OGDEN VALLEY CITY PLANNING COMMISSION PUBLIC NOTICE
Subject: Proposed Changes to Title 104 Zones, Chapter 104-28 Sensitive Lands Overlay
(SLOZ) Zone

Notice Date: May 1st, 2026
Public Hearing Date: Tuesday, May 12t, 5:00 PM
Location: 7474 East 200 South, Huntsville, Huntsville Town Council Chambers

Summary of Proposed Zoning Changes

The City is considering amendments to the Zoning Ordinance that will update portions of
Chapter 104-28 Sensitive Lands Overlay (S-1) Zone that will create standards that better
align with the community’s vision for how property should be used within the zone, to
improve clarity, and facilitate development within the zone. The primary elements changed
include modifications to setback standards near stream corridors, wetlands and
shorelines including exemptions for agricultural activities; restating the importance of
wildlife habitat to the community; addition of Hillside Development requirements;
prohibition on building structures on land with greater than 25% slope; and the addition of
ridgeline protection standards;

Key Changes Include:

¢ [Stream Corridors, Wetlands, Shorelines]: Modification of setbacks and
additional agricultural exemptions:

a. Development standards.

1. Sctbacks. Ne-—stractare—accessory-stractaretoad—orparkinsatreashall
bebuiltwithinthe required setbackfromariver-orstream._No building,

dwelling, or permanent non-agricultural structure, road, or parking area shall

be built within the required setback from a river or stream as measured from

the high water mark of the river or stream. The high water mark shall
be determined by the city engineer. The areas within the setback shall
be maintained in a manner that protects the quality of water in the
river or stream and the habitat of native vegetation and wildlife along

the river or stream. Normal agricultural infrastructure including lawful

irrigation facilities, livestock water systems, stream crossings for agricultural

use, conservation improvements, fences, and similar agricultural features

shall be permitted provided they do not materially alter stream flow, habitat or

stream banks.



[Important Wildlife Habitat Areas]: Language is revised to further emphasize the
importance of wildlife habitat to the community:

Preserving important wildlife habitat and preventing its fragmentation are key

priorities for Ogden Valley City. Preservation-ofimpeortant-wildlife- habitatand

[Hillside Development] Hillside development standards are moved from Sec 108-14 to
this section with reductions in maximum buildable slope to no more than 25%:

Sec 104-28-4 Hillside Development

a. Hillsides of the Ogden Valley.

a. _All parcels, subdivision lots, roads and accesses, where the natural
terrain has average slopes at or exceeding 25 15% percent shall be
reviewed as part of an application request for a land use permit and
building permit. Slepes-ef30%to-40% shall provideaceotechnical
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b. Location of structures

a. _Primary structures shall be located on portions of a parcel with slopes less
than thirty percent (26%twenty-five (25%) where such areas exist.

b. _Where a legally created lot contains land with slopes less than twenty
six percent (26%), development shall occur within those areas unless a
licensed geotechnical engineer demonstrates an alternative location is

necessary to address safety, drainage, or environmental constraints.
¢. _ Existing lots without compliant buildable area

a. _Where a legally created lot does not contain areas with slopes less than
thirty percent (30%), development may occur on slopes up to twenty
six (26%) where:

b. 1 A licensed geotechnical engineer certifies slope stability
2 Erosion and drainage impacts can be mitigated
3 Safe access can be provided

4 Utilities and wastewater systems can be safely accommodated




d.

e

f,

[

Development on slopes exceeding twenty six (26%) shall only be allowed

where a licensed geotechnical engineer certifies the site can be safely

developed and impacts mitigated.

Future subdivision standards

a.
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d.

Subdivision shall not create new lots lacking a buildable area with slopes

less than thirty percent (30%).
Buildable area shall mean contiguous land suitable for:

1 A primary structure

2 Required setbacks

3 Access
4 Utilities
5_Wastewater systems where applicable

Cluster subdivision or density transfer may be used to comply with this

requirement.

Protection of existing lots

a.
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Nothing in this section shall prohibit development of a legally created lot

existing prior to adoption of this chapter, provided reasonable engineering

mitigation is used where required.

The Planning Division shall not issue any land use permits, and the Building

Official shall not issue any building permits, until detailed plans and

engineered drawings have been reviewed for compliance with this chapter.

Any condition attached to an approval shall be a condition required with the

issuance of land use permit. Other circumstances may warrant a review as
foundin Title 108, Chapter 22 Natural Hazard Areas.
This chapter shall not apply to normal agricultural activities, including

farming, grazing, irrigation facilities, agricultural drainage, soil preparation,

road maintenance, or conservation practices, except where a structure

requiring a building permit or a subdivision is proposed

Procedure

Where this chapter is applicable, plans of a proposed development, and any

relevant information regarding building and excavation of the site, are to

be submitted with a development application. Information shall include, but

not be limited to the following:

Detailed engineering plans and profiles for retaining wall, cuts, filling

and/or excavating of land.

Site plan with two-foot contours or less.

Cross sections of improvements.

