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Plan Element Chapters

CommunitZharacter VISION ..ottt 4
The intent of the Community Character element is to Present and Future Conditions...
(1) identify the existing physical characteristics of the Gateways, Viewsheds
community: (2) define elements that contribute to the

rural character of the Valley and (3) suggestactions that \(/)v?lsﬁfipaw& Agriculture
will enhance the livability of Ogden Valley. .
Clean Air and Water

Vision: The rural character of Ogden Valley is defined Ogden Canyon
by its open fields, agricultural lands, stands of trees, Historic Preservation
peace and quiet, dark skies, clean air and water, Dark SkyPreservation
abundant wildlife, and small villages; by Pineview Goals, Principles, and implementation. .................. 7
Reservoir; by historic Ogden Canyon and by the long
views of the surrounding foothills and mountain
background. The Ogden Valley community desires
physical development to complement, not overwhelm
or compete with, the rural character of the Valley. in-the-
OgdenValley-planning-areaWeberCounty-Ogden Valley
City will promote and encourage unique and functional
design in new developments, public spaces, and
streetscapes to create a visible character distinct to
OgdenValley that enhancesthe Val | ey 8s character.

LandUse VISION...coeivviieieieie ettt 10
The Land Useelement examines historical and current Present and Future ConditionS........ooooeevevveeeiiii, 10
patterns of land use and development, as well as Growth Trends

growth trends, in Ogden Valley and describes the Carrying Capacity

Va.l .l ey6s preferred future p %5&1‘15 ﬁrlﬁc]g’ples Arkd |n§pﬂeﬁ1gn?aﬁo}1 e___c_i .............. 15

public input.

Vision: The OgdenValley community desires a place
where land usessupport healthy physical, social, and
economic interactions. Land uses in Ogden Valley
should complement, not overwhelm or compete with,
the rural character of the Valley

Community Character element vision statement.
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RuralResidentidbevelopment
& Housing
The Rural Residential Development element highlights
growth and development patterns in the Valley, as well
as the desire for future neighborhoods and housing
types. The goalsand principles of this element support
the local character of residential neighborhoods even
while the Valley grows and changes.

Vision: The OgdenValley community desires a variety
of housing types to meet the needs of a diverse
population of various income levels, agesand stages
of life. Neighborhoods should have convenient
accessto community amenities and are designedin a
manner that protects the V a | | eharacter. Residential
development should be centered around villages and
town centers and designed to provide open spaces
and efficient uses of the land.

Commercidbevelopment
The Commercial Development element focuseson
existing and future locations for commercial growth, the
design of these locations, and strategies to preserve and
enhance the rural character.

Vision: The OgdenValley community desires sustainable
and thriving local businesses in Ogden Valley. Ogden
Valley capitalizes on recreational tourism to support its
economic base. New commercial development should
be focused in and near existing commercial areas

and resorts. New commercial development should be
designedto be compatible with the rural character of
OgdenValley.

Transportation
The Transportation and Mobility element provides
a summary of public preferences in reference to
transportation improvements in Ogden Valley.

Vision: The Ogden Valley community desires a
transportation system that enhances mobility, reduces
congestion, and meets air quality standards without
disturbing existing land uses. The transportation system
will have an active transportation component that

connects and enhances bike and pedestrian facilities

Vision
Present and Future Conditions
Demographics
Housing
Moderate-income Housing
Goals, Principles, and implementation

Employment
Commercial Locations
Commercial Design

Goals, Principles, and implementation

throughout the region.
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UtilitiesandPublicServices
The goals and principles of the Utilities and Public
Services element focus on service delivery, resource
management, facility siting and design, and relationships
with other public and private utilities.

Vision: The OgdenValley community desires adequate
utilities and public servicesthat provide for the current
and long-term needs of the community. Weber
County and other governmental agencieswill provide
infrastructure and servicesto support local roads and
streets, paths and trails, and schoolsand parks.

ParksandRecreation
The Parksand Recreation element provides an overall
framework to guide the provision of parks, trails, and
other recreation amenities in Ogden Valley.

Vision: The Ogden Valley community desires a park
system that can host a variety of recreational and
educational opportunities for all ages. A trail network
that cohesively connects parks to other recreational,
educational, or commercial areas is important. Facilities
that enhance the user experience of Pineview Reservoir
are desired.

Resourc&anagement
The ResourceManagementelement provides a method

to understand how public resources are being addressed

throughout this plan.

Vision: The OgdenValley community desires responsible
and sustainable growth while conserving the natural
and social character of OgdenValley. With this vision,
Weber County in Ogden Valley is prepared to shape its
future by preserving character; promoting sustainabilit y;
supporting agriculture, wildlife, habitat, and scenicvistas;
and recognizing the importance of management of
public lands.
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ABSTRACT & REFERENCE TABLE

The purpose of the Ogden Valley General Plan is to provide a coordinated set of guidelines for decision-making to
guide the future growth and development of the OgdenValley Planning Area. The Plan provides Weber County and
Valley residents with a set of Community Character, Land Use, Residential Development, Commercial Development,
Transportation, Public Facilities, and Recreation goals and principles to guide development and redevelopment of the
Valley. Correspondingimplementation projects are provided to accomplish the desired results of the plan.

This Plan recommends tools to guide development in a manner that respects the character of the valley and does not
unduly burden property owners. The goals, policies, and implementation of this General Plan are designed to support
a middle ground between major downzoning and the continuation of past development patterns in order to preserve
property rights, minimize the impacts of development that does occur, and protect the features and character of
Ogden Valley that residents value. Tools suggested include transfer and purchase of development rights, conservation
easements, design guidelines, and dark sky controls.

The followingiconsrepresentgeneratopicsdiscussedn this plan.Theywill appearin the marginon a pageof the

PlanElementavhere the topic is present.
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1.INTRODUCTION

The abundant open space, small-town feel, proximity

to Ogden Cityds services,
opportunities are a few of the things that make  Ogden
Valley one of Ut a hriost sought-after places for

families, retirees, and visitors to live and play. This
desirability has resulted in significant growth over the
last decade and a half. The planning area for this General
Plan includes the Ogden Valley and Ogden Canyon as
shown on Map 1. Ogden Valley has been the subject of
a number of planning projects since adoption of the 1998
Ogden Valley General Plan. Those include the 2005
Ogden Valley General Plan Recreation Element, the 2010
Weber County Cooperative Pathways Master Plan, the
2013 Ogden Valley Pathway Master Plan, the 2014
Ogden Valley Maximum Zoning Density Study, the 2015
draft Ogden Valley Transportation Master Plan, and
various other planning efforts by federal and state
agencies and academic institutions.
MAP 1: GENERALPLAN PROJECTAREA
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The public engagement for this planning document was

conducted primarily in 2015 and 2016. As Ogden Valley
City pursued incorporation in 2025, working groups of
interested citizens convened to review potential changes
to plan and ordinances that guide development in the
Valley. The content of this plan, while dated, was
considered to remain representative of the vision, goals
and objectives of the community. Statistical information
on_population and housing have been updated, and
technical changes have been made to remove references
to Weber County authority and areas of the Valley not
within t he Cityds jurisdiction
the plan remains the same.

’
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but

I
Theypurgoge othis plap, purspiantio UCAk §17;272-405,
is to provide an advisory guide from which decisions
of the County can be made about land use and
community investment in the Ogden Valley. To this
end, the goals, principles, and implementation
strategies herein are a comprehensive set of
aspirations that are intended to provide opportunities
to influence a balance amongst various competing
interests in decision-making deliberations. The plan
establishes broadly supported citizen -guidance for
staff in the Community and Economic Development
Department and the Parks,

the general intent of



http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D50

Recreation, and Culture Department, as well as for other
County personnel, the Planning Commission, the County
Commission, civic leaders, stakeholders, and residents.
Decision makers should refer to this plan to inform the
budget and timing for capital improvements and to prepare
land use code revisions and programs. The aspirations of
this plan are not intended to offer a mandate for future
decision making. Implementation of this plan should be
context appropriate, and should be supported by evidence
that it is the right time, right place, and right set of
circumstances for the implementation.

