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The purpose of this plan, pursuant to UCA §17-27a-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, 

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 community’s vision 
and, given that vision, reimagine various alternatives for 
the Valley’s future. The Ogden Valley Vision Document, 
published in May 2015 and included in the Plan 
Study Appendix, documents the community’s 
current vision for the future of the Valley. The 
County held several workshops and open houses to 
flesh out residents’ “big ideas” for the Valley’s future. 
After 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 10–20 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 level—
for example, a site plan for a commercial building or a 
trailhead or other recreation improvement—it 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 ordinances and 
County programs.
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The abundant open space, small-town feel, 
proximity to Ogden City’s services, and diverse 
recreational opportunities are a few of the things that 
make Ogden Valley one of Utah’s most 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: GENERAL PLAN PROJECT AREA

http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
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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 unbridle the 
community’s imagination about the future in 
order to challenge the perceptions of the past. 

in addition to clarifying the community’s vision for 
the 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 used to 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.

CREATING THE PLAN THROUGH PUBLIC INVOLVEMENT

Photo Credit of Dana Rimington

1,000+ participants engaged
throughout the Plan process

Photo Credit of Dana Rimington

Figure 1: Public Involvement Process

http://www.ValleyPlan.com
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The Ogden Valley General Plan is organized into two 
documents—the General Plan and the Plan Study 
Appendix. The General Plan document, which contains 
the vision, goals, principles, and implementation 
strategies for the Plan, consists of an introduction and 
seven Plan elements, each of which addresses an aspect 
of planning for the future of the Valley. The Plan Study 
Appendix contains the interim project work products, 
public involvement summaries, statistical information, 
and data supporting the development of the General 
Plan. It also includes, by specific reference herein, past 
planning efforts.

During the General Plan update process, Weber County 
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 of Valley residents. The seven elements of this 
Plan address and incorporate the vision and desired 
outcomes 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 community’s vision. Provided with each recommended principle are implementation actions 
proposed to achieve the desired outcomes. 

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

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

Implementation describes the strategies and actions the County 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 County Commission 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, it does not mean it shouldn’t be considered to achieve 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.

How were the Draft Plan Principles and 
supporting projects developed? Through: 

1. Hundreds of conversations during the
14-month planning process, including sever-
al online surveys.

2. A diverse Citizen Advisory Committee and
advice from County departments and Valley
organizations.

3. County Commission and Planning Commis-
sion guidance.

4. Ideas advanced from past adopted plans.

USING THE GENERAL PLAN

Hint: if a word is underlined in green in this document, its 
definition is included in  Appendix A: Glossary of Terms. 
You can click on the word to open Appendix A. 

http://valleyplan.com/wp-content/uploads/2015/10/OVGP-Plan-Study.pdf
http://valleyplan.com/wp-content/uploads/2015/10/OVGP-Plan-Study.pdf
http://valleyplan.com/wp-content/uploads/2015/10/OVGP-Plan-Study-Glossary.pdf
http://valleyplan.com/wp-content/uploads/2015/10/OVGP-Plan-Study-Glossary.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=47
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=47
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Vision: The rural character of Ogden Valley is defined by its open fields, agricultural lands, stands 
of trees, peace and quiet, dark skies, clean air and water, abundant wildlife, and small villages; by 
Pineview 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 Ogden 
Valley planning area, Weber County will promote and encourage unique and functional design in 
new developments, public spaces, and streetscapes to create a visible character distinct to 
Ogden Valley that enhances the Valley’s character.

PRESENT AND FUTURE CONDITIONS

2. COMMUNITY CHARACTER

Residents feel 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 Valley’s character.

Gateways and Viewsheds
Ogden Valley’s natural setting 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 Valley’s rural 
character includes 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 unduly 
compromise these views. Gateway areas can also 
buffer the transition of land uses from open spaces at 
the gateways to more developed areas.
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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 agricultural 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 animals. 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 and Ogden Canyon residents value the 
clean air of the Plan area. 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.

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 
currently an ongoing Ogden Valley Hydrogeology Study 
being conducted by Utah Geological Survey. Anticipated 
completion date is summer 2017. Please refer to the 
Utilities and Public Services element for more information 
regarding water quantity and quality in Ogden Valley. 

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 Park became the world’s 21st 
International Dark 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 
Valley’s rural heritage and distinct natural beauty.

Figure 2: A range of character defining features in Ogden Valley. 
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Ogden Canyon
Ogden Canyon is the route for State Route 39 from 
Ogden to the Ogden Valley. The history and 
environmental, aesthetic, and recreational aspects of 
Ogden Canyon make it a special place to the people 
who live there, and an important recreational 
destination for visitors. 

“Ogden Canyon is rugged and narrow throughout much 
of its length. In a number of spots, the canyon widens 
out and residential areas have been developed. Many 
residential homes have been constructed along the 
river, with several constructed higher on the mountain 
away from the river. These residential areas began as 
summer residences and over the years some have 
been upgraded and made into year-round residences. 
Some of these areas were centered around resorts and 
lodges, such as the Hermitage and the Idlewild.

There are currently seven distinct neighborhoods in 
Ogden Canyon: Peery Camp, Fairmont Subdivision, The 
Cobbles (historically known as Lewis Grove), The 
Hermitage, Valhalla, Wildwood, and Idlewild. These 
neighborhoods each have bridges across the Ogden 
River to access the small communities. Some of the 
residents have held the land in their family for over 100 
years and live there year-round, while others are 
vacation homes owned by people who live most of the 
year outside the Canyon.”1

1 Utah Department of Transportation, Ogden Canyon 
Transpor-tation Use Study Phase i Report, September 2015

Historic Preservation 
Ogden Valley has a rich cultural heritage. Several areas 
within the Valley have played important roles in the 
early development of Weber County and the State of 
Utah. Today, the Valley’s history and cultural resources 
continue to contribute to the Valley’s 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 
Places in the planning area. Identifying and preserving 
historical and cultural resources is an important County 
objective. Valley residents have identified several 
possible historical and cultural sites including, but not 
limited to:

The Blacksmith Shop
Chard property
Rhodes property
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 destination2. 

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 Canyon contribute 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 I Report, September 2015
3 The U.S. National Park Service offers examples of cultural land-
scapes as follows: “Examples of cultural landscapes range from a 
small homestead to a formally designed estate, a country road to a 
scenic parkway, a school yard to an industrial complex, and a farm-
stead to a civil war battlefield.”
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GOALS, PRINCIPLES, AND IMPLEMENTATION

Gateways and Viewsheds Goal 1: A goal of Weber County 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 Weber County is to protect the Valley’s sense of 
openness and rural character.

Gateways and Viewsheds Principle 2.1: Encourage the 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: Encourage creative development designs that 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 County 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 (5.25 acres and larger).

Gateways and Viewsheds Implementation 2.2.3: Weber County 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: Revise County 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 
signage and public art in public spaces throughout 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.

http://valleyplan.com/wp-content/uploads/2015/10/OVGP-Plan-Study-Glossary.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=4
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=48
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
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Gateways and Viewsheds Goal 3: A goal of Weber County is to protect key viewsheds 
throughout the Valley.

Gateways and Viewsheds Principle 3.1: Protect viewsheds throughout 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 visual quality of the Valley’s viewsheds. Ensure that all development minimizes site 
disturbance and lot coverage and requires effective site restoration, revegetation, and weed control.

Gateways and Viewsheds Implementation 3.2.1: Strengthen County 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 County is to protect the Valley’s air and 
water quality. (See 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. 

Dark Sky Preservation Goal 1: A goal of Weber County is to protect the night sky in order 
to preserve the Valley’s rural character and heritage.

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 as the world’s 21st 
international Dark Sky Park, 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 West1 communities; identify possible 
updates.

Ogden Canyon Goal 1: A goal of Weber County is to, in harmony with existing residential uses, 
protect the historical, natural, and recreational resources in Ogden Canyon.

Ogden Canyon Principle 1.1: in harmony with existing residential uses, support the development and 
improvement of recreational amenities in Ogden Canyon, such as trails, hiking and climbing routes, 
access to the Ogden River, and public facilities like restrooms and picnic areas.

Ogden Canyon Implementation 1.1.1: Support creation of the Ogden Canyon Trail. 

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, Sun Valley, Steamboat Springs, Aspen, Telluride etc.

http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50


9

Ogden Canyon Principle 1.2: Protect the unique historical, geological, and recreational features of Ogden 
Canyon. Protect the free flowing nature of the Ogden River and its channel and riparian areas.

Ogden Canyon Implementation 1.2.1: Work with UDOT and local landowners during the Ogden Canyon 
Transportation Use Study to protect the historical, geologic, natural and recreational resources of 
Ogden Canyon to the extent possible.

Ogden Canyon Implementation 1.2.2: Ensure that projects proposed for Ogden Canyon recognize its 
importance as a historical, recreational visitor destination, and Ogden River Scenic Byway, and protect 
the historic, cultural, recreational and natural resources of the Canyon. 

Historic Preservation Goal 1: A goal of Weber County is to preserve, promote, and 
enhance Ogden Valley’s authenticity, history, and heritage.

Historic Preservation Principle 1.1: Pursue opportunities that support the preservation of Ogden Valley’s 
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 compete with, the rural character of the Valley, as defined in the Community Character element 
vision statement.

PRESENT AND FUTURE CONDITIONS

This chapter examines historical and current patterns of 
land use and development, as well as growth trends, in 
Ogden Valley and describes the Valley’s preferred future 
patterns, as supported 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 the Valley and are among the Valley’s most 
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 beauty 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 4,468 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:

ZONE Acres Percent

Forestry, Shoreline, and Open Space 
zones (currently primarily undevel-
oped areas)

181,000 86%

Agricultural zones, including the 
Forest Valley zone

22,000 11%

Residential zones, including Forest 
Residential zones

2,300 1%

Recreation and Resort Zones, not 
including recreation and resort 
commercial

3,865 2%

Commercial and Manufacturing 
zones, including the commercial in 
recreation and resort zones

235 .11%

ZONE Acres Percent

Shoreline and Open Space zones: 5,900 19%

Agricultural zones, including the 
Forest Valley zone

22,000 72%

Residential zones, including Forest 
Residential zones

2,300 8%

Recreation and Resort Zones, not 
including recreation and resort com-
mercial

258 1%

Commercial and Manufacturing 
zones, including the commercial in 
recreation and resort zones

129 .4%

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:

Table 1: Current Ogden Valley Zoning Designations

Table 2: Ogden Valley Floor Zoning Designations

http://valleyplan.com/wp-content/uploads/2015/10/OVGP-Plan-Study.pdf
http://valleyplan.com/wp-content/uploads/2015/10/OVGP-Plan-Study-Glossary.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=47
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=48
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Growth Trends
Between 2000 and 2014, Ogden Valley’s population1

grew 18% from 5,8772 to 6,9673, while dwelling units 
grew 70% from 2,699 in 2010 to 4,642 in 2014. Based on 
historical growth rates, the population of Ogden Valley 
is expected to double from its 2010 population by 2032. 

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 suggests a 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 acres in 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 mountainous 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 

1 The United States Census defines population as “People at their 
usual residence, which is the place where they live and sleep most of 
the time.” Therefore, 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. Census Bureau, 2010 Population Demographics
3 U.S. Census Bureau, 2010-2014 American Community Survey 
5-Year Estimates

development constraints, a realistic maximum number 
would be much smaller. However, the Density Study 
also points out that perceived “capacity” constraints on 
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. Regardless of the actual number of 
potential new units, or the rate of development of 
authorized units, any realistic future development 
scenario will have significant implications for the 
built, natural, and social environments of Ogden 
Valley. 

Carrying Capacity
The Valley’s carrying capacity in terms of traffic, 
water supply, wastewater treatment, air quality, 
and recreation and commercial activity are all 
important considerations for practical limitations on 
growth and the maintenance of the quality of life in the 
Valley. Some feel that providing infrastructure and 
facilities before they are needed will induce demand 
and will stimulate growth prematurely. 

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 14 of the Plan Study Appendix.
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Others feel that not planning for services and facilities 
in anticipation of projected growth will result in system 
failures, such as roadway overload and adverse effects 
to water quality. Unlike other jurisdictions, Weber County 
is not the primary provider of water or sewer services in 
Ogden Valley. The County also does not have jurisdiction 
over the two main access routes and primary recreation 
attractions in the Valley. Weber County’s primary 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 Ogden Valley 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 

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. 
Residents believe that no additional development units 
should be granted. Many of 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 Plan’s objectives. in general, future land 
uses and patterns should be efficient and sustainable, 
should support a multimodal transportation 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 
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.”