Retaining wall designs with engineers stamp (if applicable).



https://weber.municipalcodeonline.com/book?type=ordinances&name=Chapter_108-22_Natural_Hazard_Areas
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Geotechnical report (site-specific for structures) and, if applicable,

verification of compliance with the requirements of title 108, chapter 22

Natural Hazard Areas.

g. _Other studies and/or information deemed necessary by the members of the

board.Additional studies may be required only where reasonably necessary

to evaluate compliance with specific standards of this chapter. Such
requests shall be based on identifiable site conditions and shall identify the

specific standard being evaluated.
Utah pollution discharge elimination system (UPDES) permit with stormwater
pollution prevention plan (SWPPP) shall be required at the time of

=

application. Erosion control landscaping on cuts, fills and

other locations, considered necessary by the review board, shall be

provided in order to prevent erosion.

i. A landscape plan as per section 108- —

14-10. -
g.__Slope Measurement
a. Slope calculations shall be based on existing o>
natural grade prior to any grading,
excavation, or filling activity. -
h._Restricted Lot Requirements And _ Lots ';
Requiring A Buildable Area
a. Each lot or parcel of land meeting the " Tiaslope
definition of a "restricted lot" or that requires Slope = Bise. o

-
Run

a buildable area as defined by Section 101-

2 shall have an increased lot area and lot width as the lot or parcel slope percentage
increases, as determined from the tables in Section 108-14-12. Such lots shall also have
sufficient area for the buildings, setbacks, yards, septic tank and drain fields, wells and any
necessary cuts and fills, drainage facilities and stabilization areas.

b._Lots subject to this section shall also comply with the buildable area requirements of this
chapter. Compliance with minimum lot size tables alone shall not establish that a
lot contains a sufficient buildable area.
[
.. Streets And Roads

a. The County—City Engineer shall review and approve detailed engineering plans for all
streets and roads requiring cut and/or fill, on all lands with slopes of 25-15 percent or more,
prior to preliminary approval of the subdivision.

.  Excavation, Grading And Filling

a.  All excavation shall conform to the county City excavation ordinance (title 18 of this Code). No
extensive grading shall occur that detracts from the aesthetics and is detrimental to
the soils stability and erosion.No grading shall create slope instability, erosion hazards, or drainage
impacts. Grading shall be designed to follow natural contours to the extent
reasonably practicable and minimize unnecessary disturbance of hillside terrain.



https://weber.municipalcodeonline.com/book?type=ordinances&name=Sec_101-2-13_Lot_Definitions
https://weber.municipalcodeonline.com/book?type=ordinances&name=Sec_101-2-3_Bu_Definitions
https://weber.municipalcodeonline.com/book?type=ordinances&name=Chapter_101-2_Definitions
https://weber.municipalcodeonline.com/book?type=ordinances&name=Sec_108-14-12_Lot%3B_Size_Requirements
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No excavation shall be made with a cut face steeper in slope than 1% horizontal to one vertical,
except under the following conditions through a soils engineering report and grading plan, as
approved by the County Engineer.

That the material making up the slope of the excavation and the underlying earth material being
used is capable of standing on a steeper slope; or

An engineered retaining wall or other support is provided to support the face of the excavation.

An excavation, with a cut face flatter in slope than 12 horizontal to one vertical may be required if
the material in which the excavation is made is such that the flatter cut slope is necessary for
stability or safety.

No excavation shall be made close to the property line which may endanger any adjoining public or
private property or structures without supporting and protecting such property or structures from
settling, cracking or other damage which might result.

No cut slope shall exceed a height of 15 feet. The County Engineer may modify this requirement if
it determines erosion and visual impacts are mitigated as identified in the landscaping plan,
pursuant to Section 108-14-10.

No fill shall be made which creates any exposed surface steeper in slope than two horizontal to one
vertical, except where a retaining wall is provided for support or where the developer shows that
the strength characteristics of the material to be used in the fill are such as to produce a safe and
stable slope and that the areas on which the fill is to be placed are suitable to support the fill.

The County Engineer may require that the fill be constructed with an exposed surface flatter than
two horizontal to one vertical if such flatter surface is necessary for stability or safety.

Fill slopes shall not exceed 20 feet in height, however this may be modified by the County Engineer
with findings of extenuating circumstances.

Toes of fill slopes shall not be made nearer to a lot boundary than one-half the height of the fill,
but need not exceed 20 feet.

The natural ground surface shall be prepared to receive fill by removing organic material
noncomplying fill, and top soil, where natural slopes are five horizontal to one vertical or steeper,
the natural ground surface shall be prepared to receive fill by benching into sound bedrock or other
competent material.

No organic material shall be permitted in fills. No rock or similar irreducible material with a

maximum dimension greater than eight inches shall be buried or placed in fills within two feet of
the final grade.

Building foundations shall be set back from the top of slopes a minimum distance of five feet for all
cut slopes steeper than two horizontal to one vertical. No buildings shall be constructed on cut or
fill slopes steeper than two horizontal to one vertical.

k. Landscaping

a.

=
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For parcels, subdivisions, lots, roads and accesses within the construction boundaries that have
disturbed soil surfaces, a landscape plan shall be required. Such landscape plans shall be drawn in
conformance with the requirements specified in this chapter. The planting design should coordinate
with the existing vegetation and adapted fire resistant erosion control cover. A list of acceptable
vegetation is available from the USU Extension Office. Landscaping shall be an integral part of the
overall project design. All landscape plans submitted for approval shall contain the following
information:

The location, quantity, size and name (both botanical and common names) of all proposed plant
material. Plant symbols representing trees and shrubs shall be shown on the plan at 75 percent of
mature size. Plants and materials may include lawn, ground cover, trees, shrubs, and other live plant
materials. Landscaping may also include accessory decorative outdoor landscaping components
such as paved or decorated surfaces. Considerations should given to appearance, height, spread
growth rate, slope function and decreased maintenance when the phases are complete.