This general plan update is intended (1) to verify that
there is still sufficient public support to carry forward the
vision and policy directions of past planning efforts and
(2) to consolidate past planning efforts into  one clear,
concise document with cohesive and streamlined
implementation strategies. To do so, it was necessary to
reconfirm the ¢ o mmu n ivisignauisd, given that vision,
reimagine various alternatives for the Va |l | ftyré. sThe
Ogden Valley Vision Document, published in May 2015 and
included in the Plan Study Appendix, documents the
c o mmu n icurnerdi wision for the future of the Valley.
The County held several workshops and open houses to

flesh out residentsd obig ideas

visioning, exploring alternative scenarios, and evaluating
big ideas and choices, it is clear that the overall values of
Valley residents have remained constant over the last 10 &0
years.

This updated Ogden Valley General Plan contains goals,
principles, and implementation measures that are more
readily implementable than those of past plans. These
goals, principles, and implementation measures are
designed to advance the vision and initiatives that Ogden
Valley residents continue to support from earlier planning
efforts.

Because most decisions about land use and community
investment are made at a site -scale levelfifor example, a
site plan for a commercial building or a trailhead ~ or other
recreation improvementfiit is often difficult to fully
comprehend that the sum of all site -scale land-use
decisions is what creates a community. Most of these
decisions are made in increments and phases. To ensure
an excellent outcome, these incremental decisions need
to be coordinated with a long -term plan and vision
through implementation of great land-use ordinancesand
GCounty-City programs.
Because landuse decisions are made incrementally, their
cumulative effects shape not only the physical character of the
Valley but also its natural systems. Ogden Valley functions as
interconnected watershed in which land -use patterns influe!
groundwater, streams, wetlands, and downstream water bodies
i izi i i i ontext, for
understanding how incremental decisions contribute to'long ~ -term
community outcomes. More detailed water -resource policies, if
desired, may be considered through future General Plan updates
and public engagement.
N
@
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CREATINGTHE PLANTHROUGHPUBLICINVOLVEMENT

Figure 1: Public Involvement Process

Assessment
and Process

Scenario
and Choices

Plan
Development

_Z ; 000 + participants engaged
throughout the Plan process

Effective general plans are based on the character
of the community and the values held by its

residents. This plan was based on broad input
received through an extensive and multifaceted

public involvement process. The process was
designed to help the community drill down to
core interests, desires, and concepts about the way

Ogden Valley should develop in the coming years.
Considering the amount of planning in the Valley

over the past two decades, it was imperative that

the community was enabled to think broadly about
the future without the pressure of filtering their

thoughts through past planning constraints. The
process was designed to

imagination about the future in  order to challenge
the perceptions of the past.

in addition to clarifying
desired future of the Valley, public input was useful
for determining the effectiveness of past planning
efforts and was instrumental in identifying new
opportunities and new priority projects for the future.

The consultant team used a variety of methods
to gain the broadest possible participation and
input from Valley residents and stakeholders. Early
in the project, the team held one-on-one and small-
group interviews with a cross section of over

30 community leaders and representatives. A Citizen
Advisory Committee was formed to offer feedback on
project events, review draft materials, and
brainstorm ideas and implementation strategies. The
Ogden Valley Plan website (www.ValleyPlan.com) was
established as an informational hub for the planning
process, providing links to documents and notification
of opportunities to participate. After each major
event, materials were posted online to continue the
dialogue and to give those not in attendance a chance
to participate.

Four open houses and workshops were held to
inform and gather feedback from the community
during different phases of the process. After some
workshops, online surveys were usedto help answer
follow -up questions. By using online surveys to
complement the  workshops, feedback was
compiled consistently and effectively across

mediums. Mobile workshops were held at various
locations throughout the Valley to engage different
demographics, and presentations at the junior
high school  brought together  different

perspectives.
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USINGTHE GENERALPLAN

The Ogden Valley General Plan is organized into two

documentsfithe General Plan and the Plan Study How were the Draft Plan Principles and
Appendix. The General Plan document, which contains supporting projects developed? Through:

the vision, goals, principles, and implementation . .

strategies for the Plan, consists of an introduction and 1. Hundreds of conversations during the
seven Plan elements, each of which addresses an aspect 14-m9nth planning process, including sever-
of planning for the future of the Valley. The Plan Study al online surveys.

Appendix contains the interim project work products, 2. Adiverse Citizen Advisory Committee and
public involvement summaries, statistical information, advice from County and City departments
and data supporting the development of the General and Valley organizations.

Plan. It also includes, by specific reference herein, past 3. County Commissien-City Council_and
planning efforts . Planning Commis -sion guidance.

. 4. 1 f lans.
During the General Plan update process, Weber County deas advanced from past adopted plans

revisited its earlier planning efforts to evaluate its land -

use and built -environment principles for Ogden Valley to

ensure their alignment with the current values and vision Hint: if aword is underlined in green in this document, its

of Valley residents. The seven elements of this Plan | definition isincluded in Appendix A: Glossary of Terms.
address and incorporate the vision and desired outcomes | You can click on the word to open Appendix A.

the community identified . They address the

aspects of Ogden Valley that are important for maintaining quality of life as the Valley grows. Each Plan
element, which begins with a vision statement, describes the current and future conditions relevant to that element
and recommends a series of goals and principles to inform future decision making in a manner that achieves the
c o mmu n ivision.8 Rrovided with each recommended principle are implementation actions proposed to achieve
the desired outcomes. The City may also support education, outreach, and voluntary stewardship programs as
complimentary tools .

Goals describe the vision-based outcomes desired by Valley residents.

Principles are statements related to particular goals upon which WeberGCeuntythe City will rely in future decision
making.

Implementation  describes the strategies and actions the CeuntyCity proposes to undertake to achieve Plan
principles. implementation strategies and actions reach across departments and divisions to identify ~ what should be
initiated to support the implementation of the General Plan. The costs and funding of implementation should be
determined by the Ceunty-CemmissiorCity Council as it considers annual budgets and future budgetary needs. While
most General Plan goals have accompanying implementation measures, some goals would be achieved by application
of the goal principles in future decision -making, so no specific implementation task is identified. Therefore, even if

a possible implementation measure is not explicitly stated,itdoes not mean i t cersidewed o acbiéve b e

the goals of this Plan.

Maps are provided for reference throughout the General Plan. in the event a provision of the General Plan text
conflicts with information provided in a map, the text provision controls.
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2. COMMUNITYCHARACTER

Vision: The rural character of Ogden Valley is defined by its open fields, agricultural lands, stands
of treespeaceandquietdarkskiescleamairandwater,abundanwildlifeandsmallvillagedyy
PinevieReservoiby histori©©gderCanyomandbythelongviewsfthe surroundinfpothills

and mountain background. The Ogden Valley community desires physical development to
complement, not overwhelm or compete with, the rural character of-thehéailegden

Moo slomaine o den Valle@itywill promote and encourage unique and

functional design irew developments, public spaces, and streetscapes to create a visible

character distinct to Ogdé&ileyhatenhancetheV a |

thargcters

PRESENTAND FUTURE CONDITIONS

Residentsfeel that the physical features and development
patterns of Ogden Valley should be compatible with and
complement the natural environment and rural character
of the Valley. This element addresses the aspects of the
natural and built environments of Ogden Valley that
contribute to a distinct sense of place. Ogden Valley

contains a mix of developed areas and open spaces.

Developed areas include residential and commercial
buildings, public buildings, streets, and infrastructure.
Open spaces include parks, farms, fields, hillsides, and
the mountain backdrop of Ogden Valley. From nearly
every point in the Valley, there are beautiful views of the
surrounding mountains or Pineview Reservoir. The natural
beauty of Ogden Valley is a valuable asset to residents.
Residents want to ensure that new development
enhances, not detracts from, Ogden Val | ey d s

MAP 2: VIEWSHEDANALYSIS

Gateways and Viewsheds

OgdenV a | | maur@dlssetting provides opportunities for
spectacular views of local agriculture, the mountains,
Pineview Reservoir, and the stars in the night sky. The
visual values of the Valley are most evident at major
entry points, or gateways, and from roadways extending
through the community. Residents feel that an important
aspect of preserving the Valleyos
maintaining the sense of arrival at Ogden Valley gateways
and preserving open view corridors at key points within
the Valley. Residents do not want development to be
obtrusive or to un duly compromise these views. Gateway
areas can also buffer the transition of land uses from
open spacesat the gateways to more developed areas.

rur al

character.
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Figure 2: Arange of character defining features in OgdenValley.