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 
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GOALS, PRINCIPLES, AND IMPLEMENTATION

Land Use Goal 1: A goal of Weber County is to 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 1.1.1: Weber County will support the transfer of existing development rights 
(TDRs) as the primary means to increase densities in suitable project areas while proportionately 
decreasing density in other areas. incentives – such as reduced road cross sections and other cost-saving 
measures for master-planned developments – should be proposed to reduce development intensities 
and as the primary means to incentivize the purchase and transfer of development rights. Bonus density 
should be used sparingly, and only in the event minimal bonuses can be leveraged for significant and 
meaningful advancement of the goals and principles of this plan.  Development rights include residential 
(e.g. townhouses, single family detached units, etc.) and non-residential development rights (e.g. hotel 
units, accessory dwelling units, retirement center units, etc.).

Land Use Implementation 1.1.2: Amend the Weber County Land Use Code to minimize 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, nor will be available for transfer pursuant to a TDR program. 

Land Use Implementation 1.2.2: The sensitive lands map for Ogden Valley 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 Use Code to 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 as conservation easements, donations of development 
rights, voluntary downzoning, purchases of development rights, and land purchases. 

Land Use Implementation 1.3.1: Enhance and publicize Weber County and other organizations’ 
programs 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 
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exchange for meaningful voluntary reductions of development units. Such decreased infrastructure 
should be privately owned.

Land Use Implementation 1.3.3: Establish a coordinator’s position to promote and educate about 
conservation easements and other programs, such as TDR and PDR programs, to reduce development 
intensity.

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

Land Use Principle 1.4: Employ mechanisms such as TDRs to 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 1.4.2: Create a Transfer of Development Rights (TDR) Ordinance for the 
Ogden Valley planning area. The purposes of the TDR Ordinance would be to establish a process for 
reviewing and approving proposals to transfer development rights from the Agricultural Protection and 
Open Space Overlay areas to locations where additional development density could be more 
appropriate (receiving areas). The TDR Ordinance would establish standards for review and approval of 
each proposed TDR. Each TDR application would include information including, but not limited to: 
identification of the lands from which development units are proposed to be removed; identification of 
the land to which the development units would be moved; the number of development units and 
type(s) of development proposed; how water, sewer and other services would be provided; and 
other information specified by the ordinance. Standards for evaluation of the application would include 
such factors as detrimental or beneficial effects to both the sending and receiving properties; 
availability of roads and infrastructure; proximity of other development including town centers; the 
proposed uses and intensity of use; consistency with private covenants; compatibility with 
surrounding land uses and the extent to which the transfer advances the goals of the General Plan. 
The resort areas and villages are likely most suitable receiving areas for transferred development 
units.

Land Use Implementation 1.4.3: Foster the creation of a TDR market by exploring ways for 
developers to benefit from purchasing TDRs. Consider requiring TDRs for lodges, hotels, accessory 
dwelling units, accessory apartments, lockout rooms, etc.

Land Use Implementation 1.4.4: Enhance and publicize the County’s register of landowners willing to 
sell development units. Consider the potential for the transfer of development rights to be considered 
as a part of the process for acquisition of conservation easements with land trusts and other 
organizations that acquire conservation easements.

Land Use Implementation 1.4.5: 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 [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 Weber County 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 in conservation 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 
emphasis on areas disturbed by development.
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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 amenities1 and be designed in a manner that protects the 
valley’s character. Residential development should be centered around villages and town centers 
and designed to provide open spaces and efficient uses of the land. 

PRESENT AND FUTURE CONDITIONS 
Demographics
According to the 2017 American Community Survey 
(ACS), Ogden Valley had an approximate population of 
6,817 people in 2,433 households. As shown in Table 3, 
between 2000 and 2017, Ogden Valley’s population 
grew 15 percent from 5,877 to 6,817, but the average 
household size declined from 3.2 to 2.6 people per 
household. 

At the time of this plan’s adoption in 2016, the 2014 ACS 
reported an Ogden Valley population of 6,967, with a 
2000 to 2014 population growth of 18% and an average 
household size of 3.0 people per household. The 
decrease between the 2014 data and the 2017 data 
may be the result of significant margins of error due to 
the relatively small population size. However, it may be 
possible that the Ogden Valley has lost population 
since 2014, as generally corroborated by the 
continually decreasing average household size over 
the last 17 years and the relatively flat rate of growth in 

1 Community amenities include parks, trails, playgrounds, open space, centers, courts, public golf courses, public art, etc. 

the number of households between 2012 and 2017. A 
review of the annual rate of growth from the 2009 to 
2017 ACS data suggests that despite the alleged 
decrease in population from 2014 to 2017, there 
remains a positive 0.88 percent annual population 
growth rate valley-wide. This is well below the 
countywide annual growth rate of 1.31 percent over the 
same period, as shown in Figure 3.  

Figure 5 shows the 2024 projection of each census 
designated place within the Ogden Valley as 
compared to the entire Ogden Valley Planning Area. 
Figure 6 shows the recent annual rate of population 
growth; broken out by owner and rental occupancy 
and compared with the total of Ogden Valley and 
Weber County.   Map 6 illustrates the boundary of each 
census-designated-place as well as the Ogden Valley 
Planning Area boundary.   

Table 3: Population, Number of Households, and Household Size by Year. 

2000 2009 2010 2011 2012 2013 2014 2015 2016 2017 2024 
Projected 

Population 5,877 7,157 6,169 6,220 6,904 7,003 7,197 7,027 7,138 6,817 7,481 

Households 
No 

Data 2,323 2,018 2,112 2,459 2,400 2,490 2,487 2,581 2,433 2,901 

Household Size 3.18 3.02 2.93 2.94 2.80 2.91 2.88 2.81 2.75 2.78 2.61 

https://www.bigskyutah.com/images/ogden-valley-real-estate-pineview-pano.jpg 
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Between 2009 and 2017, the number of households 
with children under 18 decreased, while the number of 
households with those over 65 increased. In fact, in 
2017 the population over 55 comprised approximately 
40 percent of the total population. 
These trends suggest two things. 
First, Ogden Valley is developing 
as a lifestyle community with an 
aging population. Second, young 
families are not moving to the 
valley, are moving out of the 
valley, or both. While Ogden 
Valley remains an attractive 
bedroom community for many 
working families, the decreasing 
household size and aging 
population suggest that in the 
future, a greater proportion of the 
valley’s population will be retired 
or part-time residents.  

As of 2017, Ogden Valley 
housing units have an 
approximate vacancy rate of 51 percent, up five 
percent since 2014.2 The difference is caused by 
growth in the number of resort and al residences, which 
are usually only occupied seasonally. If the growth 
trend continues, approximately 65 percent of housing 
units in the valley will be vacant by 2024 (see Figure 7). 

2 The rest of Weber County had a vacancy rate of 8.6 percent, and all of Utah 
had 10.4 percent. 

In addition to the number of new housing units, the 
demographics of the new residents are an important 
consideration for future planning in the valley, as part-
time residents may have different interests for 
residential design,  neighborhoods, shopping and

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 county, 

however, is that second homes 
pay property taxes based on 

their full market value. Residents have expressed 
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 
county and other taxing entities of property tax 
revenues.

Figure 3:  Ogden Valley Population Growth Trends and 5-Year Projection. 
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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. Population growth and demographic trends influence Ogden Valley’s 
housing, jobs, transportation, childcare and other important services. 

As of 2017 ACS data, the Ogden Valley Census 
Division area3 has approximately 4,952 housing units, 
with only 2,433 units occupied; 209 renter-occupied 
households, and 2,224 owner-occupied households. 
Figure 8 shows the percent share of each for the 
valley. 25 percent of the countywide population 
resides in renter-occupied housing, where in the 
Ogden Valley it is only seven percent. 74 percent of 
the countywide population resides in owner-
occupied housing, where in Ogden Valley it is 92 
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 was $317,6004, which was well above 
the state median of $212,500 and the Weber County 
median of $169,200 in the same year (see Table 4). In 
2017, the median value of all housing types in Ogden 
Valley was $367,400, still well above the state 
median of $238,300 and the Weber County median 
of $183,100. Note that in 2017, the median value in 
Ogden Valley was approximately 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 Valley’s Destination and Recreation Resort 
Zone (DRR-1 zone) are required to address the need 
for employee housing. This should be a universal 
requirement for all types of resort development.  

Considering the relatively small number of 
multifamily units and relatively high median price for 
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 
residents.  

3 See Map 6 to Review Boundaries. 4 U.S. Census Bureau, 2010-2014 American Community Survey 5-
Year Estimates 

6% 

3% 

Figure 7: Housing Occupancy in Ogden Valley, 
2017 and 2024 Projection.  

Figure 8: Percent of Population by Occupancy 
Type (2017). 

Weber 
County 
TOTAL

Ogden 
Valley 
TOTAL

Eden 
Census 
Place

Liberty 
Census 
Place

Wolf 
Creek 

Census 
Place

Huntsville 
Census 
Place

74%
92% 87% 96% 95%

83%

25%
7% 13% 2% 5%

17%

Percent of Population in renter-occupied housing
Percent of Population in owner-occupied housing

4,064 2,450

424
2024

PROJECTED

Vacant
Owner Occupied
Renter Occupied

2,519 2,224

209

2017

Table 4: Residential Real Estate Median Market Value in Ogden Valley as Compared to Weber County 
and the State of Utah.  

Housing Units 
Utah Weber County Ogden Valley 

2014 2017 Change 2014 2017 Change 2014 2017 Change 

Median Market Value $212,500 $238,300 11% $169,200 $183,100 8% $317,600 $367,400 14% 
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Enforcement of the short-term rental ordinance 
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.  

Ogden Valley’s high residential vacancy rate 
indicates 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 easy access to 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
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 availability and values. 

Utah State law requires the county to provide a 
moderate-income housing plan as a component of a 
community’s general plan. Moderate-income housing 
is 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 county is 
required to provide the state an 
update of the plan’s demographics 
annually to accommodate for a 
five-year rolling timeframe. The 
countywide AMI is $62,036. 80 
percent of that is $49,629 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 
household’s monthly housing cost does not exceed 
30 percent of the household’s monthly income. The 
U.S. Department of Housing and Urban Development 
(HUD) considers households who pay over 30 percent 

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

monthly income on housing “cost burdened and may 
have difficulty affording necessities such as food, 
clothing, transportation and medical care.”5  

Traditional mortgage lenders will 
not typically lend over 28 percent 
monthly household income. A 
moderate-income household’s 
annual income of $49,629 is a 
monthly income of $4,136. 28 
percent of $4,136 is $1,158. This 
means that the most a moderate-
income household can afford per 
month is $1,158.   

The Utah Department of 
Workforce Services has 
determined that AMI is calculated 
based on countywide median 

income. According to the 2017 ACS, the median 
income for the Ogden Valley was $85,590 annually; 
over $20,000 more than the Weber County median 
income of $62,036 (see Figure 9). The differ-
ence is the result of the lower incomes of inner 
city Ogden and immediately surrounding areas. 

www.hud.gov/program_offices/comm_planning/
affordablehousing/ on November 14, 2019.  

Housing Unit means a house, an 

apartment, a group of rooms, or a 

single room occupied or intended 

for occupancy as separate living 

quarters … in which the occupants 

do not live and eat with other 

persons in the structure and which 

have direct access from the 

outside of the building or through 

a common hall.* 

Household means all the people 

who occupy a housing unit.* 

*census.gov

http://www.vrbo.com/
file:///C:/Users/Kgilmore/AppData/Roaming/Microsoft/Word/www.airbnb.com
http://www.hud.gov/program_offices/comm_planning/affordablehousing/
http://www.hud.gov/program_offices/comm_planning/affordablehousing/
https://www.hud.gov/program_offices/comm_planning/affordablehousing/
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
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This imposes a challenge on the Ogden Valley to 
provide for moderate-income housing for the less 
wealthy incomes of households located in other 
communities. Addressing this challenge head-on by 
creating goals that will encourage housing for the 
countywide median income households will facilitate 
valley residents’ 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 percent6, 
Table 5 estimates the maximum monthly housing 
allowance at 28 percent of the household’s 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 12).7  

ESTIMATED SUPPLY
In estimating the supply of moderate-income housing 
in Ogden Valley, it is assumed that the vast majority of 
backcountry housing units – units removed from year-
round highway maintenance – are unlikely to be 
occupied by a moderate-income household for 
primary housing purposes. Given this assumption, 
Map 7 shows there are approximately 4,005 housing 
units available for full-time occupancy. This map is 
based on market values as assessed by the Weber 
County Assessor’s Office in 2018.  