The location of existing buildings, structures, and trees on adjacent property within 20 feet of the
site. Where the adjacent trees are growing in native or natural clumps or groves such that showing
individual tree locations is impractical, canopy outlines are acceptable.



https://weber.municipalcodeonline.com/book?type=ordinances&name=Sec_108-14-10_Landscaping
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Existing and proposed grading of the site, indicating contours at a minimum of two-foot intervals.
Show any walls or retaining structures proposed, along with their respective elevations. Proposed
earth berming shall be indicated using one-foot contour intervals.

e. Water-efficient landscape watering system. This system shall indicate the locations and types of all
equipment, including sprinkler heads, areas to be served by drip emitters, control valves, quick-
coupling valves, backflow prevention devices, time clock or controller, lateral lines, and main lines.

f.  Pathways, walkways, and common access shall be considered in the landscaping design plan,

including plants and trees that should not interfere with the pedestrian's ability to view the
pathways to ensure safety.
g. Graded areas that are intended for development in a later phase shall be planted with annual
grasses.
h. A proposed schedule for implementing the landscape plan and for any replacement materials that
may need time to take hold shall be included in the landscaping plan.
Summary data table indicating the area of the site in the following classifications:
i._ Total area of the site.
ii._Total area and percentage of the site in landscape area.
Total area and percentage of the site in turf grass.

. Appeals
a. Except as allowed in subsection (b) of this section, an appeal of any written decision in the
application of this chapter shall be appealed processed in accordance with title 102, chapter 3
Board of Adjustment, of this Land Use Code.

b.  When a written decision provided under this chapter contains technical aspects, an applicant may
request the county city to assemble a panel of qualified professionals to serve as the appeal
authority for the sole purpose of determining those technical aspects.

State Law reference—Related provisions, U.C.A. 1953, § 17-27a-703(2).

¢. The technical aspects of the administration and interpretation of this chapter are decisions related

to:
i._ The acceptance or rejection of scope, technigues, methodology, conclusions or specific
types of information presented in a study or report;
ii.__The review and recommendation of an acceptable study or report for the land use
authority's consideration; or
ii. __The interpretation or application of any technical provisions of a study or report that is
required by this chapter.
d. Unless otherwise agreed by the applicant and county, if an applicant makes a request under this

subsection, the county shall assemble the panel consisting of:
i._One qualified professional designated by the county;
ii. _One qualified professional designated by the applicant; and
ii.__One gqualified professional chosen jointly by the county's designated qualified professional
and the applicant's designated qualified professional.
e. A member of the panel may not be associated with the application that is the subject of the
appeal.
f.  The applicant shall pay for one half the cost of the panel in addition to the county's appeal fee.
g. The panel shall be governed by the same appeal provisions of the board of adjustment provided in
title 102, chapter 3 Board of Adjustment, of this Land Use Code.
m. __Lot; Size Requirements
a.Pursuant to section 108-14-6, the following tables shall be used to determine the area and
width of a lot, parcel or tract of land that meets the definition of a "restricted lot.," or
1s required to contain a buildable area as defined in section 101-1-7:

TABLE 1. "RESTRICTED LOT" SIZE REQUIREMENTS
5,000 square foot minimum lot.




Average Square Lot Width
Percent . .

Feet Minimum
of Slope

Minimum
To 25 5,000 50
25—30- 6,500~ 65
31=35" 8,150 80-
36—40- 10,000~ 90-
41-andover (12,500 100-

6,000 square foot minimum lot.

Average Square_ Lot Width
Percent Feet_ Minimum
of Slobe Minimum

To 25 6,000 60
25—30- 7,800~ 80-
31=35 9,800~ 90-
36—40- 12,0600~ 100
41andover [15,000- 105




8,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum
of Slope Minimum

To 25 8,000 65
25—30- 10,200~ 95-
31—35 12,500~ 160~
36—40- 15;200- 110
41-andover (18;860 115

10,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum
of Slope mmum

To 25 10,000 80
25—360- 12,400~ 100~
31—35 15,000~ 110~
36—40- 18,000~ 120~
41-andover [22,0600- 125

15,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum
Minimum

of Slope
To 25 15,000 100
25—30- 18,000 110-




31—35- = 21,500 9 [1260
36—40- = [25,500- 9 130
4l-andover 306,750 9 [140

20,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum

of Slobe Minimum

To 25 20,000 110

25—30- 23,500~ 115
31—35 27,500~ 130
36—40- 32,000~ 145
41-andover [38,000- 155

25,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum

of Slobe Minimum

To 25 25,000 125

25—36- 28,700~ 135

31—35 33,000~ 145

36—40- 37,500~ 155
41-andover 43,750 165

40,000 square foot minimum lot.

Average Square Lot Width
Percent Minimum




of Slope Feet

Minimum
To 25 40,000 150
25—36- 46,000~ 165
31—35 52,500~ 180
36—46- 60,000~ 195
41-andover (70,000 216

43,560 square foot minimum lot.

Average Square_ Lot Width

Percent Feet Minimum
Minimum

of Slope

To 25 43,560 150

25—30- = [50,000-
31=35- = [57,000-
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TABLE 2. LOT SIZE REQUIREMENTS FOR LOTS WITH A REQUIRED "BUILDABLE AREA"
Non-Restricted Lots with Buildable Areas

15,000 square foot minimum lot.

Average Square_ Lot Width

Percent Feet Minimum
Minimum
of Slope

To25 = (15,000 (100




25—30- = [15;750- (166
31—35- = 17250- (110
36—40- = 19;500- (115
41-andover 22;,500- (126

20,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum
of Slobe Minimum

To 25 20,000 100
25—30- 20,800~ 100~
31—35 22,400~ 115
36—40- 24,800 125
41-andover- [28,000- 13




25,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum
of Slobe Minimum

To 25 25,000 125
25—30- 25,750 125
31=35" 27,250~ 135
36—40- 29,500~ 140~
41andover [32,500- 145

40,000 square foot minimum lot.