Open Space and Agriculture

Integral elements of the character of the Ogden Valley
plan area are the open farm fields, grasslands and pastures
of the Ogden Valley. In much of the rural west, agricultural
areas provide for well -managed open spaces that are
enjoyed by residents and visitors to the area. The presence
of livestock, farm machinery and isolated farm houses
contribute to the rural character of Ogden Valley.
Residents generally support the continuation of viable
agricultural operations in Ogden Valley as one of the most
significant contributions to the rural character of the
Valley. Residents understand that farming and other
agricultural operations result in noises, smells, periodic
obstruction of roads to move farm equipment and other
activities that are a part of living in an agricultural area.
Threats to agricultura | production include availability of
water and the spreading of noxious weeds.

Wildlife

Ogden Canyon and the foothills and mountains that
surround Ogden Valley provide habitat for a variety of
birds and wildlife species. As well, farm fields and the
corridors around streams and Pineview Reservoir offer
habitats for birds, fish and smaller ani mals. Many of the
mountain wildlife species also frequent the developed
areas of Ogden Canyon and Ogden Valley, and the close
proximity of birds and wildlife contributes significantly to
the rural character of life in Ogden Valley. Although the
wildlife is a key character feature of Ogden Valley, the
goals and principles to support this feature are located
in the Land Use Element of this plan.

Clean Air and Water

Ogden Valley functions as a mountain basin _system in
which air movement and quality can be highly dependent
on regional weather patterns. Ogden Valley and-Ogéden
Canyen-residents value the clean air of the Planarea. While
the Valley is not completely free of periods of winter
inversions it is important to area residents to work to
protect the generally good air quality of Ogden Valley, as

it contributes to both the health of the residents and
the rural character of the area.

OGDEN VALLEY GENERAL PLAN



The Valley hydrologic system is also constrained, with limited
groundwater recharge areas and highly cumulative impacts to
aquifer levels and water quality. Long -term land use decisions
must consider these basin-wide limitations.

The surface water resources of the study area, to include
Pineview Reservoir, the Ogden River and other streams,
springs and ponds, offer recreational opportunities and
excellent fish habitat, and contribute to the rural character of
the study area. Preserving the quality and function of these
water resources is important to residents and landowners.

Ground water resources in the study area are extremely
valuable, as most culinary water sources are from wells.
There is great concern among residents about over-
allocation or pollution of ground water aquifers.  To identify
potential groundwater source areas, there—is—currenthy—an
engeoing—0Ogden Valley Hydrogeology Study was being
conducted by Utah Geological Survey-Anticipated—completion-
date-is—summer_in 2017. Please refer to the Utilities and
Public Serviceselement for more information regarding water
quantity and quality in OgdenValley.

Dark Sky Preservation

Ogden Valley residents have expressed a strong desire to
preserve their legacy dark skies. In 2000, dark -sky lighting and
sign ordinances were passed, and in spring 2015, North Fork
Par k became 2lktdntermatiandl ®diks Sky Park,
constituting a northern anchor for the national parks in Utah
that have also been accredited. Astrotourism (a natural
companion to agritourism) is an accelerating trend that not
only can support the local economy but also can honor Ogden

Vall ey6s rural heritage and di

st

nct

natur al

beauty.




Historic Preservation

OgdenValley hasarich cultural heritage. Severalareas

within the Valley have played important roles in the

early development of Weber County and the State of

Utah. Today, the Valleyd6s history and cultural resources
continue to contribute t o t he Vall eyds charm and
character. However, little has been formally done to

preserve historic structures and resources, and there

are no listings on the National Register of Historic

Placesin the planning area. Identifying and preserving

historical and cultural resourcesis an important County

objective. Valley residents have identified several

possible historical and cultural sites including, but not

limited to:

The Blacksmith Shop
Chard property
Rhodesproperty
Brick kilns
Monastery

Old Eden Square
Shooting Star Saloon

There are 164 historic structures located in Ogden
Canyon. Twenty three properties (including five

bridges) are eligible for inclusion on the National

Register of Historic Places (NRHP). These historical
elements, along with the spectacular scenery and

Ogden River, have made Ogden Canyon a visitor
and recreation destination 2.

In addition to individual historic and cultural features,
both the Ogden Valley and Ogden Canyon are areas
with rich histories, and the overall geography and

@,\, historic patterns of development could constitute
cultural landscapes3 which provide the richness and
complexity of the human story of the area.

The natural setting and built environment of present-
day Ogden Valley and Ogden Canyoncontribute to the
overall character of the study area and can offer
guidance for future development.

2 Utah Department of Transportation, Ogden Canyon Transportation
Use Study Phase | Report, September 2015
3 The U.S. National Park Service offers examples of cultural land -

scapes as follows: o0Examples of cultural | andscapes range from a
. small homestead to a formally designed estate, a country road to a
1 Utah Department of Transportation, Ogden Canyon scenic parkway, a schoolyard to an industrial complex, and a farm-
Transpor-tation Use Study Phase i Report, September 2015 steadtoacivl warbatt |l efi el d. ¢
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Gateways and Viewsheds Goal 1: A goal of WeberCounty—0Ogden Valley City is to protect
attractive gateways to Ogden Valley that promote the community character.

Gateways and Viewsheds Principle 1.1: Minimize and discourage visually prominent development at
gateways to Ogden Valley.

Gateways and Viewsheds Implementation 1.1.1: Identify gateways into the Valley at each of the six
Ogden Valley gateway areas: Ogden Canyon top and bottom, Trappers Loop, North Ogden Divide, Avon
Divide, and the Monte Cristo Road. Consider establishing an Ogden Valley Gateway Overlay Zone or similar
management tool to manage development in gateway areas.

Gateways and Viewsheds Implementation 1.1.2:  Establish design standards for development in the
gateway areas. Use landscaping, open spaces, interpretive and wayfinding signage, gateway monuments,
public art, and appropriate lighting at each Ogden Valley entrance to welcome visitors and establish the
character of the Valley.

Gateways and Viewsheds Goal 2: A goal of ‘WeberCounty— Ogden Valley City is to protect the |
Vall eyds sense of openness and rural character

Gateways and Viewsheds Principle 2.1: Encouragethe preservation and maintenance of significant trees,
shrubs, and other natural vegetation in riparian and other natural areas.

Gateways and Viewsheds Implementation 2.1.1: Provide standards that require development to protect
significant vegetation in riparian and other natural areas.

Gateways and Viewsheds Principle 2.2: Encouragecreative development designsthat preserve natural,
agricultural, and other open spaces, including clustered and mixed-use developments.

Gateways and Viewsheds Implementation 2.2.1:  Update and strengthen detailed development guidelines
that provide key direction and support for best development and management practices.

Gateways and Viewsheds Implementation 2.2.2:  Revise Ceunty-City development standards to require

clustering and site planning for all residential developments of [establish the number of units by  ordinance]
in the Agricultural Protection and Open Space Overlay Zone areas, as referenced in Land Use
implementation 1.5.1. Require site planning to minimize site disturbance and lot coverage on large lots m
(5.25 acres and larger).

Gateways and Viewsheds Implementation 2.2.3:  \WeberCeuntyOgden Valley City should consider requiring <
the burial of future power distribution  lines. (see Utilities and Public Services implementation 4.1.1)

Gateways and Viewsheds Implementation 2.2.4:  ReviseGeunty-City development standards to ensure that |
utility and public facility projects utilize elements such as building materials, fencing and lighting that are
compatible with the rural character of the Valley.

Gateways and Viewsheds Principle 2.3: Encourage context-appropriate wayfinding and educational
signageand public art in public spacesthroughout the Valley.

Gateways and Viewsheds Implementation 2.3.1:  Consider development of an Ogden Valley welcome
center at the intersection of the Trappers Loop Road and SR 39 to provide information about Ogden Valley,
and its history, recreational opportunities, and visitor destinations.
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Gateways and Viewsheds Goal 3: A goal of WeberCounty-Ogden Valley City is to protect
key viewsheds throughout the Valley.

Gateways and Viewsheds Principle 3.1: Protect viewshedsthroughout the Valley including views of the

mountains and Pineview Reservoir.

Gateways and Viewsheds Implementation 3.1.1:

identify important views and viewsheds in the Valley.

Use setback and design standards to protect these views.

Gateways and Viewsheds Principle 3.2: Avoid visually prominent structures, hillside cuts, and vegetation

removal that alter the

vi sual qguality of the Valleyds v

disturbance and lot coverage and requires effective site restoration, revegetatio n, and weed control.