Rental Housing 
In 2017, there were 209 households in renter-
occupied housing units in the Ogden Valley, 
which is approximately four percent of the 
housing units available for full-time occupancy (see 
Figure 7 and Figure 10). Additionally, there were 63 
vacant units available for rent. The median gross 
monthly rent was $856. 118 of the 209 households, 
which is a share of about 56 percent, paid less rent 
than the moderate-income threshold.  

6  Statistics for the 100/80/30/50 are the increments Utah 
Department of Workforce Services requires the county to report 
annually.  

7 Assuming a 30-year 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.  

Figure 10: Share of Occupied Housing Units by 
Occupancy Type. 
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Figure 11: Share of Moderate Income Rentals 
Compared to Other Rentals. 

55%

45%

2024 Projected

44%

56%

2017

Share of Other Rentals
Share of Moderate Income Rentals

Figure 12: Median Household Income: Ogden Valley and Weber County 
Compared. 
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The current trend shows an annual growth rate of 
renter occupied households of 7.69 percent. If this 
trend holds, by 2024 the valley will have 424 
households in renter occupied housing units, with 66 
units vacant and available for rent.  

 Also by 2024, if current trends hold, the median gross 
rent is expected to increase from $856 to $1,213 per 
month. The number of renter households paying 
under the moderate-income threshold will increase 
to 222 of 424, which is a share of about 45 percent. 
This suggests a declining share of moderate-income 
rental households in the Ogden Valley from 56 
percent in 2017 to a projected 45 percent in 2024 (see 
Figure 11). At the same time, the trend shows 
renter income decreasing substantially, with an 
annual decline of 4.52 percent (see Figure 13).  

The median monthly housing cost for renters in 
Ogden Valley in 2017 was approximately 28.0 percent 
of the household’s monthly income, however, by 
2024, if current trends hold, the median monthly 
housing cost is expected to increase to 81.0 percent. 
This will make renting in Ogden Valley 
unaffordable for moderate income households over 
the next five years.  

8 The mortgage calculations all assume a 30-year conventional loan with 
20 percent down payment and the current (2019) area interest rate of 4 

Owner Housing 
Since 2014, Ogden Valley’s median residential real 
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 2017, the median monthly 
housing cost for owners in the Ogden Valley was 
approximately 25.7 percent of the household’s 
monthly income. At current rates, by 2024 an owner’s 
monthly burden 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 2017 median residential real estate value 
of $367,400, the median monthly housing cost is 
closer to $1,7378, which is approximately 26 percent of 
the median monthly household income. If residential 
real estate trends from 2014 to 2017 hold true, the 
median residential real estate value in 2024 is 
projected to be $457,700. This will result in a median 
monthly housing burden for new mortgagees of about 
$2,164, which is approximately 32 percent of the 

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

Figure 13: Comparing Rising Monthly Rental Rates with Decreasing Annual Renter-Household Income. 
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Table 5: Housing Purchase Power Based on Increments of Area Median Income (AMI). 

Percent of Annual Area 
Median Income (AMI) 

2017 2024 Projected 

Annual 
Income 

Max Monthly Housing 
Budget (28 Percent 

Monthly Income) 

Purchase 
Power 

Annual 
Income 

Max Monthly Housing 
Budget (28 Percent 

Monthly Income) 

Purchase 
Power 

100% AMI $62,036 $1,448 $303,300 $66,824 $1,559 $326,550 

80% AMI $49,629 $1,158 $242,562 $53,459 $1,247 $261,198 

50% AMI $31,018 $724 $151,650 $33,412 $780 $163,380 

30% AMI $18,611 $434 $90,906 $20,047 $468 $101,798 
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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 $260,000. Based on 
the market value assessed by the Weber County 
Assessor’s Office, there are currently 709 housing 
units, 16 percent of total housing units, valued at or 
below $242,500 in the Ogden Valley (See Map 7). 

ESTIMATED NEED
From 2009 to 2017, 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 2024.   

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 2024. 
As of 2017, 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 this is projected to be 614 households, 
or an approximate share of 21.0 percent. In order for 

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 
2024, Ogden Valley should provide approximately 173 
more moderate-income housing units than existed in 
2017, which is 113 more moderate income housing 
units than trends currently project.   

In other words, in order to keep 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.  

BARRIERS TO MODERATE-INCOME HOUSING 
GROWTH
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. 
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Figure 15: Median Residential Real Estate Value Compared to Area Median Income 
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Figure 14: Median Residential Real Estate Value, Ogden Valley Compared to Weber County and the State of Utah. 

http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=48
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=49
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=49


$79,706

$86,406

$86,809

$69,375

$94,421

$85,739

$102,031

$76,875

$88,920

$56,799

$70,417

$97,719

$31,000

$67,000

$87,321

$82,734

$85,100

$44,922

$96,902

$79,103

$108,796

$70,104

$55,703

$74,269

$95,056

$62,500

$87,660

$73,833

$25,145

$95,056

$67,000

$69,917

$75,536

$9
3,

69
3

$63,750

$5
2,

47
2

$66,724

$75,469

$59,167

$22,351

$120,231

$4
3,

01
5

$36,157

$7
6,

38
4

$75,541

$114,286

$7
5,

71
4

$88,833

$104,922

$82,997

$6
6,4

55

$6
5,8

71

$81,019

$94,583

$1
30

,13
9

$1
06

,0
42

$68,125

$44,816

$82,981

$8
6,

12
2

$63,864

$85,227

$77,500

$28,583

$54,821

$7
1,8

47

$56,467

$3
5,

51
5

$1
08

,0
47

$6
9,

59
2

$3
1,

94
4

$43,015

$34,150

$62,270

$56,463

$57,961

$5
4,

68
8

$32,073

$7
0,

40
2

$5
0,

02
3

$44,821

$4
8,

00
0

$3
1,

90
3

$7
0,0

45

$46,875

$68,690

$76,384

$80,972

$55,745

$45,547

$72,750

$74,306

$64,172

$2
9,

58
3

$4
4,

54
5

$42,995

$7
3,

54
2

$4
9,8

75

$71,838

$7
8,

42
6

$61,000

$40,227

$5
2,

11
5

$56,397

$7
0,

60
3

$96,111

$52,333

$61,339

$34,722

$54,231

$6
8,

92
9

$5
4,

56
3

$42,036

$3
3,

40
7

$74,643

$24,882

$19,038

$4
9,2

31

$64,044

$64,414

$62,100

$50,274

$4
5,

21
9

$53,125

$4
7,

21
2

$6
2,

94
8

$33,385

$1
8,

95
0

$42,955

$37,759

$29,335 $56,667

$43,594

$42,632

$3
0,

54
0

$53,611

$44,535

$20,525

$17,353

$26,875

$55,074

$29,487

Esri, HERE, Garmin, (c) OpenStreetMap contributors, and the GIS user community, Sources: Esri, HERE, Garmin, Intermap, increment P Corp.,
GEBCO, USGS, FAO, NPS, NRCAN, GeoBase, IGN, Kadaster NL, Ordnance Survey, Esri Japan, METI, Esri China (Hong Kong), (c) OpenStreetMap
contributors, and the GIS User Community

$ 0 3 6 9 121.5
Miles

L E G E N DL E G E N D

Median Household Income
Ogden Valley Planning Area

Western Weber Area

$17,353 - $36,718
$36,834 - $48,849
$49,800 - $60,980
$61,613 - $73,111
$73,520 - $85,242
$86,187 - $97,373
$100,308 - $130,139

MEDIAN HOUSEHOLD INCOME
By Census Block Groups

MAP 6: MEDIAN HOUSEHOLD INCOME BY CENSUS BLOCK MAP

Western Weber Planning Area

Ogden Valley Planning Area

Boundaries

Legend

Block Group Boundary

$17,353 - $36,834

Median Household Income

$36,834 - $49,800

$49,800 - $61,613

$61,613 - $73,520

$73,520 - $86,187

$86,187 - $100,308

$100,308 +

Source:
U.S. Census Bureau, 2017 ACS 5-Year Estimates
Weber County GIS
USGS Open Data

0 1.5 3 6M e d i a n     H o u s e h o l d    I n c o m e
by Census Block Group

Western Weber Planning Area

Ogden Valley Planning Area

Boundaries

Legend

Block Group Boundary

Median Household Income

$36,834 - $49,800

$49,800 - $61,613

$61,613 - $73,520

$73,520 - $86,187

$86,187 - $100,308

$100,308 +

$17,353 - $36,834

0                       1.5                       3                                                  6                                                  9                                                 12

25



MAP 7: HOUSING UNIT AFFORDABILITY MAP
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GOALS, PRINCIPLES, AND IMPLEMENTATION 

Residential Development Goal 1: A goal of Weber County is to provide housing choices in neighborhoods that 
will allow residents with a variety of incomes and at different stages of life to live in Ogden Valley. 

Residential Development Principle 1.1: Encourage residential development projects to incorporate a mix of 
housing sizes, types, and prices. 

Residential Development Implementation 1.1.1: Revise Cluster Subdivision and PRUD ordinances to 
require a variety of housing types in developments projects larger than 10 acres. Monitor this 
number and price variability in development projects to determine whether it is either overly 
burdensome on the development community or impractical in achieving the desired outcome of 
a mix of available housing types and price ranges, and adjust the unit threshold as necessary.  

Residential Development Principle 1.2: Manage accessory dwelling units (ADUs) to allow for affordable 
housing opportunities without increasing the overall impact of residential development in Ogden Valley. 
Require one development unit for each authorized ADU.  

Residential Development Implementation 1.2.1: Review current County ordinances regarding ADUs 
to refine standards and establish measures for how ADUs are accounted for in overall zoning.  

Residential Development Goal 2: A goal of Weber County is to pursue additional programs that better capture 
property tax obligations for properties in Ogden Valley. 

Residential Development Principle 2.1: Ensure that all properties in Ogden Valley are taxed at their legal 
taxable value.  

Residential Development Implementation 2.1.1: Implement a program to determine the primary or 
secondary status of residential properties in Ogden Valley to ensure equitable collection of 
property taxes for all taxing entities.  

Residential Development Implementation 2.1.2: Implement a program to ensure that all land 
designated agricultural is properly classified to ensure equitable collection of property taxes for 
all taxing entities.  

Residential Development Implementation 2.1.3: Review/revise Weber County code to address 
vacation rental taxes. 

Residential Development Goal 3: A goal of Weber County is to protect quality in the Ogden Valley study area. 

Residential Development Principle 3.1: Encourage new residential development to employ energy 
and sustainability standards that reduce energy demand for heating and cooling and result in fewer 
air emissions. 

Residential Development Implementation 3.1.1: Consider establishing incentives for new 
residential development to meet higher energy and sustainability building standards and 
techniques to reduce energy demand and resulting air emissions. 

Moderate-Income Housing Goal 1: A goal of Weber County is to support affordable homeownership and 
rental housing opportunities in Ogden Valley, and maintain the quality of existing single-family housing 
stock. 

Moderate-Income Housing Principle 1.1: Facilitate mix of housing types in new construction in keeping 
with neighborhood design standards and community sustainability.  
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Moderate-Income Housing Implementation 1.1.1: Support the Weber Housing Authority’s role in 
developing mixed-use housing projects resulting in additional housing opportunities; where 
mixed-use development occurs, provide a variety of housing types; require resorts to comply with 
the Destination and Recreation Resort Zone provisions to establish a seasonal workforce housing 
plan and provide appropriate numbers of housing for employees; and investigate the potential for 
adding accessory dwelling units as an allowed use in the zoning ordinance. 

Moderate-Income Implementation 1.1.2: Develop cluster ordinances that will allow for mixed 
housing types in compact areas consistent with village area locations on Map 8 and pursuant to 
small area plans referenced in  Development Implementation 1.1.1.   