Average Square_ Lot Width
Percent Feet_ Minimum
of Slope Minimum

To 25 40,000 150
25—30- 41,200~ 150
31—35" 43,600~ 150
36—40- 47,200~ 160
4landover [52,000 176

43,560 square foot minimum lot.

Average Square_ Lot Width

Percent Feet Minimum
Minimum

of Slope

To 25 43,560 150

25—30- = 44,8000  [150°




[Scenic Corridors, Ridgelines, and Historical/Cultural Resources] The addition of
ridgeline development standards:

a._Ridge lines. The purpose of this Section is to protect prominent ridgelines and

the skyline views that define Ogden Valley City. Development near ridgelines

shall be designed to remain visually subordinate to the natural landscape and

shall not break or silhouette against the skyline when viewed from public

vantage points.

1. Development standards.

a._Structures shall be located below the crest of a prominent
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ridgeline whenever reasonably possible and shall not break

the skyline as viewed from any public vantage point.

Ridgeline areas visible as skyline features shall be

preserved in a predominantly natural state.

Development shall be sited and designed to minimize

|~
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visibility, including reducing height, stepping structures

with the terrain, and avoiding silhouetted rooflines.

Maximum building height in ridgeline areas shall not

exceed thirty feet (30"), measured from the lowest point of

finished or natural grade, unless a lower height is required

by the underlying zone.

Buildings shall follow natural contours and avoid tall

[

exposed downhill walls, long unbroken facades, or visually
dominant forms.

Exterior colors and materials shall be non-reflective and

earth-toned to blend with the surrounding landscape. White

may be used only as a minor accent.

Roofs, siding, glass, and metal surfaces shall be non-

reflective.



h._Native vegetation shall be preserved to the maximum extent

feasible. Landscaping and revegetation shall use native or

drought-tolerant plants to reduce visual impacts

The intent of these changes is to modernize and reorganize the S-1 zone so it’s easier to
understand and administer. These changes align the code with other code sections, such
as “Special Regulations” used elsewhere in Title 104, and replace conditional uses with
clear, standards-based permitted uses.

Affected Property Owners (Map Amendments)
This is a citywide amendment, affecting all properties located within the AV-3 Land Use
Zone. No map changes are proposed by these amendments.

Reviewing Documents
The draft ordinance/map changes are available for public review at:

e Online: www.ogdenvalley.gov/public-
meeting/planning-commission-public-
hearing-may-12-2026/

e In-Person: 7474 East 200 South, Huntsville
Mondays and Wednesdays 9am to 1pm
Thursdays 1pm to 5pm

Providing Comment
All interested parties are invited to attend the public hearing or submit written comments.
Written comments may be submitted prior to the hearing via:

« Email: planning@ogdenvalleyut.org



mailto:planning@ogdenvalleyut.org

e Mail: 7474 East 200 South, Huntsville, Utah 84317

ADA Accommodations
In compliance with the Americans with Disabilities Act, individuals needing special
accommodations during this meeting should notify Kay Hoogland, Council Member, at

847-404-7770 or by email at khoogland@ogdenvalleyut.org at least 24 hours prior to the
hearing.


mailto:khoogland@ogdenvalleyut.org

Chapter 104-28 Ogden Valley Sensitive Lands Overlay Zone

Sec 104-28-1 Purpose And Intent

Sec 104-28-2 Stream Corridors, Wetlands, And Shorelines

Sec 104-28-3 Important Wildlife Habitat Areas

Sec 104-28-4 Scenic Corridors, Ridgelines, And Historical/Cultural Resources
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Sec 104-28-1 Purpose And Intent
a. Asdirected by the Ogden Valley general plan, the purpose and intent of this chapter
is to identify and coordinate the application of natural and scenic resource
protection guidelines and standards; protect the health, welfare, and safety of eur
Ogden Valley City citizens; and minimize the potential degradation of natural and
humanmade human-made resources by identifying the cumulative impact on
known sensitive areas. This chapter is specifically applicable to new land uses, new
structures, and new land development (including amendments to existing

developments) in Ogden Valley. This—chapter-deseribes-mitigation—methods-that
may—either—be—required—or—recommended—These mitigation methods apply

specifically to new land uses, new structures and new land development (including
amendments to existing developments). This chapter will apply to all zoning
designations in the Ogden Valley.

b. It is intended that the proposed development can be accomplished without
substantial interference with or significant adverse effects upon identified sensitive
or unique natural or ecological features, important wildlife habitats, or cultural and

historic resources.



Ogden Valley Sensiti\-le Lands Important Wildlife Habltat

c. The Ogden Valley Sensitive Lands Maps are available from the City Office.

Ogden Valley Sensitive Lands Stream Corridors.
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Ogd:n Valle; Sensitive Lands Scenic Corridors

Sec 104-28-2 Stream Corridors, Wetlands, And Shorelines



Reports. At the request of the cityeeunty, an approved jurisdictional wetland
delineation report and concurrence report from the United State Army Corps of
Engineers shall be required.

Development standards.