Gateways and Viewsheds Implementation 3.2.1:

Strengthen County-ordinancesCity ordinances to revise

ridgeline and hillside development standards to ensure that the natural ridgeline form is protected from
identified viewpoints throughout the Valley and that hillside development is designed to minimize visual

impacts.

Clean Air and Water Goal 1: A goal of Weber—CeuntyOgden Valley City is to protect the

Val | aiy &d water quality.

(Seealso Residential Development Goal 3)

Clean Air and Water Principle 1.1 : Promote energy-efficient & sustainable development practices to

improve and protect air and water quality.

Gateways and Viewsheds Implementation

1.1.1: incorporate air and water quality protection

considerations in the development review and approval process.

Gateways and Viewsheds Implementation 1.1.2

: Support education, outreach, and voluntary stewardship

programs as tools complementary to regulation for protecting water quality and watershed health.

Dark Sky Preservation Goal 1: A goal of WeberCounty-Ogden Valley City is to protect the
nightskyinorder t o preserve

t

he Valleyds rural character

Dark Sky Preservation Principle 1.1: Encourage programs for residential and agricultural dark-sky-lighting

compliance.

Dark Sky Preservation Implementation 1.1.1

. Review the current dark -sky lighting ordinance for

consistency with dark-sky principle and current technology; identify possible updates. Consider

amendments as necessary.

Dark Sky Preservation Principle 1.2: Promote the accreditation of North Fork Park asthe wo r | 2si s
international Dark SkyPark, and encourage astro-, agri-, and ecotourism development.

Dark Sky Preservation Implementation 1.2.1:

Evaluate current dark -sky sign ordinance for community

character effectiveness and competitiveness with other Amenity West' communities; identify possible
updates.

10
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1 Amenity West is a term, coined by Weber State University geographer Jeremy Bryson, used to refer to the resort communities
[sometimes called Gateway Communities - see book Balancing Nature and Commerce in Gateway Communities] with which Ogden
Valley competes e.g., Jackson, SunValley, Steamboat Springs,Aspen, Telluride etc.
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Historic Preservation Goal 1: A goal of Weber—CountyOqgden Valley City is to preserve,
promote, and enhance Ogden Valleyds authenticity, hi story, and heritage.

Historic Preservation Principle 1.1: Pur sue opportunities that support the preservation of Ogden Val
history and heritage.

Historic Preservation Implementation 1.1.1: Support a community based initiative to survey, document,
and maintain a database of all historic and cultural properties in the Ogden  Valley planning area.

Historic Preservation Implementation 1.1.2: Support the development of a historic/cultural site
protection program to minimize the loss of historic and architecturally significant properties in the
Ogden Valley planning area.

Historic Preservation Implementation 1.1.3: ~ Require all new commercial and multifamily development  or
redevelopment to be architecturally and visually compatible with neighboring historic properties.
Encourage all new single, two, or three family residential development to be architecturally and visually
compatible with neighboring historic properties.
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3. LAND USE

Vision: The Ogden Valley community desires a place where land uses support healthy physical,
social, and economic interactions. Land uses in Ogden Valley should complement, not overwhelm

or competevith,theruralcharacteof the Valleyasdefinedn the Communit€haracteelement

visiorstatement.

PRESENTAND FUTURE CONDITIONS

This chapter examines historical and current patterns of
land use and development, aswell asgrowth trends, in
OgdenValley and describesthe V a | | prefedred future
patterns, assupported by public input, and establishes
goals and principles to achieve the desired outcomes.
A summary of public involvement and participation is
provided in the Plan Study Appendix.

Ogden Valley accommodates a variety of residential,
commercial, agricultural, and recreational land uses.
The major development pressures over the past two
decades have been for new residential and resort
development, as well as for some new commercial
development. The dominant land uses in Ogden Valley
are the open spaces created by ranching, farming,
public lands, and natural open spaces. The open lands
and scenic beauty of Ogden Valley are major defining
features of t he Vall ey and are
valuable assets. Most of the open lands in Ogden Valley
are the hillsides and forests of the surrounding
mountains. Much of the Valley floor is agricultural
land, which also provides open space and beautiful
mountain vistas. Pineview Reservoir also contributes
to the open feel of Ogden Valley. Ogden Canyon is
known for its natural scenic beaut y and historical
structures. SR-39 through Ogden Canyon is designated
as a Utah Scenic Byway from i-15 to Monte Cristo.

Residential uses in Ogden Valley are predominantly
single-family homes and multifamily resort residences.

The Ogden Valley planning area contains about
4.4684,745 residential dwelling units. There are
individual commercial uses spread throughout many
parts of the Valley, but most approved commercial

land uses are clustered in Huntsville, Eden, Old Eden,
Wolf Creek, the Trappers Loop junction, and the

resort areas. For more information about residential

and commercial development, see the Residential
Development and Housing Element and Commercial
Development Element chapters of this Plan.

The Ogden Valley planning area contains approximately
210,000 acres of land. The relative proportions of land
uses in the Ogden Valley planning area as a whole can
be approximated from the areas of current zoning and
resort master planned designations for the Ogden
Valley planning area as follows:

Tablel: CurrenDgderValleyZoningDesignations

e 181,000 26%

oped-areas)
i 1%

ForestValley zone
esidential-zonesincluding—Forest e 1%
IO 17 The vVvaltey0s mpst
commercial
- - ; K
recreation and resort zones:

On the Valley floor, (approximately 30,308 acres, see
map on following page for the general boundary) the
acreages of current zoning are as follows:

Table2: OgdervalleyrlooZonindesignations

9 g 22,000 72%
Forest\alley zone

Ssidential—zones—ncluding—Forast e 8%
Reereation-and-Reser-Zones—por
merciak

- - : K
recreation-and-resortzon
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Zone Acres Percent
Agriculture AV-3 9,450 23%
Commercial CRV1 138 0.3%
Commercial C\V-2 104 0.2%
ResortDRR-1 24 0.005%
Forest~40 7,744 18%
ForestE5 8,785 21%
Form BasedFB 128 0.3%
Forest ResidentialFR 3 198 0.4%
Forest FalleyF\¢3 9,263 22%
Gravel G 12 0.02%
Master Planned Development MPD 511 1.2%
Manufacturing MV-1 8.5 0.02%
Open SpaceO-1 1,130 2%
Residential EstatesRE15 484 1%
Residential EstatesRE-20 436 1%
Residential Manufactured Homes RMH 2 0.005%
Shoreline S-1 2,579 6%
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MAP 3: VALLEYFLOORAREA

Growth Trends
Bet ween 2000

and
18%from 5,8772 to 6,9673, while dwelling units

grew 70%from 2,699 in 2010to 4,642 in 2014. Basedon
historical growth rates, the population of OgdenValley
is expected to double from its 2010 population by 2032.

2014,

The rate of growth of residential units is currently higher
than the rate of growth of the population. in 2014, the
residences in Ogden Valley had a vacancy rate of 46%,
which indicates that many residences are second
homes. The higher growth rate of residential units over
population suggestsa movement towards more resort/
recreation short-term rental housing and second homes.

The 1998 Ogden Valley General Plan projected a
potential build -out of 6,200 residential units. At that
time, much of Ogden Valley was rezoned from one
residential unit per 1 acre to one unit per 3 acresin order
to reduce long-term development pressure. The 2005
Recreation Element of the General Plan estimated a
potential build-out of 16,000 residential units. The 2014
Ogden Valley Maximum Zoning Density Study suggests
that if every zoned parcel of property in Ogden Valley
planning area (including mountaino us areas) were to
develop to its full zoning potential it could result in as
many as 18,000 to 24,000 residential units in the
planning area.

The Density Study anticipates that not all land with
zoning development units is buildable and that
considering

1The United States Census
usualresidence, which is the place where they live and sleep most of
the t i mé&herdefore, this number does not include second home-
owners or tourists. When referring to dwelling units or population, the
Town of Huntsville is included in these numbers.

2 U.S. CensusBureau, 2010 Population Demographics

3 U.S. CensusBureau, 2010-2014 American Community Survey
5-Year Estimates

What were the maximum buildout assumptions
for the Valley floor that went into this analysis?