Moderate Income Housing Implementation 1.1.3: Encourage the development of low-to moderate-
income housing within or near established cities, towns and village areas in order to protect 
agricultural lands and provide open spaces within the unincorporated areas of Weber County. 

Moderate-Income Housing Principle 1.2: Maintain the quality of existing single-family housing stock in 
Ogden Valley. 

Moderate-Income Housing Implementation 1.2.1: Support the Weber Housing Authority 
emergency home repair program to assist in housing maintenance for moderate to low income 
homeowners.  

Moderate-Income Housing Implementation 1.2.2: Update or provide the necessary tools to enable 
the County to track (1) the mix of existing housing stock, (2) the condition of existing housing stock, 
(3) the delivery of existing-housing education to the public, and (4) the availability of local resources
for single and multifamily rehabilitation or new construction which facilitates access and
affordability for special-needs populations.

Moderate-Income Housing Principle 1.3: Track land use, housing, and the transition of land uses in Ogden 
Valley. 

Moderate Income Housing Implementation 1.3.1: Establish a mechanism to track the condition of 
existing housing stock in Ogden Valley, including multifamily and single-family residences. 

Moderate Income Housing Implementation 1.3.2: Conduct a survey of how other communities are 
tracking their housing stock in order to determine the most efficient and effective way to track 
housing stock and condition in Ogden Valley. 

Moderate-Income Housing Implementation 1.3.3: Monitor market data and barriers over time for all 
housing sectors to ensure prioritization and implementation to meet moderate-income housing 
plan compliance annually. 

Moderate-Income Housing Implementation 1.3.4: Conduct a housing-barriers analysis as part of the 
annual update for compliance with the moderate-income housing plan. Coordinate this effort with 
the Weber Housing Authority. 

Moderate-Income Housing Principle 1.4: Reduce the illegal short-term rental market’s inflation of rental 
costs throughout the valley. 

Moderate Income Housing Implementation 1.4.1: Pursue robust and innovative enforcement 
mechanisms against owners of known illegal short-term rentals.  
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opportunities in Ogden Valley to reduce commuting 
times and to provide opportunities for younger Valley 
residents. Residents don’t generally support extensive 
job creation in the Valley, but would like employment 
opportunities to be available in already zoned 
commercial areas, and by increasing opportunities for 
working from home.

Commercial Locations
The types of commercial activities and character of 
the commercial areas are distinct from area to area. 
Huntsville has maintained the historical charm of its 
town center by preserving many of its historic structures 
and supporting sympathetic design of newer small 
restaurants and service commercial buildings. Old Eden 
is smaller than Huntsville but also has a unique historical 
character and a community-oriented town center. 
Small local retail establishments border the western 
and northern streets of Eden Park. The commercial 
structures in Old Eden, although different in architectural 
style, rely on historical details and character and provide 
an attractive, walkable commercial center. The Eden 
town center is considered the main commercial center 
in Ogden Valley. Oriented around the intersection of 
SR 158 and SR 162, this area contains many service-
oriented businesses, such as a dentist office, the post 
office, and the only grocery store in the Valley. The Eden 

5. COMMERCIAL DEVELOPMENT

Vision: The Ogden Valley 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 designed to be compatible with the rural character of 
Ogden Valley.

PRESENT AND FUTURE CONDITIONS

29

Most current commercial uses in Ogden Valley are 
located in incorporated Huntsville and the unincorporated 
Eden, Old Eden, Liberty, Wolf Creek, Trappers Loop 
junction, and resort areas. These areas are shown on 
Map 6 as village areas or master planned resort areas. 
The village areas are shown as ¼ mile circles centered 
on each area on Map 6. For these purposes, the circles 
are not intended as growth boundaries, nor as proposed 
commercial expansion areas, but are the areas within 
walking distance of each village center.

In addition, there are a number of individual commercial 
parcels scattered throughout the Valley and Ogden 
Canyon. Approximately 87 acres in the Valley, outside 
the resort areas, are zoned for commercial uses; 
approximately 12 acres are zoned for gravel extraction; 
and approximately 8 acres are zoned for manufacturing. 
Ogden Valley is a 15-minute drive from Ogden City, so 
most retail purchases by Ogden Valley residents are 
made outside the Valley. 

Ogden Valley is a year-round playground, with Pineview 
Reservoir and numerous hiking opportunities, as well as 
three ski resorts, snowmobiling, and cross-county trails. 
The Valley is becoming a vacation destination, with many 
second homes and vacation rental services, such as 
AirBnB and VRBO. Valley residents are concerned that 
high levels of visitation will affect life in the Valley with 
little economic benefit to Valley residents and 
businesses. Residents support additional diversity in 
businesses located in the Valley, but there is little support 
for significant new business activity unless it is located in 
already zoned commercial areas. 

Employment
Among employed Ogden Valley residents, 72% work in 
Weber County and 28% work outside the County. The 
average commute for those who work outside the Valley 
is 34 minutes, which suggests that although many Valley 
residents work in the County, they work outside the 
Valley. Residents have expressed a desire for more 
employment 

http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=50
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area is automobile-oriented and lacks open public 
gathering spaces. The Trappers Loop junction area is 
not as concentrated as the other commercial centers 
and contains a mix of mostly retail establishments of 
different eras and designs, although the approved 
master plan for Snowbasin includes a large commercial 
area at Trappers Loop and SR 39. The resort and Wolf 
Creek commercial areas are thematically tied to the 
resorts and focus on providing services to visitors, but 
also provide some services to residents.

Residents desire that new commercial development 
be located and clustered in one of the existing 
commercial areas, or within master-planned resort 
areas. Residents support housing near villages and 
commercial areas, and in commercial areas in 
mixed-use developments. Residents would also like 
for commercial development in each area to have a 
consistent design theme. in the Old Eden area, 
residents would like to have new commercial 
development properly scaled and designed to be 
consistent with the existing pedestrian-friendly 
historical character. New commercial development 
in all areas should be compatible with the rural 
character of Ogden Valley and should provide for an 
appropriate transition between commercial and 
surrounding land uses.

With Ogden City located so close to the 
Valley, additional retail development has not been 
much of a concern for Valley residents. As the 
population grows and tourism increases, however, 
future demand may be restricted by available 
commercial zones. Residents generally support the 
expansion of retail commercial activity to provide 
additional convenience for residents and capture some 
of the economic potential of the high levels of 
visitation, but they prefer to continue relying on 
nearby urban areas for most retail goods, particularly 
from big-box and chain retailers. Residents 
generally support the growth and expansion of local 
retail and businesses that are clustered in existing 
commercial areas and planned and designed to 
complement the character of Ogden Valley.

1 Horizontal mixed-use combines single-use buildings on distinct 
parcels in a range of land uses within one area. Horizontal mixed-use 
offers the advantage of sharing utilities and amenities within a walk-
able block. This variety of uses allows for people to live, work, play 
and shop in one place.

Epnnfsdjbm Fftjho
Ogden Valley has a variety of commercial structure 
designs, from the mountain modern office building in 
Eden, to the log cabin retail building next door. Although 
this diversity provides a sense of uniqueness in the 
Valley, residents have expressed a strong desire for 
better design coordination, improved pedestrian 
spaces, and greater emphasis on quality architecture 
and landscape design for commercial buildings and 
areas. Similar to design strategies for new resort 
villages recommended in the Ogden Valley 
Recreation Element (Weber County 2005:157), new 
projects in the commercial areas defined above should 
adopt designs that reflect Ogden Valley’s existing 
historical rural character and land use patterns. For 
example, agrarian architectural themes like barns, 
farmhouses, and gable-ended structures and historic 
patterns like that of Huntsville are useful design 
considerations to ensure that new commercial 
development blends into the Valley. Ogden Valley 
residents expressed a desire for horizontal1 mixed-use 
development, as long as the development is 
compatible with surrounding uses in height, design, and 
location. Mixed-use developments would be located in 
the identified commercial areas. Mixed uses are 
valuable for accommodating a greater intensity of use 
on less land, as well as for encouraging multiple 
options for transportation such as walking or bicycling, 
which improves health and air quality.

Ojojoh
Mining in the Ogden Valley planning area permitted by 
either a land use permit or a conditional use permit in 
the F-5, F-10, F-40, and G zones. As a conditional use, 
mining is allowed anywhere in the applicable zone 
district, with conditions to minimize detrimental effects. 
Mining operations can produce significant off-site 
impacts and, even with appropriate mitigating 
conditions, may be incompatible with existing land uses 
in many areas of the Ogden Valley planning area.
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GOALS, PRINCIPLES, AND IMPLEMENTATION

Commercial Development Goal 1: A goal of Weber County is to ensure that the location of 
retail and commercial development is consistent with Ogden Valley’s rural character.

Commercial Development Principle 1.1: Limit all new commercial development in the Ogden Valley 
planning area to Huntsville, the resort areas, and the village areas, as shown on Map 8. Avoid scattered and 
strip commercial and retail development patterns in the Valley.

Commercial Development Implementation 1.1.1: Prepare small area plans for each area designated as a 
village on Map 8 to describe their form and function (possible examples: highway oriented, mixed-use, 
resort, small neighborhood commercial, etc.). Small area plans should identify defining attributes and 
appropriate design standards, identify future potential adjacent expansion areas, and plan for multi-
modal and active transportation to and within each area, as may be appropriate. The village areas are 
shown as ¼ mile radius circles centered on each area on Map 8. For these purposes, the study areas are 
not intended as growth boundaries, but are the areas within walking distance of each village center. 

Commercial Development Implementation 1.1.2: Require new commercial or mixed-use development 
to locate on property currently zoned for commercial uses. Avoid rezoning new property to commercial 
or manufacturing until such time that the community supports it. Future commercial or mixed-use 
rezoning should only be considered adjacent to existing commercial or mixed-use zoning in a manner 
that creates village clusters and avoids strip commercial along highway corridors.

Commercial Development Implementation 1.1.3: Encourage voluntary downzones (or, when in the 
interest of health and safety, consider mandatory downzones) of properties currently zoned commercial 
that are outside of the resort areas and areas designated as a village on Map 8.

Commercial Development Principle 1.2: Focus on creating vibrant village areas. Encourage public spaces 
and plazas within villages that can accommodate cultural and social events and that can function as 
community gathering areas. Promote and extend the walkable, interconnected pattern in the Valley and 
extend non-motorized trails and pathways to commercial village areas.

Commercial Development Implementation 1.2.1: As also provided in the Transportation Element 
Streetscape implementation 1.1.1, develop and adopt multimodal streetscape cross sections for village 
areas, and implement key elements during programmed road maintenance and upgrade projects. 
Evaluate current commercial development standards in Ogden Valley to ensure opportunities for 
internal walkability and connections to the trail system. 

Commercial Development Goal 2: A goal of Weber County is to ensure that the design of 
retail and commercial development is consistent with Ogden Valley’s rural character.

Commercial Development Principle 2.1: Require new commercial development to conform to community 
design standards to ensure compatibility with the character of Ogden Valley and to provide for aesthetic 
and functional transition to surrounding residential and agricultural areas.

Commercial Development Implementation 2.1.1: As part of small area planning, revise County design 
standards to adopt more detailed and specific commercial design standards that specify building 
materials, style elements, colors, dark sky lighting, walkability, landscaping, signage, open spaces, public 
features, and building height and orientation. Acceptable style elements may include agrarian 
architecture, Old West or mine-town architecture, or mountain rustic architecture elements that are 
prevalent in Ogden Valley (Figure 16).
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Figure 16: Examples of architectural style elements 1 

1 images are for reference only. Architecture styles should follow goals and principles in this General Plan. 

Commercial Development Principle 2.2: Prohibit big-box-style development in Ogden Valley. 

Commercial Development Implementation 2.2.1: Amend County ordinances to limit the maximum 
square footage of retail businesses in Ogden Valley, or develop design standards to mitigate negative 
visual impacts. Monitor the demand for additional retail sales in the Valley to determine a possible future 
need for larger retail businesses.

Commercial Development Principle 2.3: Ensure that all signage in Ogden Valley is compatible with the 
context of the sign’s location and the rural character of Valley. 

Commercial Development Implementation 2.3.1: Evaluate and revise the commercial sign standards for 
Ogden Valley to promote dark sky lighting and a consistent design theme that is compatible with the 
rural character of the Valley.