1. Setbacks. Ne-structure—aceessory-structure,road,—or parking-area—shall-be
built-within-the required-setback-from-arivererstream No building, dwelling,

or permanent non-agricultural structure, road, or parking area shall be built within
the required setback from a river or stream as measured from the high water
mark of the river or stream. The high water mark shall be determined by the
Gity-city engineer. The areas within the setback shall be maintained in a
manner that protects the quality of water in the river or stream and the
habitat of native vegetation and wildlife along the river or stream._Normal
agricultural infrastructure including lawful irrigation facilities, livestock water
systems, stream crossings for agricultural use, conservation improvements,
fences, and similar agricultural features shall be permitted provided they do not
materially alter stream flow, habitat or stream banks.

a. Structures, accessory structures, roads, or parking areas shall not
be developed or locatted within 100 feet on both sides of the North
Fork, South Fork, and Middle Fork of the Ogden River, from the
high water mark of the river.

b. Structures, accessory structures, roads, or parking areas shall not
be developed or located within 75 feet on both sides of year-round
streams, as determined from the high water mark of the stream.

c. Structures, accessory structures, roads, or parking areas shall not
be developed or located within 50 feet from the high water mark of
a natural ephemeral stream.

d. Structures, accessory structures, roads, or parking areas shall not
be developed or located within 100 feet on all sides of Pineview
Reservoir, as determined from the high water mark of Pineview

Reservoir.
2. Exceptions.

a. Bridges or stream alterations approved by the Army Corps of
Engineers and state department of natural resources, division of
water rights.

b. Trails built in conformance to ehapterChapter 40, Ogden Valley
Pathways, of the Land Use Code.



e-c.All existing structures, accessory structures, roads, or parking
areas prior to the adoption of Ordinance No. 2005-19 River and
Stream Corridor Setbacks.

e-d.Structures, accessory structures, roads, or parking areas proposed
on a lot with a designated buildable area, building envelope, or
river or stream corridor setback shown on the recorded
subdivision plat, recorded prior to January 1, 2006.

3. Stream flow. No work of any kind shall be allowed in a stream corridor or any
change that would alter the flow of a stream without a stream channel
alteration permit and/or an approved water right from the state department
of natural resources, division of water rights.

. Preserving important wildlife habitat

and preventing its fragmentation are key priorities for Ogden Valley City. When

new residential or commercial development is proposed within important wildlife

habitat areas, mitigation methods shall be designed and implemented, such as those
listed below:

1. Development standards.

a. Limitations in areas of wildlife habitat as shown on the Ogden Valley

Sensitive Lands Wildlife Map. All development subject to this

subsection shall incorporate the following principles in establishing

the limits of disturbance and siting of buildings, structures, roads,

trails, and other similar facilities to protect important wildlife habitat

areas and their functions: Wildlife movement is facilitated across
areas dominated by human activities by:

1. Maintaining connectivity between open space parcels on
adjacent and near-by parcels and subdivisions such that
the result will be a larger contiguous area of open space;

2. Locating roads and development away from natural travel
corridors used by wildlife, such as riparian areas;



3. Minimizing fencing types that inhibit the movement of big
game species. Use of fencing within subdivisions or
boundaries of subdivisions, commercial, industrial or
multifamily development shall be minimized;

4. Minimizing the visual contrast between human-dominated
areas, including individual lots, and less disturbed terrain
in surrounding areas, for example, by retaining or planting
native vegetation and trees around a house or accessory
building and maintaining consistent grading between
developed and natural areas.

2. Mimic features of the local natural landscape in developed areas by:

a. Retaining as much pre-development, high quality habitat as possible,
including large patches of natural, vegetated areas that have not yet
been fragmented by roads or residential development;

b. Minimizing levels of disturbance to trees, the under-story vegetation,
and other structural landscape features during construction;

c. Designing house lots in a fashion consistent with local natural
habitats, for example, by preserving and landscaping with natural,
native vegetation,

d. Reclaiming disturbed areas, such as degraded landscapes, roadsides,
and other infrastructure disturbances by using seed and other
selective plantings.

b. When development occurs in mapped important wildlife habitat areas, the state

division of wildlife resources (DWR) may provide written recommendations. These

recommendations must be considered and the property owner is required to review
and implement the recommendations.

{ord-of1956,§43-3)
Sec 104-28-4 Hillside Development



a. Hillsides of the Ogden Valley.
a. All parcels, subdivision lots, roads and accesses, where the natural terrain
has average slopes at or exceeding 25 15% percent shall be reviewed as part
of an application request for a land use permit and building permit. Slopes-of
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b. Location of structures
a. All Structures shall be located on portions of a parcel with slopes less
than twenty-six (26%) where such areas exist.
b. Where a legally created lot contains land with slopes less than twenty six percent
(26%), development shall occur within those areas unless a licensed
geotechnical engineer demonstrates an alternative location is necessary to
address safety, drainage, or environmental constraints.
c. Existing lots without compliant buildable area
a. Where a legally created lot does not contain areas with slopes less than twenty
six percent (26%), development may occur on slopes up to thirty (30%) where:
b. 1 Alicensed geotechnical engineer certifies slope stability
2 Erosion and drainage impacts can be mitigated
3 Safe access can be provided
4 Utilities and wastewater systems can be safely accommodated
c. Development on slopes exceeding twenty six (26%) shall only be allowed where
a licensed geotechnical engineer certifies the site can be safely developed and
impacts mitigated.
d. Future subdivision standards
a. Subdivision shall not create new lots lacking a buildable area with slopes less
than twenty five percent (25%).
b. Buildable area shall mean contiguous land suitable for:
c. 1 Structures
2 Required setbacks
3 Access
4 Utilities
5 Wastewater systems where applicable
d. Cluster subdivision or density transfer may be used to comply with this
requirement.
e. Protection of existing lots
a. Nothing in this section shall prohibit development of a legally vested lot existing
prior to adoption of this chapter, provided engineering mitigation is used
where required.




f.

b.