Built Units: 3,762

Platted Vacant Parcels: 2,563

Approved Resort Units: 5,300

Total Built, Platted,

Approved Units in Valley: 11,625
Unplatted, but Zoned Units

on Valley Floor: 4,000
Potential Maximum

Valley Floor Buildout: 15,625

Want more information on where these numbers came from?
See page |4 of the Plan Study Appendix.

Ogyetv e devealoprnentecgndteaints, capealistic tmiaxdnmum number

would be much smaller. However, the Density Study

al so points out that perceived
development presented in past planning documents,
such as topography, water supply and wastewater
treatment, and road infrastructure can be at least
partially overcome, albeit at higher infrastructure
improvement costs than have been experienced to
date. For the purposes of this Plan it is assumed that
the development potential in the mountainous areas is
limited, and that any redevelopment of the majority of
the previously platted properties on the valley floor will
occur slowly. For these reasons, Plan efforts to reduce -
development impacts primarily focus on unplatted
areas on the Valley floor.

©)

There are 2,563 approved and platted but vacant
residential lots in Ogden Valley and a combined total
of 5,300 master-planned units at the Snowbasin and
Powder Mountain resorts. These units can be developed
with no further discretionary (legislative) approvals

required. Regardlessof the actual number of potential
new units, or the rate of development of authorized

o

ocapacityo

units, any realistic future development scenario  will

have significant implications for the built, natural, and

social environments of Ogden Valley.

Carrying Capacity

The Vall eyds carrying capacity in

water supply, wastewater treatment, air quality, and
recreation and commercial activity are all important

def i ne sconsidenations foo practieal birritatigns en a growth andr

the maintenance of the quality of life inthe Valley. The
full theoretical buildout permitted under existing
zoning cannot be presumed sustainable and is
contingent upon demonstrated long -term groundwater
capacity and quality.

Some residents feel that providing infrastructure and
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facilities before they are needed will induce demand and
will stimulate growth prematurely.
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Others feel that not planning for services and facilities

in anticipation of projected growth will  result in system
failures, suchasroadway overload and adverse effects
to water quality. Unlike other jurisdictions, Weber County
is not the primary provider of water or sewer services in
OgdenValley. The County also does not have jurisdiction

over the two main access routes and primary recreation

attractions in the Valley. Weber C o u n tprimarg tools to
affect the locations and rates of development in Ogden
Valley are its land -use regulations and control of County
roadways.

Regardless of the calculated number of potential new
units, there is a strong sense from nearly all Valley
residents that the number of possible development
units in OgdenValley is too high, and that development
approaching the maximum potential will unalterably
change the character of the Valley and adversely
affect quality of life . Widespread downzoning of the
kind undertaken in 1998 is not a palatable option
for Valley residents and landowners. Other ideas to
mitigate the impacts of future growth  were discussed
during the planning process, such as dramatically
increasing the developed density of

existing communities to consolidate
development potential away from
sensitive areas, but were not broadly
supported. Ogden Valley residents
have made it clear that growth must be
managed in a way that respects the
property rights of Valley residents and
landowners while preserving the
character of Ogden Valley. The goals,
principles, and implementation of this
General Plan are designed to support a
middle ground between  major
downzoning and the continuation of

past development patterns in order to preserve property
rights, minimize the impacts of development that does
occur, and protect the features and character of Ogden
Valley that residents value.

Most of the zoning districts in Ogden Valley allow
for residential uses. Consequentially, residential
growth is increasing in areas that were previously
primarily used or designated for agricultural activities.
increasing residential uses have resulted in the
expansion of infrastructure support services, such as
power, roadway networks, and water and sewer
systems, in areas where these services did not
previously exist. The presence of support services,
in turn, makes these areas more attractive and more
suitable for additional residential development. This
pattern will likely continue without specific directives
otherwise; thus, the goals, principles, and
implementation of this General Plan are designed to

JThe goals, principles, and
implementation of this General
Plan are designed to support a

middle ground between major
downzoning and the continuation
of past development patterns
in order to preserve property
rights, minimize the impacts of
development that does occur,
and protect the features and
character of Ogden Valley that
residents value. K

provide voluntary measures for shifting motivation away
from developing sensitive lands and prime agricultural or
open-space lands.

Overall, Valley residents favor a land -use pattern in
which development is clustered in areas separated by
open agricultural lands or natural greenbelts. The goals
and principles of this General Plan seek to encourage
clustering of residential development in most

instances. Current  County  ordinances  provide
for cluster subdivisions and PRUDs with smaller
development footprints and common open areas.

According to the Weber County Recorder's Office,
there are 57 cluster-subdivision plats and 13 planned
residential unit development (PRUD) condominium
plats in Ogden Valley.

There is sufficient authorized development potential in
Ogden Valley to support any future growth scenario.

Residentsbelieve that no additional development units
should be granted. Manyof the zoning-authorized units
are in areas that have very low development potential

and are unlikely to be developed in the foreseeable
future.  While broad mandatory

downzoning is not supported,
voluntary methods to reduce overall
development units, particularly in
sensitive areas and prime open-space
or agricultural areas, could mitigate
overall development impacts. Many
zone-authorized development units
are located on sensitive land and
prime open-space or agricultural land,
and relocation of this development
potential could reduce development
impacts and offer better land utilization
and efficiency of services.

The overall land-use goals of this General Plan are not
significantly different from those of past plans. The
principles and implementation steps, however, are
intended to be more specific and targeted than in past

plans to enable effective implementation and to achieve

the Plan6s objectives. in

patterns should be efficient and sustainable, should

support a multimodal transportat ion network, should
provide a variety of housing choices, should minimize
conflicts between incompatible uses, should integrate

new development with existing and planned
infrastructure, and should preserve the character of

OgdenValley.

general,
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MAP 5: OGDEN VALLEYOPEN LANDS
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GOALS,PRINCIPLESANDIMPLEMENTATION

Land Use Goal 1: A goal of Weber—County-Ogden Valley City isto reduce the overall amount
and impact of future land development in the Ogden Valley planning area.

Land Use Principle 1.1: in general, additional density should not be authorized in the Ogden Valley planning
area above that allowed by current zoning. Minimal density bonuses (the exact amount to be determined
by ordinance, master plan, development agreement, etc.) should only be allowed when they are granted to
incentivize significant contribution to the advancement of the goals and principles found in this plan.

Land Use Implementation 1.1.2: Amendthe-WeberGCounty-Land UseCodeto-mMinimize the density bonuses

available in resort areas and Planned Residential Unit Development (PRUD)in a manner that only allows
minimal bonuses in order to leverage significant and meaningful advancement of the goals and principles  of
this plan.

Land Use Principle 1.2: To the extent allowed by law, development should not occur on sensitive areas

including steep slopes, wetlands, floodplains, areas of geological instability, prominent ridgelines, wildlife
habitat and corridors, natural riparian areas and natural waterways.

Land Use Implementation 1.2.1: Amend the land use code to require that the development potential of
steep slopes (slopes over 30%),wetlands, and floodplains  will not be included in project density
calculations —horwill-be-available-fortransfer pursuant-to-a—TDRprogram.

Land Use Implementation 1.2.2: The sensitive lands map for OgdenValley should be updated to incorporate
the revised 2015 Division of Wildlife Resources crucial habitat maps.

Land Use Implementation 1.2.3: in areas of geological instability, consider reducing and moving
development rights from the instability in the interest of health and safety. Do not invest in, or accept
dedication of, public infrastructure in areas of geological instability.

Land Use Implementation 1.2.4: Amend the Weber County Land UseCodeto prohibit (to the extent allowed
by law) development in identified crucial habitat areas and wildlife corridors, on identified prominent
ridgelines, and within natural riparian areas and natural waterways. Allow development units for such
affected lands to be used elsewhere through cluster development.

Land Use Principle 1.3: Encourage and promote a voluntary reduction in overall development units in the
Ogden Valley planning area by such measures asconservation easements, donations of development
rights, voluntary downzoning, purchasesof development rights, and land purchases.

Land Use Implementation 1.3.1: Enhance and publicize Weber County and other or gani zat i o
to promote conservation easements donations, and other voluntary measures to reduce overall
development units in the Ogden Valley planning area. Help these organizations to partner with the
development community to advance the intent of this implementation.