Commercial Development Implementation 2.3.2: Develop an Ogden Valley community signage plan 
with an identifiable theme for noncommercial signs in the Valley. Consider including a plan for 
wayfinding signage for the Valley.

The use of natural 
materials such as stone, 
wood, and/or heavy tim-
bers as exterior building 
materials is encouraged. 
Metal is used for roofs 
and accessory features, 
such as light posts. 

Reflecting the building 
traditions of the early 
20th century. Buildings 
are simple, incorporating 
barn elements such as 
pitched roofs and wood 
or metal siding. Colors 
are usually earth toned 
with white accents.

Characterized by varying 
rooflines to breakup the 
building mass, typically 
“capping” the building. 
The use of wall mounted 
signs or painted sig-
nage integrated into the 
facade. Brick and wood 
materials encouraged.
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Commercial Development Goal 3: A goal of Weber County is to ensure that higher intensity 
uses, such as industrial and mining activities in the Ogden Valley planning area, are both 
located and regulated in a manner that minimizes adverse impacts and preserves the rural 
character of the planning area.

Commercial Development Principle 3.1: Ensure that higher intensity uses are appropriately governed in a 
manner that minimizes adverse impacts on the rural character of the Valley.

Commercial Development Implementation 3.1.1: Amend allowed uses in each zone to eliminate uses 
that are incompatible with the purpose and intent of the zone or are in conflict, with the provisions of 
this General Plan.

Commercial Development Implementation 3.1.2: Amend existing zoning regulations to restrict mining 
operations to a specific mining zone. Require mining operations to petition the County for a zone 
change prior to initiation of the operation. Specific mining operation proposals should be evaluated for 
community impacts prior to zone changes. Consider requiring a development agreement for large scale 
mining activities prior to formal rezoning.
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6. TRANSPORTATION AND MOBILITY

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 throughout the region.

PRESENT AND FUTURE CONDITIONS
State highways are the main access ports and the 
backbone of intra-Valley travel, including to Snowbasin 
and Powder Mountain Resorts. County roads connect 
the communities together and the North Ogden Divide 
is also a county road. There are three main access 
points to Ogden Valley from the Wasatch front: (1) 
Interstate 84 to State Route (SR) 167 Trapper’s Loop, (2) 
SR 39 up through Ogden Canyon, and (3) North Ogden 
Divide. Two smaller access ways into Ogden Valley 
include Avon Divide and Monte Cristo (SR 39), which are 
both closed during the winter. Ogden Valley’s main 
internal transportation routes include SR 39, SR 158, the 
Huntsville to Eden Road, the Eden to Liberty Road, and 
the Wolf Creek Road (SR 158). The Valley transportation 
network connects the Valley’s one incorporated town, 
Huntsville, with the five unincorporated communities of 
East Huntsville, Eden, Liberty, Wolf Creek, and Nordic 
Valley.

Ogden Valley continues to experience population 
growth, in addition to an increase in tourism in the 
summer and winter. A popular recreation activity for 
residents of the Wasatch Front is simply “taking a drive” 
to Ogden Valley, along with visitation to the recreation 
spots of the Valley. This level of traffic to, from, and 
around the Valley, particularly on busy weekends, is a 
challenge for the existing transportation network. 
Residents expressed concerns that population growth 
is creating traffic congestion, necessitating improve-
ments to existing roads and possibly construction of 
new roads. Residents expressed concern that increas-
ing traffic in Ogden Canyon could result in road 
improvements that would adversely affect the char-
acter of the Canyon. To address growth pressures on 
Ogden Canyon, residents support increasing capacity of 
Trapper’s Loop. Residents support mechanisms that 
encourage traffic to use Trapper’s Loop rather than 
Ogden Canyon. Overwhelmingly, residents do not 
support widening of SR 39 through Ogden Canyon to 
address congestion and capacity concerns.

Streetscape Design and Rural Character
The form of the existing transportation network and the 
design of transportation facilities play a role in the 
identity and character of Ogden Valley. There are no 
stoplights, no four lane roads, and only one fourway stop 
sign in the Valley. Residents prefer the rural character of 
roadways in Ogden Valley, and the absence of stoplights 
was specifically mentioned as a desirable feature. A key 
road planning objective is to maintain and improve 
existing roadways before constructing new ones. For 
future infrastructure improvements, a roundabout is 
preferred instead of the existing four-way stop and as an 
alternative to future stoplights. Residents are also 
overwhelmingly unsupportive of any new “belt route” 
type roadways in the Valley. Although the desire to 
maintain the Valley’s character is important, so is the 
desire for a safe, efficient, and well-maintained 
transportation system to serve residents and visitors. 

Valley residents would like to see more consistency in 
the design of public structures and facilities. Ogden 
Valley’s street system includes a fairly uniform rural 
design. The rural roadways (paved surface, dirt shoulder, 
and irrigation ditches) lead to rural neighborhood streets. 
Over time, Valley residents would like to see consistent 
standards and patterns for pedestrian ways, bike paths, 
signage, and other road-related features. The needs of 
pedestrians and active transportation users should be a 
significant consideration in streetscape design, such as 
for adequate bike lanes and sidewalk or pathway widths. 
Street lighting, landscape design, and streetscape design 
are elements for which the public desires to see more 
coordinated and consistent design in order to provide 
visually appealing connections among Valley areas and 
to enhance safety. Residents support maintaining a 6-
foot paved shoulder on all major roadways. 
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Access
Emergency access to the Valley was a major topic of 
discussion during the public involvement process, as 
well as during stakeholder interviews with the Weber 
Fire District. For example, if North Ogden Divide is 
blocked for construction and Ogden Canyon has a 
marathon, it presents a great concern for emergency 
responders from outside the area. 

Transit Accessibility
Residents expressed a desire for greater choice in 
transportation options, whether it is a shuttle connecting 
them around the Valley, a bus with a park and ride to 
go to Ogden, or improved bike infrastructure. A well-
balanced transportation system is critical to sustaining 
a high quality of life. With continued population growth, 
the number of residents commuting outside the Valley 
for work, and limited transit options available, challenges 
can be expected of the existing transportation network. 
Car ownership and total vehicle miles traveled in the 
United States and Utah has decreased in recent years, 
while alternate modes, such as bicycle commuting and 
transit ridership has increased. Valley residents seem to 
follow this trend in action, but also in verbally expressed 
desires. Current transit services are limited to the ski-
resort shuttle buses and a van pool operated by Hill Air 
Force Base for base employees. Public transit service is 
seen as a challenge. 

Bicycle and Pedestrian Connectivity
The provision of sidewalks and bike lanes is an important 
feature of maintaining the rural character of Ogden 
Valley. Specifically, sidewalk and bike connections 
should be made between destination areas and 
neighborhoods. 

Active transportation is popular in Ogden Valley. Many 
people already ride their bikes and walk around the 
Valley for recreation, and the trails are becoming very 
popular. Residents support establishing and maintaining 
non-motorized active transportation facilities, including 
bike paths, walkways, and other opportunities, as part of 
the overall transportation system within the Valley and 
between destinations. 

in particular, residents support the completion of a bike 
path around Pineview Reservoir and the establishment 
of bike lanes and pedestrian pathways in conjunction 
with Valley roadways. To enhance the bicycle network, 
new bike lane signing and pavement markings on major 
roads are recommended.

in May 2010, Weber County and Weber Pathways 
teamed to develop the Weber County Cooperative 
Pathways Master Plan, which outlines goals, visions, and 
policies for active transportation in the County. Similarly, 
the 2013 Ogden Valley Pathway Master Plan 
focused exclusively on Ogden Valley and outlined 35 
trail and pathway projects. Residents support 
ongoing efforts by the County to work with Weber 
Pathways to implement the goals of these plans. 
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Figure 4: Possible Streetscape Scenarios

Possible Rural Connector Scenario Possible Village Scenario
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Weber County Planning
Weber County prepared a 2015 draft Ogden Valley 
Transportation Master Plan (TMP), which has not been 
formally adopted as of the publication of this General 
Plan update. The scope of the transportation plan is 
limited to County roadways and does not address state 
routes. The TMP recommends that future streets be laid 
out in an interconnected pattern to ensure convenient 
access and reduce congestion. An inventory of all signs 
and crosswalks was also completed, and extensive traffic 
volume data was gathered. The draft TMP reports that, 
as of the date of the TMP, all of the County roadways in 
the Ogden Valley General Plan study area are operating 
at acceptable levels of service, and are expected to 
continue to do so in the foreseeable future.

The TMP makes a number of recommendations to 
protect the levels of service on County roadways and 
to make improvements in anticipation of future growth. 
Some of those recommendations include extending 
several existing roads to increase connectivity in the 
Valley; building a new arterial; and realigning and re-
routing several existing roads. Residents are concerned 
that these recommendations are based on unrealistic 
projections of growth in the Valley, and should not 
be implemented in the foreseeable future. 

Transportation Planning
The main access points to Ogden Valley are the Utah 
state highways over Trapper’s Loop and up through 
Ogden Canyon, over which UDOT has jurisdiction and 
management responsibility. UDOT plans for future 
road improvements through its short-and long-range 
planning. UDOT prepares long-range plans for its 
traffic regions and allocates future projects to phases 
that indicate the relative priority and timing of future 
projects. The long-range plans also indicate whether 
funding has been identified or committed to complete 
the projects. A key goal of Valley residents is to more 
effectively communicate their preferences for future 
roadway development to UDOT. 

 image Credit: http://travelingtroy.com/wp-content/uploads/2012/08/Walk-from-indian-Trail-on-Ogden-Canyon-Rd.jpg
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the Ogden Valley General Plan Study for additional 
information. 

Active Transportation
Proposed Category 1: Cycle Track with Barrier 
or Proposed Category 2: Buffered Bike Lane

Existing Category 2: Bike Lane

Proposed Category 2: Bike Lane

Proposed Multiuse Pathway

Existing Multiuse Pathway

Note: When considering active transportation 
and recreation routes, also view the Ogden 
Valley General Plan Recreation Map. The 
Recreation Map shows recreational trails.

MAP 10: OGDEN VALLEY ACTIVE TRANSPORTATION
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Transportation Principle 1.1: Revise the draft TMP for Ogden Valley to respond to the values and vision of 
Valley residents.

Transportation Implementation 1.1.1: Conduct additional traffic studies and monitor growth rates and 
locations in Ogden Valley regarding the timing, scope, and locations of Valley roadway improvements 
planned in the draft TMP.

Transportation Implementation 1.1.2: improve the County’s Capital Facilities Plan to determine the 
timing, funding, character and locations of future improvements to the Ogden Valley County roadway 
system.

Transportation Principle 1.2: Provide for maintenance-efficient road design that minimizes the number of 
Valley road miles, steep grades, and poor drainage.

Transportation Implementation 1.2.1: Provide development ordinances that require that new road 
infrastructure directs traffic to existing State highways in as efficient a manner as possible.

Transportation Implementation 1.2.2: Consider noise impacts and possible mitigation measures during 
development review.

Transportation Principle 1.3: Support the development of on-street, street-adjacent, or street-alternative 
active transportation facilities and infrastructure in Ogden Valley as an integral part of the Valley’s 
transportation system.

Transportation Implementation 1.3.1: Pursue opportunities to create active transportation infrastructure 
in a well-planned system throughout the Valley that fosters a culture of non-automobile alternatives for 
short community trips. These opportunities include new street design and maintenance projects, as well 
as new development projects. Coordinate with UDOT during its design and maintenance projects to 
support active transportation alternatives.

Transportation Implementation 1.3.2: Adopt lane classification categories outlined in the National 
Association of City Transportation Officials (NACTO) Utah Bicycle Infrastructure Best Practices. See the 
Plan Study Appendix for classification categories.

Transportation Implementation 1.3.3: Support the efforts of Weber Pathways to implement the goals of 
the Ogden Valley Pathway Master Plan.

Transportation Implementation 1.3.4: Support completion of the multi-use pathway around Pineview 
Reservoir.

Transportation Implementation 1.3.5: Encourage bicycle friendly signage throughout the planning area. 

Transportation Principle 1.4: Support development of regularly scheduled public transit into and out of 
Ogden Valley.