The Planning Division shall not issue any land use permits, and the Building

Official shall not issue any building permits, until detailed plans and engineered
drawings have been reviewed for compliance with this chapter. Any condition
attached to an approval shall be a condition required with the issuance of land
use permit. Other circumstances may warrant a review as found in Title 108,
Chapter 22 Natural Hazard Areas.

Procedure

g.

a.

Where this chapter is applicable, plans of a proposed development, and any

relevant information regarding building and excavation of the site, are to

be submitted with a development application. Information shall include, but not
be limited to the following:

Detailed engineering plans and profiles for retaining wall, cuts, filling

and/or excavating of land.
Proof of wet water and proof of health department approval of waste water

management
Site plan with two-foot contours or less.

Cross sections of improvements.

Retaining wall designs with engineers stamp (if applicable).

o | o |

Geotechnical report (site-specific for structures) and, if applicable, verification of

compliance with the requirements of title 108, chapter 22 Natural Hazard Areas.
Other studies and/or information deemed necessary by the members of the

board. Additional studies may be required only where reasonably necessary to
evaluate compliance with specific standards of this chapter. Such requests shall
be based on identifiable site conditions and shall identify the specific standard
being evaluated.

Utah pollution discharge elimination system (UPDES) permit with stormwater

pollution prevention plan (SWPPP) shall be required at the time of application.
Erosion control landscaping on cuts, fills and other locations, considered
necessary by the review board, shall be provided in order to prevent erosion.
A landscape plan as per section 108-

Slope Measurement

14-10. om

a.

Slope calculations shall be based on -

existing natural grade prior to any
grading, excavation, or filling activity.
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h.

Restricted Lot Requirements And Lots Requiring A Buildable Area

a.

Each lot or parcel of land meeting the definition of a "restricted lot" or that requires

a buildable area as defined by Section 101-2 shall have an increased lot area and
lot width as the lot or parcel slope percentage increases, as determined from the
tables in Section 108-14-12. Such lots shall also have sufficient area for the
buildings, setbacks, yards, septic tank and drain fields, wells and any necessary
cuts and fills, drainage facilities and stabilization areas.

Lots subiject to this section shall also comply with the buildable area requirements

of this chapter. Compliance with minimum lot size tables alone shall
not establish that a lot contains a sufficient buildable area.

Streets And Roads

a.

The Gountyc-City Engineer shall review and approve detailed engineering plans

for all streets and roads requiring cut and/or fill, on all lands with slopes
of 25 percent or more, prior to preliminary approval of the subdivision.

Excavation, Grading And Filling

a.

All excavation shall conform to the eeunty City excavation ordinance (title 18 of

this Code). No extensive grading shall occur that detracts from

the aesthetics and is detrimental to the soils stability and erosion.No grading
shall create slope instability, erosion hazards, or drainage impacts. Grading shall
be designed to follow natural contours to the extent reasonably practicable and
minimize unnecessary disturbance of hillside terrain.

No excavation shall be made with a cut face steeper in slope than 1'% horizontal

to one vertical, except under the following conditions through a soils engineering
report and grading plan, as approved by the County-City Engineer.
That the material making up the slope of the excavation and the underlying earth

material being used is capable of standing on a steeper slope; or
An engineered retaining wall or other support is provided to support the face of

the excavation.
An excavation, with a cut face flatter in slope than 1% horizontal to one vertical

may be required if the material in which the excavation is made is such that the
flatter cut slope is necessary for stability or safety.
No excavation shall be made close to the property line which may endanger any

adjoining public or private property or structures without supporting and
protecting such property or structures from settling, cracking or other damage
which might result.

No cut slope shall exceed a height of 15 feet. The Geunty-City Engineer

may modify this requirement if it determines erosion and visual impacts are
mitigated as identified in the landscaping plan, pursuant to Section 108-14-10.
No fill shall be made which creates any exposed surface steeper in slope than

two horizontal to one vertical, except where a retaining wall is provided for
support or where the developer shows that the strength characteristics of the
material to be used in the fill are such as to produce a safe and stable slope and
that the areas on which the fill is to be placed are suitable to support the fill.

The County-City Engineer may require that the fill be constructed with an

exposed surface flatter than two horizontal to one vertical if such flatter surface is
necessary for stability or safety.
Fill slopes shall not exceed 20 feet in height, however this may be modified by

the County-City Engineer with findings of extenuating circumstances.
Toes of fill slopes shall not be made nearer to a lot boundary than one-half the

height of the fill, but need not exceed 20 feet.




The natural ground surface shall be prepared to receive fill by removing organic

material noncomplying fill, and top soil, where natural slopes are five horizontal to
one vertical or steeper, the natural ground surface shall be prepared to receive fill
by benching into sound bedrock or other competent material.

No organic material shall be permitted in fills. No rock or similar irreducible

material with a maximum dimension greater than eight inches shall be buried or
placed in fills within two feet of the final grade.
Building foundations shall be set back from the top of slopes a minimum distance

of five feet for all cut slopes steeper than two horizontal to one vertical. No
buildings shall be constructed on cut or fill slopes steeper than two horizontal to
one vertical.

k. Landscaping

a.

