
should include a description of the character of the proposed development 
and the rationale behind the assumptions and choices made by the 
applicant; 

c. A development schedule indicating the approximate date when 
construction of the project or stages of the project can be expected to 
begin and be completed; 

d. A statement of the applicant's intentions with regard to the future selling or 
leasing of all or portions of the development; 

e. Quantitative data for the following: total number and type of dwelling units; 
parcel size; proposed lot coverage of buildings and structures; 
approximate gross and net residential densities; total amount of open 
space (including a separate figure for usable open space); 

f. Special studies as required by the Planning Commission identified during 
conceptual approval. These may include economic feasibility studies or 
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market analysis, soil characteristics report, grading or erosion control plan, 
geologic report, vegetation preservation and protection report, hydrology 
and storm drainage and fire protection report (see Appendix A for study 
guidelines). All reports submitted herein shall be prepared by persons or 
firms licensed to practice their specialty or expertise in the State of Utah, if 
such license is required, or by one having demonstrable expertise in such 
field of practice. 

2. Site Plans: Site plans shall include, in addition to the above provisions, the 
following: 
a. Location of the proposed planned unit development, subdivision, or other 

development, with identification of abutting streets; 

b. A slope map at a scale of one inch equals fifty feet (1" = 50') for 
development sites of less than ten (10) acres and a scale of one inch 
equals one hundred feet (1" = 100') for development sites of greater than 
ten (10) acres and a determination of the average slope of the proposed 
development; 

c. The slope map referred to in subsection B2b of this Section shall also 
include a designation of all areas in the proposed development having a 
slope in excess of twenty (20%) percent; 

d. Topographic contours with a minimum contour interval of 5 feet.; 

e. The total acreage, number of lots and proposed total density and average 
slope for residential developments; 

f. The location and approximate size of the proposed lots; 

g. A general street location, width, and grade of all proposed streets and 
radius of any cul-de-sacs; 

h. Location of existing or proposed schools, churches, or parks; 

i. Location of known hazards, (i.e., faults, drainage, rockfall, etc.) and the 
boundaries of the 100-year flood plain, or if no mapped flood plains exists, 
the boundary of potential 100-year flood plains; 

j. Soil type and general description; 

k. Land use data, i.e., the amount of residential land, transportation land, 
etc., by acreage and percent; 

l  Vegetative type map; 
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m. Existing and proposed utility lines (water, sanitary sewer and storm 
drains), etc.; 

n. Proposed landscape plan, including the species identification and quantity 
of plants to be installed at the various locations throughout the site; 

o. All engineering calculations performed and acquired pursuant to the 
provisions of the ordinances of the City shall be submitted to the City 
Engineer as part of the review and approval process. 

p. Parks plan showing the location and size of any planned parks; 

q. Trails plan showing all trail connections and trail heads to key destinations 
such as schools, parks, forest service lands; 

r. Open space plan showing the location, size, and function of open spaces 
including passive green spaces, active green spaces, and natural green 
spaces. 

3. Planning Commission Action: After weighing all the evidence, the Planning 
Commission must take formal action, either approving the plan as presented, 
approving it subject to certain specified modifications, or disapproving it. 

4. Notice of Decision: A notice of decision identifying the planning commission 
determination and conditions shall be forwarded to the applicant. 

C. Final Approval: The applicant will submit information consistent with the findings 
of the special studies and based on the establishment of compliance with the 
preliminary development plan through the review of finalized site plans and 
specifications, and the review of any materials required by the review authority, 
the planning commission shall approve, approve with modifications or disapprove 
the final and subdivision plat and or site plan. A notice of decision shall be 
forwarded to the applicant. 

1. Compliance With Preliminary Plan: The final development plan shall be 
deemed in substantial compliance with the preliminary development plan, 
provided modification by the applicant does not involve a change of one or 
more of the following: 

a. Violate any provision of this chapter; 

b. Vary the lot area requirement by more than ten percent (10%); 

c. Involve a reduction of more than ten percent (10%) of the area reserved for 
common open space and/or usable open space; 

Page 367.