Transportation Implementation 1.4.1: Work with UTA, the resorts and other partners to provide summer 
and winter busing and shuttles to offer residents and visiting recreationists an alternative to driving to 
Ogden Valley during times of peak visitation.

Transportation Implementation 1.4.2: Explore all avenues to establish a year-round public transit 
system to and from and through Ogden Valley.

GOALS, PRINCIPLES, AND IMPLEMENTATION

Transportation Goal 1: A goal of Weber County is to ensure that Ogden Valley has a 
transportation system that enhances mobility and connectivity, reduces congestion, and 
meets air quality standards without disturbing existing land uses.
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Transportation Goal 2: A goal of Weber County is to support maintenance of efficient and 
functional gateways into Ogden Valley.

Transportation Principle 2.1: Coordinate with UDOT on planning for all highways affecting Ogden Valley 
to inform UDOT decision making on timing and locations of investments in state highways that serve 
Ogden Valley.

Transportation Implementation 2.1.1: Review UDOT’s long-range plan for Ogden Valley and develop a 
response outlining the preferences of Valley residents.  

Transportation Implementation 2.1.2: Participate in and monitor the findings of UDOT’s ongoing 
Ogden Canyon Study. Consider the study’s recommendations for possible future General Plan 
amendments.

Transportation Implementation 2.1.3: Only support UDOT road development that is consistent with 
the rural character of Ogden Valley, including provisions for active transportation elements along all 
UDOT highways.

Transportation Principle 2.2: Ensure that planning for Ogden Canyon recognizes its importance as a 
historical and recreational visitor destination, protects the historic, cultural, recreational and natural 
resources of the Canyon, and respects the rights of Canyon residents.

Transportation Implementation 2.2.1: Develop techniques to discourage the use of Ogden Canyon as 
the major access to Ogden Valley and encourage the use of Trappers Loop.

Streetscape Design Goal 1: A goal of Weber County is to provide roads and streets in 
Ogden Valley that enhance community character.

Streetscape Design Principle 1.1: Ensure that Ogden Valley roads and streets have a cohesive design 
that promotes traffic calming and enhances community character.

Streetscape Design Implementation 1.1.1: Develop and adopt multimodal streetscape cross sections 
for villages based on the small area plans referenced in Commercial Development Goal 1, and 
implement key elements during programmed road creation, maintenance, and upgrade projects. 
During small area planning, consider the need for traffic calming measures, reduced speed limits, 
consistent landscaping and lighting, and other public improvements.

Streetscape Design Implementation 1.1.2: Establish comprehensive streetscape standards for new 
residential streets and rural connector roads in Ogden Valley, including multimodal considerations, 
paving patterns, and other public improvements.

Streetscape Design Implementation 1.1.3: Develop intersection designs that utilize roundabouts 
rather than stop signs and lights. Encourage UDOT to do the same. 

Streetscape Design Principle 1.2: Coordinate highway design with UDOT.

Streetscape Design Implementation 1.2.1: Work with UDOT to develop street and highway cross 
sections that are consistent with all Weber County highway cross section designs, including support 
for village road design and active transportation.
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The capacity and quality of utilities and public services 
significantly affect the quality of life enjoyed by those 
who live, work, and own property in Ogden Valley. 
Population growth and increased visitation will increase 
the demand for utilities and public facilities and services. 
As the population increases, it is important to ensure that 
demand for services does not exceed the supply and 
that the expansion of utility infrastructure is planned to 
accommodate future needs. This is especially critical in 
Ogden Valley, which is experiencing infrastructure 
challenges that affect livability for residents. Residents 
are concerned that large-scale infrastructure projects 
may stimulate growth in Ogden Valley. The community 
consensus is that utility infrastructure development 
should be available when it is needed but should not 
drive growth, and that planning for future utility services 
should observe the limitations of the water and soil 
resources of the Valley.

The goals and principles presented in this element are 
designed to support planning for adequate utility and 
public services, either during the land development 
process or through appropriate government programs. 

7. UTILITIES AND PUBLIC SERVICES

Vision: The Ogden Valley community desires adequate utilities and public services that provide for 
the current and long-term needs of the community. Weber County and other governmental 
agencies will provide infrastructure and services to support local roads and streets, paths and 
trails, and schools and parks.

PRESENT AND FUTURE CONDITIONS

Image: Credit: Buck Swaney

It is important that new development pay its fair 
share of the cost of expansion of utility infrastructure 
and provision of services to newly developed areas 
of the Valley. Most utilities and public services require 
a substantial investment that must be planned well in 
advance of the need for the services. Who will make the 
investment and where the facilities are to be located are 
major factors in determining the amount, location, and 
type of growth that Ogden Valley can anticipate. 

Outside the corporate limits of Huntsville, residents of 
Ogden Valley rely on individual water and sewer systems 
and on private companies and special-use districts 
to develop, operate, and maintain most of the Valley’s 
water, sewer, and electric power utility services. Public 
services other than water and sewer are provided by 
governmental entities and districts. Planning, zoning, and 
general administrative services are provided directly by 
Weber County. Fire and emergency response services are 
provided by Weber Fire District, while police service 
is provided by the Weber County Sheriff's  Office. The 
schools in Ogden Valley are within the Weber School 
District. 
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Culinary Water
Ogden Valley residents expressed great concern over the 
availability and quality of culinary water sources. For this 
reason, Weber County has partnered with the Utah 
Geological Survey and others to provide a hydro-
geological study of the Ogden Valley watershed aquifers. 
The study is anticipated to be complete in summer 2017. 
A number of the residents and businesses in Ogden 
Valley rely on private water wells and developed springs 
for culinary (drinking) water service, but many residents 
depend on water service from approximately 83 individual 
water companies, according to the best estimate 
available from the Weber County Health Department. 
Wolf Creek Water and Sewer District, Eden Water Works, 
Liberty Pipeline Company, Huntsville Town and Powder 
Mountain Water and Sewer District are among the larger 
providers. Each water company has a limit on the number 
of customers it can serve, based on its public water 
system certification. Apart from authorized capacity, water 
service companies are limited by the production capacity 
of their water sources, primarily wells, and several have 
experienced deliverability problems in the past, despite 
having fewer customers than their authorized capacity.

Whether through development of 
additional private sources or expansion of 
community water systems, Ogden 
Valley’s projected growth will require 
additional culinary water and new water 
infrastructure. Groundwater is expected to 
be the primary source of additional 
culinary water. Surface water can be 
treated for culinary uses, but the 
construction and operation of water 
treatment facilities are expensive. 

Weber County currently plays no direct role in supplying 
culinary water in Ogden Valley. Valley water service 
providers generally work together to coordinate their 
efforts and share information, but they plan to remain 
independent for the foreseeable future. The large number of 
independent water providers and lack of centralized 
data sharing make responding to water shortages and 
coordinating Valley-wide water supply planning difficult. 

Weber County convened the Ogden Valley General 
Plan Water Subcommittee during the planning process 
to bring together water service providers to discuss 
water rights, water supply, culinary and secondary water 
service, and the hydrogeologic character of Ogden Valley 
and its watershed. A summary of the Subcommittee’s 
discussions and conclusions is presented in the Plan Study 
Appendix. The Water Subcommittee generally agreed 
that County policies should encourage culinary 
water service from existing companies rather than 
a proliferation of new companies and that new 
water sources should be developed and tested, or 

that the developer obtain a will-serve commitment from an 
existing water provider, before property is platted for 
development. The Subcommittee supports the ongoing 
basinwide water study to quantify the Valley's water 
budget and identify potential groundwater source areas. 
Planning questions relating to water supply should be 
revisited and policies adjusted, as appropriate, once the 
water study is completed. 

Wastewater Management
Most residences in Ogden Valley are served by individual 
septic drainfield systems1. Sewer service is also provided 
by six sewer districts and eight sewer companies. Utah 
state law requires that community sewer service must 
be provided by a “body politic,” either a service district 
created by the County Commission or the Commission 
itself. The Commission may create a special district and 
delegate sewage control to the board of that district, 
while maintaining some control when it comes to the 
boundaries of the district. For community sewer 
systems that are not governed by a district, the 
County remains the body politic.

The sewer districts include Durfee Creek 
Sewer District, Powder Mountain Water 
and Sewer District, Wolf Creek Sewer 
Improvement District, Nordic Valley 
Sewer District, Green Hills Sewer District, 
and Huntsville Hollow Sewer District. The 
sewer companies for which the County 
Commission remains the body politic 
include Emerson Hills, Bailey Acres, 
Hawkins Creek, Basin View, Pineview 
West, Trappers Crossing, Ski Lake Sewer 
District, and Mountain Sewer. Although 
the County Commission either governs 

the body politic or supervises the delegated sewer 
districts, there is currently no Valley-wide sewer district 
or coordinated sewer system infrastructure planning.

Residents are concerned that continued development 
with septic  drainfield systems could degrade water 
quality in the future. The 2005 Weber County General 
Plan Recreation Element recommends that the County 
encourage the development of limited-capacity sewage 
treatment systems in conjunction with development 
in identified village and resort areas. 

Surface and Stormwater Management
The installation and maintenance of surface and 
stormwater management infrastructure is generally the 
responsibility of the developers and homeowners of 

1 To use a septic system, a building lot must be at least 20,000 
contiguous square feet of less than 25% slope if the culinary water 
supply is from a community water system, or 1 to 1.75 acres of land if 
culinary water service is from an individual well. There must also be 
room on the parcel for a wellhead protection zone and a replace-
ment drainfield in case the initial drainfield fails.

“It is important that 
new development pay 

its fair share of 
the cost of expansion 

of utility infrastructure 
and provision 

of services to newly 
developed areas of the 

Valley.”
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development projects in Ogden Valley. As with sewer 
and water service, there currently is no Valley-wide entity 
for the planning and operations of surface/stormwater 
management facilities. Ogden Valley experiences 
thawing and freezing cycles every spring that result in 
overland surface  sheetflows  outside the developed 
areas. As property development has increased in areas 
that block the natural drainage to the reservoir and 
irrigation practices have changed, stormwater sheetflow 
runoff has become a more significant problem. The 
Weber County Engineering Division sees this situation as 
a critical priority. 

Electric Power
Weber County neither owns nor operates power-
generating facilities, nor does the County distribute 
electric power. Rocky Mountain Power provides this 
service in Ogden Valley. Rocky Mountain Power owns 
and operates a high-voltage transmission line in the 
northern part of the Valley, and new power distribution 
lines will be extended in the future to support new growth. 
The community suggests that new power distribution 
lines be installed underground to preserve the Valley’s 
viewsheds.

Public Safety
The Weber County Sheriff has a precinct office near 
Huntsville which provides public-safety patrol in Ogden 
Valley. Weber Fire District Station 62, located in Eden, 
and Station 65, located near Huntsville, provides fire 
and emergency response services. Response to major 
incidents is supplemented by units responding from fire 
stations in the lower valley, as well as through automatic 
and mutual-aid agreements which Weber Fire District 
maintains with other fire agencies. Valley residents feel 
that existing public-safety services in Ogden Valley are 
good, but they are concerned that increases in Valley 

population and additional development in remote areas 
of the Valley will strain these services in the future.

As development continues with increasingly larger and 
more complex residences and commercial projects, 
the availability of water for fire suppression activities will 
become a larger challenge. Planners and developers will 
need to remain flexible and allow for different construction 
materials to be used in order to accommodate for the 
lower fire flow rates in some areas of Ogden Valley. 
Building and fire codes have accommodations for these 
alternative construction materials and types.

A rising concern for public safety is the increasing number 
of structures being developed within the “wildland-urban 
interface” area. In these locations development interacts 
with the undeveloped hillsides and wooded areas, 
increasing the potential for wildfires with substantial 
property damage.

Public Schools
Ogden Valley is in the Weber School District. Snowcrest 
Junior High School and Valley Elementary are both 
located in Eden. Valley residents have expressed a 
desire to have a high school in Ogden Valley to avoid the 
need to travel from Ogden Valley2.

Incorporation
The residents of all or portions of the Ogden Valley 
planning area may decide to incorporate at some point 
in the future. County decisions should consider possible 
impacts on the effects on future town governance and 
budget. 