Land Use Implementation 1.3.2: Create subdivision tools that provide design regulations that decrease the
required subdivision infrastructure, such as a decreased right-of-way or road cross section, in

15

n

&

S

¢}

progr ams


http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D48
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D48
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49

exchange for meaningful voluntary reductions of development units. Such decreased infrastructure
should be privately owned.

Land Use Implementation 1.3.3: Est abl i sh a coordinatords position

conservation easements and other programs, such as TDR and PDRorograms, to reduce development
intensity.

Land Use Implementation 1.3.4: Pursuefunding opportunities for purchase of development rights and
open space preservation programs.

Land Use Principle 1.4: Employ mechanismssuch-asFBRsto reallocate existing authorized development
units from less suitable to more suitable locations.

Land Use Implementation 1.4.1: Create an Agricultural Protection and Open Space Overlay Zone for
the Ogden Valley planning area. The purpose of the Agricultural Protection and Open Space Overlay Zone
is to identify areas in the Ogden Valley planning area where continued agricultural operations and low
intensity uses such as open space are most desirable to protect the viability of agricultural operations
and the rural character of the Ogden Valley planning area. The Overlay Zone would require
residential cluster development or require development to be organized as described in Land Use
implementation 1.3.2.

Land Use Implementation 1.4.25: Maintain a database that tracks all transferred, purchased, or retired
development rights.

Land Use Principle 1.5 : Encourage new development to locate in areas where water and sewer service
could be provided by a sewer system. Encourage residential cluster developments with smaller building
lots and larger areas of open space for most subdivisions.

Land Use Implementation 1.5.1: Require all_residential _development projects of more than [establish the
number of units by ordinance] that are located in the Agricultural and Open Space Overlay Zone to be cluster
subdivisions (see also Gateways and Viewsheds implementation 2.2.2). The purpose of the clustering
requirement in Agricultural Protection and Open Space Overlay Zone areas is to preserve agricultural
operations and open spaces and encourage the transfer of development rights while allowing for reasonable

residential development. Monitor the effectiveness of the decided unit-size threshold in accomplishing the
objectives
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of the Agricultural Protection and Open Space Overlay Zone and the General Plan and adjust the unit -size
threshold, if necessary, to achieve the desired results.

Land Use Goal 2: A goal of Ogden Valley City WeberCounrty—is to support continued
agricultural operations in Ogden  Valley.

Land Use Principle 2.1 : Buffer agricultural land uses from new residential uses in Agricultural Protection and
Open Space Overlay Zone areas.

Land Use Implementation 2.1.1: Amend County ordinances to establish development requirements for
buffers, such as setbacks, screening, preservation of water sources, and other methods to separate uses and
limit interference with agricultural activities, while providing for public safety, for new residential
development in the Agricultural Protection and Open Space Overlay Zone.

Land Use Implementation 2.1.2: Consider development and adoption of an Ogden Valley Right to Farm
ordinance to protect agricultural operators from claims of nuisance based on the noises, smells and normal
operational agricultural activities in Ogden Valley.

Land Use Implementation 2.1.3: Consider revisions to County property assessment practices for
open spaces and areas inconservation easements to reduce property tax liabilities and encourage continued
agricultural operations and preservation of open space.

Land Use Principle 2.2: Protect the function of and maintenance access to irrigation ditches, head-gates and
other agricultural irrigation infrastructure.

Land Use Principle 2.3: Enforce required noxious weed control on all properties in the Valley, with specific
emphasison areas disturbed by development.

Land Use Principle 2.3.1: Encourage nonchemical weed management technigues such as grazing abatement.
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4. RURAL RESIDENTIAL DEVELOPHE ‘

Vision: The Ogden Valley community desires a variety of housing types to meet the needs of a
diverse population of various income levels, ages and stages of life. Neighborhoods should have

convenient access to community amenities1l and be designe@imn a ntahna t protects the vall eyds

character. Residential development should be centered around villages and town centers and
designed to provide open spaces and efficient uses of the land.

PRESENTAND FUTURE CONDITIONS

Demographics
According to the 2024 American Community Survey
(ACS), Ogden Valley City had an approximate population
of 7,693 people in 2,797 households. As shown in Table
3, bet ween 2010 and 2024,
population grew 15 percent from 5,602 to 8,086, but the
average household size declined from 2.9 to 2.8 people
per _household.
{ACS)-Ogden-\alley-had-an-approximate-populationof  Figure 5 shows the 2040 projection of each census
6,817 people-in-2,433-households-As-shown-inFable-3- designated place within Ogden Valley as compared to
between 2000 and 2017 O-g-d e nhe ¥ndirk tite. y Figsire  shpwslthe te¢ent anngat ratev
; - ; of population growth; broken out by owner and rental
household-—size—declinedfrom-3.2 to-2.6people-—per— occupancy and compared with the total of Ogden
household: Valley and Weber County. Map 6 illustrates the
boundary of each censusdesignated-place as well as
At the time of this p | a addption in 2026, the 2024 ACS the Ogden Valley Planning Area boundary.
reported an Ogden Valley population of 8,086, with a Figure-5—shows-the 2024 projection-of each-census
2010 to 2024 population growth of 44% and an average  desighated—place—within—the—Ogden—\falley—as-
household size of 2.9 people per household. The ecompared-to-the-entire-Ogden-\alleyPlanning-Area—
population has fluctuated since 2015, with a Eigure 6-—shows-the recent-annual-rate-of population—
considerable spike in 2020 and 2021, coinciding with the growth; broken out by owner and rental occupancy
popularity of remote work during and immediately and-compared-with-thetotal-of Ogden-Valley-and—
following the COVID 19 pandemic. The significant margin ~ WeberCounty—Map-6-illustrates—the-boundary-of-each
of error in population measurement in areas of small censusdesighated-place as well as the Ogden Valley
population also injects instability in the population Planning-Area-boundary.
estimates. But ACS data indicates that there remains a
positive annual population growth rate of approximately

2% since 2020At-the-time—of-this-p-+—a-addption-in-2016;

N Formatted: Indent: Left: 0.5", Right: 0"
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Table 3: Population, Households,and Househol

2024
Projected

Population 5877 #3157 6169 6220 6,904 #6863 #197 #6827 138 6847 7,481
Households I D':\ (:a 2323 2648 242 2459 2460 2490 2487 2581 2433 2,901
3.18 302 293 294 280 291 288 281 275 278 261

Ml [ Formatted: Indent: Left: 0.5", Firstline: 0.5"

[ Formatted Table

igure 3:Population Projections
2020 2025 2030 2035 2040 2045 2050 -
Formatted Table
Ogden Valley City 7363 9106 9106 10053 11100 12255 13531 |
Weber County 262726 278304 295538 313484 331771 349453 366031 |

Figure 4 Population Pyramid: Age and Sex |
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2024 Population Pyramid: Age & Sex
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Figure 5: Weber Basin Water Conservancy District Projections 2023

Entity Historic Growth Future Growth
Rate (2012-2020) Rate
(2020-2050)
Eden 3.1% 7.1%
Huntsville 1.3% 2.8%
Liberty 3.0% 4.2%
Wolf Creek 1.9% 3.8%
Remainder of Ogden Valley 3.1% 3.1%
https:/A lley-real pi pano.jpg

1 Communityamenitiesincludeparks trails, playgroundsppenspacecenters courts,publicgolf coursespublicart, etc.
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270,000

mm Weber County
e Ogden Valley

260,008
250,000
240,000

230,000

etWeen 20092015 and 20172024, the number of
households with children under 18 decreasedincreased,
while the number of households with those over 65
inereaseddecreased. In fact, in 2017 the population over
55 comprised approximately 40 percent of the total

205, 2055 204,

population _and that figure remains the same in 2024 .

Fhesetrendssuggesttwothings-
First.—Ogden Valley is-has been
developing as a lifestyle
community with an aging
population—Seeend but more
young families are-have been rot

Fig

[/Female

ure4: Population Pyramid:
Age and Gender (2017).

moving to the valley since 2020-

beth.  While—Ogden Valley
remains an attractive bedroom

community for many Worklng

families,

heuseheld—size—but the stable
household  size and——aging
pepulation—suggess that in the

future, a-greaterproportion—of the
v—a+pepulation—will-be-retired-
or—part-time—residentsthe
population will maintain a balance

of young and aging households

As of 20172024, Ogden Valley
housing  units have an

1510 19 |

10t0 14

Under 5

approximate vacancy rate of 5139 percent, up-fivedown

eight percent since 20152014.2 This is a reversal of the

past where vacancy grew between 2014 and 2017. Fhe

differenece-iscaused Spurred by growth in the number of

resort and al-seasonalresidences,

which-are usually only-
occupied-seasonalhythe vacancy rate was partially due to

high housing costs of the Iatter half for the previous

decade.