For parcels, subdivisions, lots, roads and accesses within the construction

boundaries that have disturbed soil surfaces, a landscape plan shall be required.
Such landscape plans shall be drawn in conformance with the requirements
specified in this chapter. The planting design should coordinate with the existing
vegetation and adapted fire resistant erosion control cover. A list of acceptable
vegetation is available from the USU Extension Office. Landscaping shall be an
integral part of the overall project design. All landscape plans submitted for
approval shall contain the following information:

The location, quantity, size and name (both botanical and common names) of all

proposed plant material. Plant symbols representing trees and shrubs shall be
shown on the plan at 75 percent of mature size. Plants and materials may
include lawn, ground cover, trees, shrubs, and other live plant materials.
Landscaping may also include accessory decorative outdoor landscaping
components such as paved or decorated surfaces. Considerations

should given to appearance, height, spread growth rate, slope function and
decreased maintenance when the phases are complete.

The location of existing buildings, structures, and trees on adjacent property

within 20 feet of the site. Where the adjacent trees are growing in native or
natural clumps or groves such that showing individual tree locations is
impractical, canopy outlines are acceptable.

Existing and proposed grading of the site, indicating contours at a minimum of

two-foot intervals. Show any walls or retaining structures proposed, along with
their respective elevations. Proposed earth berming shall be indicated using one-
foot contour intervals.

Water-efficient landscape watering system. This system shall indicate the

locations and types of all equipment, including sprinkler heads, areas to be
served by drip emitters, control valves, quick-coupling valves, backflow
prevention devices, time clock or controller, lateral lines, and main lines.
Pathways, walkways, and common access shall be considered in the

landscaping design plan, including plants and trees that should not interfere with
the pedestrian's ability to view the pathways to ensure safety.
Graded areas that are intended for development in a later phase shall be planted

with annual grasses.
A proposed schedule for implementing the landscape plan and for any

replacement materials that may need time to take hold shall be included in the
landscaping plan.
Summary data table indicating the area of the site in the following classifications:

i. Total area of the site.
i. Total area and percentage of the site in landscape area.




i. Total area and percentage of the site in turf grass.

I Appeals

a.

Except as allowed in subsection (b) of this section, an appeal of any written

decision in the application of this chapter shall be appealed processed in
accordance with title 102, chapter 3 Board of Adjustment, of this Land Use
Code.

When a written decision provided under this chapter contains technical aspects,

an applicant may request the county-city to assemble a panel of qualified
professionals to serve as the appeal authority for the sole purpose
of determining those technical aspects.

State Law reference—Related provisions, U.C.A. 1953, § 17-27a-703(2).
The technical aspects of the administration and interpretation of this chapter are

decisions related to:
i. _The acceptance or rejection of scope,
techniques, methodology, conclusions or specific types of information
presented in a study or report;
i. The review and recommendation of an acceptable study or report for the
land use authority's consideration; or
i. The interpretation or application of any technical provisions of a study or
report that is required by this chapter.
Unless otherwise agreed by the applicant and eeuntycity, if an applicant makes a

request under this subsection, the county-city shall assemble the panel
consisting of:
i. _One qualified professional designated by the esuntycity;
i. One qualified professional designated by the applicant; and
i. _One qualified professional chosen jointly by the eounty's—city’s designated
qualified professional and the applicant's designated qualified

professional.
A member of the panel may not be associated with the application that is the

subject of the appeal.
The applicant shall pay for one half the cost of the panel in addition to the

county's-city’s appeal fee.
The panel shall be governed by the same appeal provisions of the board of

adjustment provided in title 102, chapter 3 Board of Adjustment, of this Land Use
Code.

m. Lot; Size Requirements

a.

Pursuant to section 108-14-6, the following tables shall be used to determine the

area and width of a lot, parcel or tract of land that meets the definition of a
"restricted lot," or is required to contain a buildable area as defined in section 101-
1-7:

TABLE 1. "RESTRICTED LOT" SIZE REQUIREMENTS
5,000 square foot minimum lot.

Average Square ILot Width
Percent Feet Minimum
of Slope_ Minimum

To 25 5,000 50




2530 l6.500- l65-
e 18:450- 2o
36—40 140000~ 90
opdover 200 oo
6,000 square foot minimum lot.
Average Square_ Lot Width
Percent Feet Minimum
of Slope Minimum
To25 6000 |60
25—30- 7:800- 80-
31—36 9,800 90
36—40 12,000 100
endeover HELOO Fos-




8,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum

of Slope Minimum
To 25 ,000 65
25—30- 10200 05
31—35- 12.500- 100-
36—40- 15.200- 110-
41-and-over [18,800- 1145

10,000 square foot minimum lot.
Average Square ILot Width
Percent Feet Minimum
of Slope Minimum
To 25 10,000 80
25—30- 12.400- 100-
31—35- 15,000- 110-
36—40- 18.-000- 1-20-
441-and-over [22.000- 125

15,000 square foot minimum lot.
Average Square ILot Width
Percent Feet Minimum
of Slope Minimum
To 25 15,000 100
25—30- 18,000- 110-
31—35- 21.500- 120
36—40- 25.-500- 1-30-
441-and-over- [30,750- 140-

20,000 square foot minimum lot.
Average Square  [Lot Width
Percent Feet Minimum

of Slope Minimum




To 25 20,000 110

25—30 23,5000 M5
31—3s 275000 {130
36—40 32,000 {145

25,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum

of Slope Minimum

To 25 25000  [125
2530 28700 {35
31—35 33000 {45
3640 37500 |55

41 and-over 43,750 165

40,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum

of Slope Minimum

To25 40,000 150
2530 46000 [165
31—35 52;500- 180-
3640 60000 195

41-and-over [70;000-  [210-

43,560 square foot minimum lot.

Average Square ILot Width
Percent Feet Minimum
of Slope Minimum

To 25 43.560 150




36—40- (650000 195

41 andover 75500  [210-

TABLE 2. LOT SIZE REQUIREMENTS FOR LOTS WITH A REQUIRED "BUILDABLE
AREA"
Non-Restricted Lots with Buildable Areas

15,000 square foot minimum lot.