2 According to the Big ideas Survey, which can be found in the 
Plan Study Appendix.

45

http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf
http://www.webercountyutah.gov/planning/documents/2016%20Ogden%20Valley%20Plan%20Study.pdf#page=16


38 OGDEN VALLEY GENERAL PLAN

GOALS, PRINCIPLES, AND IMPLEMENTATION

Utilities and Public Services Goal 1: A goal of Weber County is to understand the hydrology, 
service areas, capacities, facilities and planning for water and sewer services in the Ogden 
Valley planning area.

Utilities and Public Services Principle 1.1: Although Weber County has no direct regulatory role, the County 
should support communication among water and sewer service providers to coordinate the planning for and 
delivery of culinary water and sewer services in a manner that pursues the possibility of an eventual valley-
wide sewer and water system plan. 

Utilities and Public Services Implementation 1.1.1: Weber County should initiate the creation of a voluntary 
Ogden Valley water and sewer services forum to provide a forum for the exchange of information, resolution 
of service issues, advocacy for consistent standards and management, and cooperation in the planning for 
and delivery of culinary water and sewer services.

Utilities and Public Services Principle 1.2: Weber County will require that adequate water and sewer services 
are available as a condition of approval of all future developments.

Utilities and Public Services Principle 1.3: Support conservation of water resources.

Utilities and Public Services Implementation 1.3.1: Verify that the goals, principles, and implementation 
measures of this Plan are consistent with the findings of the Ogden Valley Watershed Hydrogeology Study 
being conducted by Utah Geological Survey.

Utilities and Public Services Implementation 1.3.2: Explore water conservation techniques and education, 
such as public outreach, metering secondary water, increasing block rate structures, etc.

Utilities and Public Services Implementation 1.3.3: Weber County will encourage the Weber Basin 
Conservancy District to verify that clear evidence exists that the impacts of an exchange application can  be 
mitigated.

Utilities and Public Services Goal 2: A goal of Weber County is to encourage alternatives to 
septic drainfield systems.

Utilities and Public Services Principle 2.1: New developments in the village areas (reference Commercial 
Development Implementation 1.1.1) and the resort areas should connect to existing sewer facilities or provide 
limited-capacity sewage treatment facilities for identified service areas. The facilities should be designed 
to be expandable to accommodate additional development in the village or resort areas. New residential 
developments not proximate to existing sewer service areas should employ clustering and provide limited 
capacity advanced sewage treatment facilities.

Utilities and Public Services Goal 3: A goal of Weber County is to improve surface and 
stormwater management in Ogden Valley.

Utilities and Public Services Principle 3.1: Weber County should pursue a program to construct swales or 
improve natural swales in the more rural areas of the Valley to intercept overland flows outside the development 
areas.

Utilities and Public Services Implementation 3.1.1: Existing natural swales and ditches should be 
identified and mapped as part of the development project review process, and measures should be 
taken to either protect or relocate ditches and swales to preserve their function and reduce the 
potential for overland sheet flows.

Utilities and Public Services Implementation 3.1.2: New stormwater management facilities should be 
designed to serve multiple purposes in addition to stormwater retention and detention (such as ground 
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    water recharge, wild life habitat, aesthetics, etc.) and complement the rural character of the Valley.

Utilities and Public Services Principle 3.2: Provide for the planning, design, and construction of more 
advanced and attractive retention and detention facilities to minimize off-site stormwater effects.

Utilities and Public Services Implementation 3.2.1: Complete and implement a stormwater master plan 
for Ogden Valley.

Utilities and Public Services Implementation 3.2.2: Amend County ordinances to revise design standards 
for water retention and detention facilities in new developments to reduce off-site stormwater effects and 
provide other public benefits.

Utilities and Public Services Implementation 3.2.3: Employ techniques such as financial security and 
performance measures to ensure proper completion and maintenance of stormwater facilities. 

Utilities and Public Services Goal 4: A goal of Weber County is to reduce impacts of utility 
construction and operation in Ogden Valley. 

Utilities and Public Services Principle 4.1: Plan future electric utilities to reduce visual impacts.

Utilities and Public Services Implementation 4.1.1: Weber County will consider requiring the burial of power 
distribution lines within new development. (Reference Community Character Gateways and Viewsheds 
Implementation 2.2.3)

Utilities and Public Services Implementation 4.1.2: To the extent that additional aboveground high-voltage 
transmission lines are necessary in Ogden Valley, they should be located within existing transmission line 
corridors, as is feasible, to reduce visual impacts. 

Utilities and Public Services Principle 4.2: Require appropriate mitigation of the impacts of all utilities. 

Utilities and Public Services Implementation 4.2.1: Employ techniques such as financial security and 
performance measures to ensure proper completion, site restoration, maintenance, and weed control of 
utility facilities, corridors, and rights-of-way.

Utilities and Public Services Goal 5: A goal of Weber County is to improve public safety in 
Ogden Valley.

Utilities and Public Services Principle 5.1: Educate the public regarding life safety, including fire prevention 
and fire codes. 

Utilities and Public Services Implementation 5.1.1: Provide education about the Utah Wildland Urban 
Interface Code. Refine the Wildland Urban Interface in Ogden Valley and amend development ordinances 
to require notice of proximity to the interface. 

Utilities and Public Services Implementation 5.1.2: Provide education on fire-wise planning, including 
building materials and landscaping.

Utilities and Public Services Implementation 5.1.3: Evaluate effects of current ordinances as they relate to 
fire access and the allowance of development on terminal street systems.

Utilities and Public Services Implementation 5.1.4: Ensure that all development has adequate fire flow 
and fire flow storage. 
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Utilities and Public Services Principle 5.2: Maintain the ability of the community to respond promptly, 
efficiently, and effectively in the event of a major natural or human‐-caused disaster.

Utilities and Public Services Implementation 5.2.1: Conduct ongoing public outreach regarding procedures 
and plans to be followed in the event of an emergency.

Utilities and Public Services Implementation 5.2.2: Provide funding for programs such as the Community 
Emergency Response Team to conduct public education about emergency preparedness for all types of 
emergencies.

Utilities and Public Services Implementation 5.2.3: Provide for emergency shelter and supplies to adequately 
serve the population in the event of a disaster. 
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Recreation amenities are a huge part of Ogden Valley’s 
landscape. Many of these opportunities can be found 
at the Valley’s 2 regional parks and 3 community parks 
and at the 2 schools—Valley Elementary and Snowcrest 
Junior High. Additionally, there are 3 ski resorts, Pineview 
Reservoir, miles of trails, and several campgrounds. To 
maintain adequate recreation facilities and to provide 
acceptable levels of recreation services, improvements 
to infrastructure or facilities may be necessary. 

Historically, Weber County has focused numerous 
recreational planning efforts in the Valley. In 2001 the 
County adopted a new Ogden Valley Pathways Map. in 
2005 the County adopted the Ogden Valley General Plan 
Recreation Element. in 2010 the Weber Area Council of 
Governments endorsed the Weber County Cooperative 
Pathways Master Plan, and in 2013 the County adopted 
the Ogden Valley Pathway Master Plan, which was an 
update to the 2001 Ogden Valley Pathways Map. During 
the public involvement process for this 2014 - 2016 
General Plan update, Valley residents and stakeholders 

made it clear that those previous planning efforts contain 
critical information and principle direction that are still 
relevant for Ogden Valley today. To that end, the vision 
and main principle direction of these plans regarding 
recreation and parks have been consolidated and 
carried forward into this General Plan element chapter. 

Pineview Reservoir
Pineview Reservoir is a popular attraction for residents 
and tourists, and maintaining access to it is important. As 
one of the top tourism and outdoor recreation resources 
in the Valley, the reservoir should be readily accessible 
from multiple locations. Past years suggest a lack of 
parking and beach facilities. The overcrowding of fee 
beaches is pushing crowds toward non-fee areas. These 
non-fee areas do not have adequate human waste or 
solid waste disposal facilities and lack adequate access 
and parking. When considering new beach facilities or 
infrastructure, the County should focus on maintaining a 
natural feel to preserve the scenic character and value 
that make the reservoir a recreation attraction. 

8. PARKS AND RECREATION

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.

PRESENT AND FUTURE CONDITIONS

Image accessed from whattodoinogdenvalley.com/uploads/1/1/7/9/1179258
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Trails
An interconnected trail system is consistently cited as 
one of the most desired amenities in Ogden 
Valley. Interconnected trail systems can greatly 
enhance quality of life and can enhance active 
recreation by encouraging pedestrian and bicycle 
trips instead of automobile trips. A multiuse 
pathway is being constructed around Pineview 
Reservoir, as funds are available. A similar 
pathway treatment runs along Highway 162, 
extending northeast from the Valley Market. 
These and other highway-adjacent multiuse 
pathways are important to the recreational appeal of 
the Valley. Connecting these pathways into a 
complete network system has recreational and 
transportation benefits and will provide the Valley 
with a tool to promote its rural character by 
avoiding street systems with street-lined cement 
sidewalks in non-village areas. More information 
regarding street-adjacent multiuse pathways or on-
street bicycle facilities can be found in the 
Transportation and Mobility chapter of this General 
Plan. 

Ogden Valley has an extensive trail network, with 
over 118 miles of existing and 251 miles of planned 
trails, but as trails become more heavily used by 
pedestrians, cyclists, and horseback riders, conflicts 
will inevitably arise. Additional trails through open-
space areas could be explored as a tool to limit 
backcountry/open-space degradation. The 2013 
Ogden Valley Pathway Master Plan map graphically 
depicts current and future trails throughout the 
Valley. Map 10 provided herein provides an update 
to the 2013 Master Plan map. 

Dispersed Recreation
The Uinta-Wasatch–Cache National Forest supports 
summer and winter activities, including camping, scenic 
driving, hiking, biking, boating, swimming, bird watching, 
hunting, fishing, snowmobiling, cross-country skiing. 
Although most of its developed recreation sites are at 
Pineview Reservoir, at Causey Reservoir, or along the 
Ogden River, much undeveloped recreation occurs 
along most of the paved and natural surface roads in 
the Valley. 

Public Events
Organized recreation events occur frequently in the 
Ogden Valley during the summer. These events do 
not always require a specific recreation facility but 
use Ogden Valley’s resources to market the Valley as 
a recreation destination. These events include various 
road races for bikers and runners. Many residents 
struggle with the challenges these events create, and 
there is no mechanism for direct local benefit.

As the Valley grows or becomes a more popular 
recreation destination, the levels of service offered by 
existing recreation facilities will continue to diminish. 
To help avoid this, Weber County should take a 
progressive stance on recreation planning by actively 
planning facilities expansions and proactively creating 
partnerships among various interested stakeholders. 
Considering that many of the recreational facilities are 
not under the direct control of Weber County, much of  
the County’s role will be that of a facilitator and a partner. 

Park Acres Owner

Weber County Memorial Park 181
Weber 
County

North Fork Park 2400
Weber 
County

Eden Park 8
Eden Park 

District

Liberty Park 4
Liberty 

Park 
District

Future Park by Trappers 
Loop

7
Weber 
County

Huntsville Park 8
Town of 

Huntsville

Table 6: Ogden Valley Park Details

http://lavenderhillutah.blogspot.com/2013/07
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GOALS, PRINCIPLES, AND IMPLEMENTATION

Parks and Recreation Goal 1: A goal of Weber County is to balance the expansion of recreation 
areas and facilities with overused and saturated resources to maintain a high quality recreation 
experience.

Parks and Recreation Principle 1.1: Weber County will proactively partner with the U.S. Forest Service and 
other stakeholders to help manage Pineview Reservoir and other Forest Service recreational facilities. 
Specific issues include parking problems near popular beach areas, public access to the waters and beaches, 
lack of facilities including adequate restrooms and solid waste disposal and collection, and lack of general 
management of operations and maintenance of overflow facilities.

Parks and Recreation Implementation 1.1.1: Weber County will actively pursue partnership opportunities 
with the U.S. Forest Service and other stakeholders, such as the Town of Huntsville and Ogden City, to 
help facilitate effective changes to the management of Pineview Reservoir. This includes, but is not limited 
to, finding suitable locations for parking facilities, restroom facilities, and solid waste disposal facilities 
and enhancing beaches and access to the waterfront. To meet these ends, Weber County will explore 
cost recovery and enforcement mechanisms. Cost recovery mechanisms may include access and/or 
parking fees, and enforcement may include increased presence from the Sheriff's Office and a stronger 
partnership with the Utah Division of Wildlife Resources for its enforcement capabilities. As suggested in 
the 2005 Ogden Valley Recreation Element, create a committee of broad representation of stakeholders 
that is responsible for the evaluation and oversight of decisions for the reservoir.