- New units at a more affordable scale have

helped to increase the number of full

-time residents and reduce

va across the valley.

©86% ANNUAL GROWTH i

consideration for future planning in the valley, as part -
time residents may have different interests for
residential design, neighborhoods, shopping and

10,000
9,000
8,000
7,000
6,000
20a, 20, ”

202, Eoe_;

ing units, the

recreational amenities, than

year-round residents. Part-time
residents are also less likely to
make daily commutes to Ogden
and other destinations.

Recreational properties affect
the valley during different
times of the year, such as
popular vacation times,
holidays, and special events,
when the valley population
swells temporarily. One of the
benefits of recreational

properties to the eountycity,

however, is that second homes
pay property taxes based on

Figure 5: 2024 Growth Projection Based on Census
Designated Places within Ogden Valley
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their full market value. Residents have expressed and other taxing entities of property tax revenues.
concern that many second homes in Ogden Valley are
being taxed at the reduced primary residence rate rather

than at full taxable valuation, depriving the — eounty-city

Population
Population in Owner-Occupied Housing
Popltatian_in Renter-Occupied Housing

7,481

2017 Population
2024 Projected Population

22.05%

4.1%

3.29%
1.8%

23
Q8

1.77%

Le e
SE7 5% A
= S S
Liberty Weber Ogden Liberty Huntsville
Valley Census Census Creek Census Ogden County, Valley Census Census Creek Census
TOTAL Place Place Census Place Valley TOTAL  TOTAL Place Place  Census Place
Place ¥ Place
@
]
@
2Therestof WeberCountyhadavacancyate of 8.6 percent,andall of Utah
had 10.4 percent.
20 , OGDENVALLEY GENERALPLAN




Housing

Ogden Valley residents desire the Valley to be a place where families can stay throughout their lifetime and where

a variety of housing types is available. Popul ati on growth and demographic trends
housing, jobs, transportation, childcare and other important services.

As of 2047-2024 ACS data, the Ogden Valley Census
Division area® has approximately 4,9525,007 housing
units, with 3,021enk2,433 units occupied; 269-282
renter -occupied households, and 2,2243,021 owner-
occupied households. Figure—8—shows—the—percent
share—ofeach—forthevalley—25 percent of the
countywide population resides in renter -occupied
housing, where in the Ogden Valley it is only seven
nine percent. 74 percent of the countywide
population resides in owner-occupied housing, where
in Ogden Valley it is 92-90 percent. The remaining one
percent for both Weber County and Ogden Valley are
homeless or have other accommodations.

The median value of all housing types in Ogden Valley
in 2014-2024 was $317,600839,800% which was well

above the state median of $ 545,200212.5090 and the

Weber County median of $169,200448,700in the same i gl

year (see Table 4). In 2017, the median value of all : _ PROJECTER
housing types in Ogden Valley was $367,400, still well

above the state median of $238,300 and the Weber B Vacant i

County median of $183,100. Note that in 20172024, B e ooubiet

the median value in Ogden Valley was appreximately-
nearly double the median value of the entire county.

Most of the housing units in Ogden Valley are single-
family detached homes rather than multifamily
condominiums or apartments. Nearly all the
multifamily housing units are located in the resort
areas of Wolf Creek, Powder Mountain, and at the
bottom of Old Snowbasin Road. Resort projects in
Ogden Valleyds Destination
(DRR1 zone) are required to address the need for
employee housing. This should be a universal
requirement for all types of resort development.

ne

Eden  Liberty Wolf  Huntsvilk
Census Census  Creek  Census
Place Place  Census  place
Place

Ogden
Considering the relatively small number of County  Valley
multifamily units and relatively high median price for TOTAL - TOT

a single-family home, there may not be enough
variety of housing types and prices to encourage
young families to locate to Ogden Valley and stay
throughout their life, as desired by current valley
res|

Percent of Population in renter -occupied housing
Percent of Population in owner-occupied housing
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Table 4: Residential Real Estate Median Market Value in Ogden Valley as Compared to Weber County
and the State of Utah.

Median Market Value

$212,500 | $238,300 11% $169,200 $183,100 B%I $317.600| $367,400 14%

3 See Map 6 to Review Boundaries.

4U.S. CensusBureau, 2010-2014 American Community Survey5-
Year Estimates
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Ogden Vall eyds hi gh rirgisatesl e nt iErfdrcemeatcd rthe yshartatérra rental ordinance

the trend toward more recreational and seasonal
homes. The Airbnb and VRBO vacation rental websites
(www.vrbo.com, www.airbnb.com) currently list
hundreds of vacation rental options in the valley.

Although nightly rentals are great for bringing in
tourism, they operate more like commercial lodging
than residential housing. This can create conflict in
mainly full -time residential neighborhoods. The
occupancy-flexibility of short -term rentals, the
additional income, and the easyaccessto local rental
management agencies, tend to entice many seasonal
residents to use their housing units as interim short -
term rentals. Even though current zoning ordinances
restrict short -term rentals, a stay of fewer than 30
nights, to identified zones in Ogden Valley, the nightly
rental trend is increasing, with a number of new
owners investing in housing for the initial  intent of
utilizing it as a short-term rental.

Moderate -Income Housing

requires robust measures to implement effectively.
Some valley residents feel like short -term rentals are
inflating the rental market to the point of making
rental units unaffordable to traditional households.
They are also encumbering the use of housing units
that would otherwise be available for long -term renter
households.

Ultimately, the economy will determine the types of
housing products that the Ogden Valley market will
support, but a move toward resort and planned
development housing is anticipated. Ogden Valley
residents are wealthier and, if the current trend
continues, a continuing demand for large -lot
residences should also be expected. Additional
attached and multifamily housing options may need to
be encouraged in order to allow young families to
locate to Ogden Valley.

Moderate-income housing is an important component to the vitality of a community. Providing young families and
the aging population with a place to reside provides social and cultural opportunities that benefit all residents.
Assisting the market to provide for moderate -income housing will help keep moderate income families from occupying
housing that could otherwise be occupied by lower income families, whether in the community or in adjacent
communities. It can also help the market provide less uncertainty in housing availabili ty and values.

5 U.S. Department of Housing and Urban Design. Hud.gov. Retrieved
from:

Utah State law requires the eceunty—city to provide a
moderate-income housing plan as a component of a
communityds gener-incomehdusing.is Moder at e
a housing unit that households

earning 80 percent of the area

median income (AMI) can afford. A

moderate-income housing plan is

required to estimate the need for

moderate-income housing over

the next five years. The coeunty

city is required to provide the

state an update of the pl an/d s

demographics annually to

accommodate for a five -year

rolling timeframe. In 2024, Fthe

countywide AMI is $62,03688,515.

80 percent of that is $49,62970,812

per year. Households earning at or

below this threshold are

households in

need of moderate -income housing choices, otherwise

known as moderate-income households.

A best management financial practice is to ensure a
househol dds monthly housing cost
percent of the h o u s e hmohtdlydiscome. The

U.S. Department of Housingand Urban Development

(HUD) considers householdswho pay over 30 percent

k - | 21
;

does not exceed 30



http://www.vrbo.com/
file:///C:/Users/Kgilmore/AppData/Roaming/Microsoft/Word/www.airbnb.com
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mont hly income on housing oO0cost burdened and may
have difficulty affording necessities such as food,
clothing, transportation and medical car%®. ¢
Traditional mortgage lenders
will not typically lend over 28
percent monthly  household
income. A moderate -income
househol dés annual i ncome of
$49,62970,512 is a monthly
income of $4,14365,901. 28
percent  of $4;136this  is
$1,158652. This means that the
most a moderate-income
household can afford per month
for rent_or mortgage and utilities

is $1,158.