Average Square ILot Width
Percent Feet Minimum
of Slope Minimum

To 25 15,000 100
25—30- 15750 100-
31—35- 17.250- 110-
36—40- 19.500- 115-

20,000 square foot minimum lot.

Average Square ILot Width
Percent Feet Minimum

of Slope Minimum

To 25 20,000 [100
2530 26800 1100
3135 22400 |15
3640 24800 125

§
%




25,000 square foot minimum lot.

Average Square Lot Width
Percent Feet Minimum
of Slope Minimum
To 25 (25,000 12
25—30- 25.750- 125
31—35- 27.250- 135
36—40- 129.500- 140-
41-and-over [32,500- 145-
40,000 square foot minimum lot.
Average Square ILot Width
Percent Feet Minimum
of Slope Minimum
To 25 40,000 150
25—30- 41,200- 150-
31—35- 43.600- 150-
36—40- 47-200- 1-60-
41-and-over- [52,000- 170-
43,560 square foot minimum lot.
Average Square lLot Width
Percent Feet Minimum
of Slope Minimum
To 25 43560 |50
25—30- 44.800- 150-
31—35- 47.400- 160-
36—40- 54-300- 1-70-
441-and-over- (56.500- 180-

Scenic Corridors, Ridgelines, And Historical/Cultural Resources

esSec 104-28-5



an. Scenic corridors of the Ogden Valley.

1. Applicability to property within corridor areas. As directed by the general
plan, the regulations contained in this subsection shall apply to all new
commercial, industrial and residential structures on lots adjacent to or
within 100 feet of the nearest right-of-way of scenic corridors in the Ogden
Valley including:

a. Highway 39. All of Highway 39 beginning at the Pineview
Reservoir Spillway and ending at Weber County Road 10. the

, , bfos] . lusion of i

] } " " L existi ol .
b. Highway 166. All of Highway 166 except from the 1900 N. and 550

E. intersection to the junction with Highway 162. Also the road
from the "Y" east to the junction with 5500 E. is excluded.

c. Highway 162. All of Highway 162 except from its intersection with
Highway 158 north to the Wolf Mountain turnoff, and that portion
abutting commercial lots in Liberty.

d. Highway 158. All of Highway 158 from the Pineview Reservoir
Spillway to 5100 E. the"¥Y—inEden.

2. Development standards.

a. Access/traffic. Access points and driveways connecting directly to
the scenic corridor roadways shall be minimized. Shared/common
driveways between adjoining projects shall be encouraged.

b. Fencing. Within the delineated boundaries of the scenic corridors,
fences, except agricultural or stock fences, shall be of one of the
following styles although commercial, manufacturing, and
multifamily uses shall be compatible with requirements of chapter
18C, Ogden Valley Architectural, Landscaping and Screening
Ordinance:

1. Wooden rail;

2. Architecturally compatible solid wood and natural or
cultured stone; or

3. Various forms of embossed steel or vinyl fencing that
may be approved by the Ogden Valley planning
commission upon submittal of sample material with the
site plans. Chainlink fencing shall not be permitted.

a. Ridge lines. The purpose of this Section is to protect prominent ridgelines and the
skyline views that define Ogden Valley City. Development near ridgelines shall be




designed to remain visually subordinate to the natural landscape and shall not
break or silhouette against the skyline when viewed from public vantage points.

a—.b_ e tentoO REeSeProv o1l O-ChiStuie triat Geveiropinent1iea SiSio RES101e1

1. Developmentsstandards.

a. Structures shall be located below the crest of a prominent ridgeline
whenever reasonably possible and shall not break the skyline as

viewed from any public vantage point.
b. Ridgeline areas visible as skyline features shall be preserved in a

predominantly natural state.

c. Development shall be sited and designed to minimize visibility,
including reducing height, stepping structures with the terrain,

and avoiding silhouetted rooflines.

d. Maximum building height in ridgeline areas shall not exceed
thirty feet (30'), measured from the lowest point of finished or
natural grade, unless a lower height is required by the underlying
zone.

e. Buildings shall follow natural contours and avoid tall exposed

downbhill walls, long unbroken fagades, or visually dominant
forms.

f. Exterior colors and materials shall be non-reflective and earth-
toned to blend with the surrounding landscape. White may be

used only as a minor accent.
dg. Roofs, siding, glass, and metal surfaces shall be non-reflective.

h. Native vegetation shall be preserved to the maximum extent
feasible. Landscaping and revegetation shall use native or
drought-tolerant plants to reduce visual impacts




. ials. and varied roof lines Aland lanshallal
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42 Methods to reduce scenic quality impact.

a. Revegetation and reforestation to include the utilization of native
or similar horticultural material and assurance that any such
revegetation or reforestation will be completed during the first
planting season after construction of required improvements, and
maintained thereafter.

b. Removing and stockpiling topsoil prior to any construction
grading or excavation and replacement for post-construction
revegetation.

c. Location and installation of utilities in such a way that will cause
the least damage to the natural environment.

d. Review of road system impact on scenic quality.

2 3. Historic, prehistoric, and cultural resources.

a. All development proposals shall identify, preserve and promote
any sites and structures determined to have historical or
archaeological significance to the community, the region, or the
state. This includes properties eligible for the National Register of
Historic Places. Specific locations identified in the general plan as
historical/cultural sites include, but are not limited to the
Blacksmith Shop, Charde Property, Rhodes Property, Brick Kilns,
and the Monastery.
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