Page 20 of 25 
 

d. Increase the floor area proposed for nonresidential use by more than ten 
percent (10%); 

e. Increase the total ground area covered by buildings by more than five 
percent (5%); 

f. Significantly alter the road system or on-site circulation pattern; or 

g. Eliminate any recreational or community facilities approved in the 
preliminary plan. 

2. Spot Elevations, Final Grading Plans: Application for final approval shall 
include with the improvement drawings, spot elevations on all lot corners or 
contour grading plans of all lot frontages consistent with the requirements of 
the 11-24 Grading and Drainage Standards. The scale will be the same as 
the improvement drawings. 

11- 25-7: ISSUANCE OF BUILDING PERMITS 
There shall be no construction, development or grading upon the development site until 
final approval has been granted, as provided in this section. Before the construction of 
single-family dwelling units upon lots shall be allowed, a plot plan drawn to scale (at 
least 1 inch equals 10 feet) for such lots shall be submitted to the building official, which 
plot plan shall show lot lines, existing and proposed contours at two foot (2') intervals, 
location of proposed single-family dwelling units, walks, driveways, patio areas. The plot 
plan will also show vegetation, drainage, and erosion controls and such plot plan shall 
be attached to the building permit. 
11- 25-8:APPENDIX A 

A. Soil Characteristics Report: A geotechnical report should be prepared by a 
person or firm qualified by training and experience which would furnish 
specific soil data for the property to be developed and methods that would 
control urban erosion. Data on the soil should include: 
1. Soils map of the property involved, delineating the soil types; 
2. An accurate slope map; 
3. Major soil hazard ratings in relation to total area of development; 
4. Percentage of area to be disturbed in relation to total area of development. 
5. Identify the soils ability to accept watering and remain stabile. 

B. Grading Or Erosion Control: A grading or erosion control plan should 
accompany the development application showing the specific methods to be 
employed to control urban erosion and sedimentation and should include as a 
minimum: 
1. The grading plan shall show present topography to include elevations, lines 

and grades including the location and depth of all proposed fills and cuts 
of the finished earth surfaces using a contour interval of two feet (2') or 
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less. Access or haul road location, treatment and maintenance 
requirements shall be included; 

2. The specific control practices to be employed on the disturbed area where 
necessary (includes seed mixes, types of mulches, etc.); 

3. All calculations and proposed details used for design and construction (of 
debris basins, impoundments, diversions, dikes, waterways, drains, 
culverts and other water management for soil erosion control measures) 
shall be shown. Calculations shall employ predictions of soil loss from 
sheet erosion. Equations should include factors of: 
a. Rainfall intensity and energy; 
b. Soil stability; 
c. Land slope and length of slope or topography; 
d. Condition of the soil surface and land management practices in use; 
e. Surface cover, grass, woodland, crop, pavement, etc.; 

4. Specific dates on the length of time exposure for unprotected, cleared and 
graded areas; 

5. A schedule showing when each stage of the project will be completed, 
including estimated starting and completion with reference to other stages 
of the project. 

C. Geology: A geologic and geomorphology investigation of the site should be 
prepared containing the following information: 

1. Location and size of subject area, and its general setting with respect to 
major geographic and/or geologic features; 

2. The individual or agency who perform the geologic mapping upon which 
the report is based, and when the mapping was prepared; 

3. Abundance, distribution, and general nature of exposure of earth materials 
within the area; 

4. Nature and source of available subsurface information; 

5. A geologic map should accompany the report and should delineate the 
following: 

a. Rock composition and structural elements; 

b. Surface and subsurface distribution of earth materials exposed or 
inferred within both bedrock and surficial deposits; 
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c. The nature and distribution of earth materials, faults, folds, slide 
masses, zones of contortion or crushing joints, fractures, shear zones, 
or other significant features; 

6. Written recommendations for construction of proposed improvements to 
avoid impact of any potential geologic hazards. 

D. Vegetation And Preservation Report: Vegetation preservation and protection 
report shall include: 

1. Location and identification (by species) of existing vegetation; 

2. The vegetation to be removed and method of disposal; 

3. The vegetation to be planted; 

4. Slope stabilization measures to be installed; 

5. Analysis of the environmental effect of such operations including effects on 
slope stability, soil erosion, water quality, fish and wildlife, and fire hazard; 