The Utah Department of

Workforce Services has
determined that AMI is
calculated based on

countywide median
income.
According to the 2024 ACS, the median income for the
Ogden Valley was $130,145 annually; over $40,000
more than the Weber County median income  of
$88,515 (see Figure 9). The difference is the
result of the lower incomes of inner city QOgden

and _immediately surrounding areas.

www.hud.gov/program_offices/comm_planning/
affordablehousing/ on November 14, 2019.
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This imposes a challenge on the Ogden Valley to Figure-9: Median-Household Income: Ogden-Valley

provide for moderate-income housing for the less and Weber County Compared-
wealthy incomes of households located in-other

$86,406

communities-households that work in the valley filling

critical roles such as health care, education, and

service providers for other full -time residents.
Addressing this challenge head-on by creating goals that
will encourage housing for the countywide median
i ncome househol ds wi |1 facilitate ents®o
expressed desire for a variety of housing for a variety of
life -stages.

Using various increments of the area median income,
100 percent, 80 percent, 50 percent, and 30 percent 6,
Table 5 estimates the maximum monthly housing 2017 2024 Projected
all owance at 28 percent of the householdbés monthly
income. The table also shows the real estate purchasing
power for an equivalent monthly mortgage payment
that a conventional mortgage loan could yield (see Figure 10: Share of Occupied Housing Units by
Figure 12).7 Occupancy Type.

2017 2024 Projected
ESTIMATED SUPPLY

g

: : : : i MOwner Occupied !
WWPW@@MMJSWW MRenter Occupied
valdyes as —assessed by —the Weber County Assessoros

Figure 11: Share of Moderate Income Rentals
Rental Housing Compared to Other Rentals.
In 20172024, there were 209282 households in 2017 2024 Projected
renter -occupied housing units in the Ogden Valley,
which is approximately four percent of the housing
units available for full -time occupancy—{see-Figure—~
andFigure-10-). Additionally, there were 63 vacant units
available for rent. The median gross monthly rent was
$8561,900. 118 of the 209 households, which is a share
of about 56 percent, paid less rent than the moderate -
income threshold.

M Share of Other Rentals
M Share of Moderat®Tncome Rentals

Figure 12: Median Household Income: Ogden Valley and Weber County 166,066 $177.775
2

s PPPPPDP » PPy

$26,425 $64,626 $69,135 $86,270 74125 $97,286
$28,665 $50,019 '
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hoysehold

1-person
5-person
household
6-person

=
]
<
[}
@
3
]
<

m 2017 Weber County
2017 OgdenValley

¢ Statistics for the 100/80/30/50 are the increments Utah
Department of Workforce Servicesrequires the county to report
annually.

24

housghold
4-person
household
5-person
household
6-person
houseffold

024 Weber County
2024 Ogden Valley

7 Assuming a 30year conventional loan with 20 percent down
payment and the current (2019) area interest rate of 4 percent. The
lower down payment requirements of FHA and VA loans will
decrease the purchase power.
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Table 5: Housing PurchasePower Basedon Increments of Area Median Income (AMI).

Percent of Annual Area
Median Income (AMI)

Max Monthly Housing
Budget (28 Percent
Monthly Income)

Annual
Income

100% AMI

Purchase
Power

Max Monthly Housing
Budget (28 Percent
Monthly Income)

Purchase
Power

Annual
Income

80%AMI

50% AMI

30% AMI

$90,906 | | $200047

The current trend shows an annual growth rate of
renter occupied households of 7.69 percent. If this
trend holds, by 2624-2030 the valley will have
424-403 households in renter occupied housing units,
with 66 units vacant and available for rent.

Also-by 20241 curent-trends-hold—the eda’gess
ent s. Sxpecied-to-increase-from-$-856-t0 $1;213 pe
ont o —Aumber—of —fenier —households—paying
{0-222 6 4247 Which-is-a-Sharo of about 45 percentThis
suggesis-a-declining share-of-moderaie-income-fenta
ouseholds-in—the—Ogden-Valley from 56 percent .
2017 t0-ap eqeet.ed’ S percent in-2024(see Figure 11)

—In 2024
40% of renters in the Ogden Valley were paying greater
than 30% of their income to rent. As rental costs
continue to rise, renting will become less affordable
over the next five years.

$80,000
$70,000
$60,000
$50,000
$40,000
$30,000
$20,000
$10,000

Figure13: Comparing RisingMonthly Rental Rateswith DecreasingAnnual Renter-Household Income.

Owner Housing
Since20142017, Ogden Vall eyo6s medi
estate value has been increasing at about 4.86 percent,
greater than Utah (4.28 percent) and significantly
greater than Weber County -wide (2.87 percent) (see
Figure 14). In 20172024, the median monthly housing
cost for owners in the Ogden Valley was approximately
25.7 percent of the househol
currentrates, by 20242030an owner 0 $urdao nt H
will to drop to 20.4 percent, following a similar
countywide drop in owner -occupied monthly housing
expenses. This decreasing trend in both the Ogden
Valley and countywide is inconsistent with the rapidly
increasing housing costs over the last five years and
the slower increases in income {see-Figure-15-}, but can
be better understood when considering that most
current mortgage payments are based on real estate
costs that predate recent real estate inflation trends.
If only considering new mortgages based on the 2617
2024 median residential real estate value of

i $367466839,800, thevmedianr monthlyyhousing cost is
closer to $1,737$2,6538%, which is approximately 26-56
percent of the median monthly household income. If
residential real estate trends from 2014-2015 to 2617
2024 hold true, the median residential real estate value
in 2024-2030 is projected to be $457,700. This will
result in a median monthly housing burden for new
mortgagees of about

a n

$2,164, which is approximately 32 percent of the
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& The mortgage calculations all assumea 30-year conventional loan with
20percent down payment and the current (2019) areainterest rate of 4

percent. The lower down payment requirements of FHA
and VA loans will decrease the purchase power.

OGDENVALLEY GENERALPLAN



projected 2024 median monthly household income &
more than conventional lenders will loan.

In terms of purchasing power, moderate -income
households paying 28 percent of their monthly
income on housing ($1,158) could potentially purchase
a home valued at approximately $ 300,000266,000.
Based on the market value assessed by the Weber
County Assessor6s Of f i7@9e80
housing units, 16 percent of total housing units, valued
at or below $ 242,566300,000 in the Ogden Valley-{See
Map-7).

From 20092026 to 201472030, there is a relatively flat
annual growth rate in the number of moderate -
income households in Weber County. Approximately
39.1 percent of households are at or below the
moderate-income housing threshold, and this is
projected to remain consistent through 20242030.

In the Ogden Valley, there is a steady growth rate of
moderate-income households of approximately 1.44
percent per year. However, at the current rate of
growth of all households, this is actually trending to
yield a lesser share of affordable households by
20242030. As of 20172024, the Ogden Valley had 546
moderate -income households, which is approximately a
22.4 percent share of all households. Based on current
trends, by 2024-2030 this is projected to be 614
households, or an approximate share of 21.0 percent.
In order for

-

s M€ber County
Ogden Valley

e

<o, <.

s
.
% o A2

€‘(}

>
Ogden Valley to carry an annual increase in share of
moderate income housing that is proportionate to the
increase in share in Weber County (39.1 percent), by
20242030, Ogden Valley should provide approximately
173 more moderate-income housing units than existed
in 20172024, which is 113 more moderate income
housing units than trends currently project.

m eother wardse in onder rtoe ke¢pl pace with the
moderate-income housing growth trends of Weber
County, four out of ten new housing units should be
affordable to moderate income households.

A significant barrier to providing for moderate-
income housing is the existing zoning standards
in most residential areas of one dwelling unit per
three acres or greater. The land values, alone,

contribute to unaffordability. Opportunities should

be pursued to enable smaller lot sizes in these
areas without contributing to valley -wide density.
Pursuing smaller land/housing options in village
centers and cluster subdivisions or master planned
communities will also help. _The capacity of the
community to provide accessory dwelling units may
also contribute to the available stock of affordable

housing
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QOgden.Valley Median.Residential Value. $60,000
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http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D50
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http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D48
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http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D48
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page%3D48
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Figure 15: Median Home Value Compaired to Median Income

[Formatted: Indent: Left: 1", Firstline: 0.5"

Median Home Value Compared to Median Income

900,000
800,000
700,000
600,000
500,000
e Median Income
400,000 = Home Value

300,000

200,000

100,000 e

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

29




MEDIAN HOUSEHOLD INCOME

By Census Block Groups
MAP 6: MEDIAN HOUSEHOLD INCOME BY CENSUS BLOCK MAP cton706 s sa5100
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MAP 7: HOUSING UNIT AFFORDABILITY MAP
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