6. Topsoil stockpile areas will be designated; 

7. Solar orientation is recommended for review. 

E. Hydrology And Storm Drainage: A hydrology report should be prepared by a 
person or firm qualified by training and experience to have expert knowledge of 
the subject and should include an adequate description of the following: 

1. A flood analysis should be made for all stream channels that occur on the 
site: 

a. 100-year storm frequency based on rain on a saturated soil mantle or 
snow pack taking the results which cause the greater flood flow; 

b. On streams with a meandering channel and relatively flat gradient way 
of the standard flood plain analysis of streams may be used (i.e., U.S. 
Corps of Engineers Standard Project Flood); 

c. On mountain streams with relatively steep gradients only those 
analyses based on turbulent flow conditions may be used. "Bulking", if 
it occurs, must be recognized and channel cross sections increased to 
allow for it. Mud flows and other debris must also be considered in the 
analysis; 

d. History of prior flooding; 
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e. Investigation of effects of short duration high intensity rain storms on the 
proposed storm drainage system will handle the predicted flows 
including the impact on areas below. 

2. The ability of the existing stream channels to accommodate the estimated 
increase in storm flow due to the proposed development should be 
defined with respect to water flow and velocity. If the stream channel or 
banks are subject to erosion, measures to be taken to minimize this 
impact should be specified by consideration of the following: 

a. The proposed streamside environment zone on the site plan and criteria 
for determining the zone must be delineated; 

b. Natural flow patterns as they affect the proposed development should 
be described and evaluated; 

c. Means by which the manmade drainage systems will deliver water to 
the natural channel systems should be specified. 

3. Subsurface Hydrology: 

a. The location and size of swamps, springs, and seeps shall be shown on 
the site plan and an investigation made to determine the reasons for 
the occurrence of these underground water sources. (An analysis of 
the vegetative cover or other surface information may be used to show 
the presence of underground water.) 

b. Effects of the proposed development on subsurface water sources for 
areas immediately downstream should be defined and evaluated; 

c. Effects of the proposed development on subsurface water sources and 
recharge areas immediately downstream should be defined and 
evaluated; 

d. If infiltration systems are proposed for handling increased flows caused 
by the proposed development, their operation and failure prevention 
measures should be described. 

F. Low Impact Development (LID): An LID Storm Water Report to be 
prepared by a person or firm qualified by training and experience to 
have expert knowledge of the subject and should include an adequate 
description of the following: 

4. An analysis, including calculations and implementation rationale should be 
made for all possible LID Best Management Practices that could be 
implemented on the site: 
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a. To improve water quality, the storm water generated from the 80% 
storm shall be retained onsite and as close to the point of origin as 
possible. 

b. Methods of retention include infiltration, evaporation, transpiration, 
rainwater harvesting and re-use. 

c. Preservation of native vegetation is encouraged as this vegetation 
retains, intercepts, and transpires storm water. 

d. If meeting these requirements is technically infeasible, provide the 
rationale justifying such and alternative design criteria. 

G. Fire Protection: A fire protection report is required to assess fire probability and 
potential hazards by a person or agency qualified by training and experience. 
Elements of the report should include the following: 

1. The width and approximate location of any easements required for access of 
fire protection equipment; 

2. Agreements, if any, entered into by the applicant and a fire protection entity or 
other government agency that could have concerns about fire probability 
(State and Federal agencies); 

3. The approval of the subdivision design and fire protection measures by the fire 
protection agency; 

4. A letter from the chief of the fire protection entity stating: 

a. Fire flow recommended by insurance service organizations; 

b. The existing fire flow capability proposed to serve the project. 

SECTION 3: This ordinance shall take effect upon adoption. 

PASSED and ADOPTED this xth day of month, 2020. 

 

North Ogden City: 

______________________________ 
S. Neal Berube 
North Ogden City Mayor 
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CITY COUNCIL VOTE AS RECORDED: 
       

      Aye  Nay 

Council Member Barker:           ___ 

Council Member Cevering:          ___ 

Council Member Ekstrom:          ___ 

Council Member Stoker:           ___ 

Council Member Swanson:          ___ 

(In event of a tie vote of the Council): 

Mayor Berube    ___  ___ 

ATTEST: 

________________________ 
S. Annette Spendlove, MMC 
City Recorder 
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