Parks and Recreation Principle 1.2: Weber County will pursue adequate recreation facility improvements and 
will support local parks and recreation districts, organizations, and groups in their efforts to expand recreation 
areas and facilities.

Parks and Recreation Implementation 1.2.1: The County should help facilitate partnerships among the 
various park stakeholders to explore possible expansion of Liberty Park and Eden Park and to explore 
common interests between the two park districts in a manner that provides optimal mutual gain. if the two 
park districts desire to merge or expand in the future, the County should support the merger or 
expansion. The County should work with park districts and local stakeholders to monitor the levels 
of service of existing local and regional parks to verify whether or not new development is causing an 
adverse effect. The County will pursue opportunities with developers to provide additional lands or 
facilities for parks so that the levels of service in existing parks meet the needs of the community. 

Parks and Recreation Implementation 1.2.2: Weber County will continue to pursue opportunities to support 
the development of the park that has been reserved by the Snowbasin Zoning Development Agreement 
and will work with Snowbasin, the community, and other stakeholders, such as the Town of Huntsville and 
local park districts, to ensure proper completion of park improvements.

Parks and Recreation Implementation 1.2.3: Weber County should consider revising its Capital Facilities 
Plan to incorporate needed facilities and improvements to County-owned parks. Chapter 3 of the 2005 
Ogden Valley Recreation Element provides a baseline of recreation needs. 

Parks and Recreation Implementation 1.2.4: Weber County and local municipalities should continue an 
organized process of seeking federal and state funds to help defray land, equipment, and construction 
costs for future recreation facilities.

Parks and Recreation Implementation 1.2.5: Weber County should pursue a recreation impact fee 
to support future recreation investments, including parks, trails, and other recreation facilities, that are 
necessary to support future demand.

Parks and Recreation Principle 1.3: Weber County will pursue parking solutions along roadways throughout 
the Valley to provide adequate parking facilities necessary for safer roadways, to limit traffic conflicts, and to 
enhance access to recreation destinations.
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Parks and Recreation Implementation 1.3.1: Weber County should consider revising its Capital Facilities 
Plan to incorporate needed parking facilities along County roadways. Weber County will actively pursue 
collaboration opportunities with UDOT and other stakeholders to influence the creation of parking facilities 
adjacent to UDOT facilities. Parking facilities may also merit restroom facilities in more popular recreation 
areas. Depending on a facility’s proximity to certain recreational uses, the plan should assess the daytime 
parking needs of vehicles with trailers for horses, boats, and off-highway vehicles.

Parks and Recreation Goal 2: A goal of Weber County is to pursue Valley recreation expansion 
by working with resort developers.

Parks and Recreation Principle 2.1: Weber County will continue to pursue recreational development 
opportunities with existing and future recreation resorts in the Ogden Valley planning area, subject to the 
provision of Land Use Principle 1.1. Future resort development should broaden the array of outdoor recreation 
opportunities available to both residents and visitors.

Parks and Recreation Implementation 2.1.1: As resort development is proposed, Weber County should 
advocate for the diversification of recreational and cultural opportunities, to the extent allowed by law. 
Master-planned resort projects, or projects requiring a rezone, should provide a wide array of public 
options and facilities for outdoor recreation and cultural experiences. Such facilities may include camping 
facilities; horseback riding trails; hiking trails; cross-country ski trails; parking facilities or improvements for 
trailheads; museums; living-history tours; theaters showing documentaries about the area; and lodging, 
dining, and other visitor services.

Parks and Recreation Goal 3: A goal of Weber County is to develop a context appropriate 
Valley-wide pathway and trail network with pathways that connect individual neighborhoods 
or subdivisions to the greater active transportation and non-motorized recreational trail 
network1.

Parks and Recreation Principle 3.1: Weber County will pursue adequate recreational trail improvements in 
the Valley. The County may consider supporting local organizations and groups in their efforts to expand, 
manage, and maintain trail and trailhead facilities necessary to provide adequate levels of service for the 
increasing demand.

Parks and Recreation Implementation 3.1.1: Weber County should consider creating a trails coordinator 
position. This person could coordinate efforts between Weber County and various stakeholders—including 
U.S. Forest Service, Weber Pathways, parks districts, land trusts, resort developments, schools, and various 
business owners and private property owners—to advance implementation strategies of this goal.

Parks and Recreation Implementation 3.1.2: Weber County should consider revising its Capital Facilities 
Plan to incorporate needed facilities and improvements to recreational trails and trailheads. Map 11 identifies 
future planned pathways and trails.

Parks and Recreation Implementation 3.1.3: Weber County should consider pursuing opportunities for the 
acquisition of land or rights-of-way that will fill out the pathways network. Weber County should remain 
respectful of private landowners’ rights and should work diligently, openly, and fairly in the acquisition of 
trail rights-of-way.

Parks and Recreation Implementation 3.1.4: Weber County should consider providing ordinances that 
require recreational trails in new development projects to connect, or be designed to connect in the 
future, to the active transportation network provided for in the Transportation and Mobility Element, 
and as further illustrated on Map 10. Ordinances should be crafted to allow Americans with Disabilities 
Act–accessible pathways in lieu of sidewalk requirements, provided that the accessible pathways 
would lend a more direct route to the active transportation network than the sidewalks or streets 

1 The role of pathways as components of the Valley’s transportation system is described in the Transportation and Mobility Element 
chapter of this General Plan. The typology of paths, funding, and projects recommended in the 2013 Ogden Valley Pathway Master Plan 
are described in the Plan Study Appendix. 
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would otherwise. Active transportation measures should not be waived by means of a deferral agreement.

Parks and Recreation Implementation 3.1.5: Weber County should continue to support Weber Pathways 
and other organizations and stakeholders in their efforts to establish a complete pathways network in the 
Valley.

Parks and Recreation Implementation 3.1.6: Weber County will pursue partnerships with the U.S. Forest 
Service to provide for new trail improvements and alignments and to explore a management and 
maintenance program for existing pathways. 
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Vision: The Ogden Valley community desires responsible and sustainable growth while conserving 
the natural and social character of Ogden Valley. With this vision, Weber County in Ogden Valley 
is prepared to shape its future by preserving character; promoting sustainability; supporting 
agriculture, wildlife, habitat, and scenic vistas; and recognizing the importance of management of 
public lands. 

PRESENT AND FUTURE CONDITIONS

9. RESOURCE MANAGEMENT

House Bill 219, passed by the Utah Legislature during its 
2016 general session, amended Section 17-27a-401 of 
the Utah Code to add a county resource management 
plan as a required element of county general plans. 
New Subsection (3) provides:

“(a) The general plan shall contain a resource 
management plan for the public lands, as defined in 
section 63L-6-102, within the county.

“(b) the resource management plan shall address:
(i) Mining;
(ii) land use;
(iii) livestock and grazing;
(iv) irrigation;
(v) agriculture;
(vi) fire management;
(vii) noxious weeds;
(viii) forest management;
(ix) water rights;
(x) ditches and canals;
(xi) water quality and hydrology;
(xii) flood plains and river terraces;
(xiii) wetlands;
(xiv) riparian areas;
(xv) predator control;
(xvi) wildlife;
(xvii) fisheries;
(xviii) recreation and tourism;
(xix) energy resources;
(xx) mineral resources;
(xxi) cultural,  historical, geological, and 
paleontological  resources;
(xxii) wilderness;
(xxiii) wild and scenic rivers;
(xxiv) threatened, endangered, and sensitive species;
(xxv) land access;
(xxvi) law enforcement;
(xxvii) economic considerations; and
(xxviii)air.

(c) For each item listed under Subsection (3)(b), a
county’s resource management plan shall:

(i) establish findings pertaining to the item;
(ii) establish defined objectives; and
(iii) outline general policies and guidelines on how the
objectives described in  Subsection (3)(c)(ii) are to be
accomplished.”

HB 219 was passed well after the process to develop the 
Ogden Valley General Plan was underway, and it was 
decided to prepare this Resource Management element 
for the Ogden Valley planning area as a part of the 
Ogden Valley General Plan. Many of the topics 
identified in Subsection (3)(b) are addressed in other 
sections of this General Plan, are incorporated by 
reference in this section, and are supplemented in 
some instances. 

The focus of HB 219 is on the management of public lands 
as defined in State statute, lands managed by the Bureau 
of Land Management (BLM), the U.S. Forest Service and 
other federal agencies. There are approximately 55,020 
acres of federally-managed public lands in the Ogden 
Valley planning area (approximately 26% of the planning 
area), which includes the 3,440-acre Pineview Reservoir. 
The vast majority of federal public lands in the Ogden 
Valley planning area are within the Wasatch-Cache-
Uinta National Forest.

The Forest Service is required to coordinate “… with the 
land and resource management planning processes 
of State and local governments” in their land planning 
efforts1. The Forest Service’s planning regulations state 
that “the Responsible [Forest Service] Official must 
provide opportunities for the coordination of Forest 
Service planning efforts ... with those of other resource 
management agencies.” Furthermore, the agency’s 
planning regulations provide that “the Responsible 
Official should seek assistance, where appropriate, 
from other state and local governments ... to help 

1 (16 U.S.C. §1604(a))
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address management issues or opportunities2.” Although 
there is no explicit parallel requirement for consistency 
of Forest Service plans with plans of state, local and tribal 
governments as that contained within FLPMA for the 
BLM Resource Management Plans, the Forest Service 
is required to “discuss any inconsistency” between the 
proposed plan’s provision and “any approved State or 
local plan and laws.” Further, if any inconsistencies exist, 
the plan must “describe the extent to which the [Forest 
Service] would reconcile its proposed action with the 
plan or law.3” 

Ogden Valley Culture and Rural Character
The defining attributes of Ogden Valley have been 
reported consistently in general and special purpose 
plans for the area over the last 30 years, and is discussed 
in the Community Character element of this General Plan. 
The agricultural history of the Valley and the mountain 
valley setting of the planning area are distinctive and are 
the foundation for planning for the future. At the same 
time, expanding resorts, increasing visitation and tourism 
and managed growth provide the basis for long-term 
economic sustainability. While the Valley is changing, 
it is important to Valley residents and businesses 
that the core elements that make Ogden Valley what it 
is be preserved. 

Key County Resources and Management 
Priorities
This General Plan describes current conditions and 
trends, socio-economic implications, desired future 
conditions,  and  Plan  goals  and  policies  for  the  Ogden 

2 (36 C.F.R. 219.9)
3 (40 C.F.R. §1506.2(d))

Valley planning area as a whole, regardless of ownership 
or management of the subject resource. In the main, 
the implementation steps of the General Plan focus 
on services provided by Weber County and on lands 
subject to the County’s land use regulations. However, 
many of the implementation steps also address services, 
resources and lands owned and managed by other 
entities and State and federal jurisdictional agencies. 

Approximately 25% of the land area of the Ogden Valley 
study area is public land. In addition to the surrounding 
National Forest lands, Pineview Reservoir, a major 
regional recreation destination, is managed by the U.S. 
Forest Service. Although the focus of the resource 
management planning requirement is on public lands, 
the planning team saw value in looking at the resources 
identified more holistically to develop goals, policies 
and implementation, where appropriate, that would be 
applicable regardless of land ownership or management.

The areas of greatest interest among participants in the 
General Plan update process are land use, including 
agriculture; water rights and supply; and recreation 
and tourism. Given these management priorities, this 
Resource Management element groups the twenty-
eight statutorily required resources into five general 
categories: Land Resources, Water Resources, 
Recreation Resources, Wildlife Resources and 
Socio-Economic Resources. Each section presents a 
description of the resource and the current resource 
management setting; a description of relevant socio-
economic effects of resource management; the desired 
future management conditions; and goals, policies and 
implementation steps, as appropriate to each resource.
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In order to support Utah counties in implementing 
the new resource management plan requirements, 
The Community Impact Board financially supported 
the development of databases for each county in the 
Wasatch Front Regional Council (WFRC) area to rely on 
in preparing each resource management plan. Those 
data were gathered and are reported on a county-wide 
basis, in map, table and narrative formats. The WFRC 
has committed to perpetually hosting this database for 
the Counties’ continual use. Data were not collected 
nor reported for the Ogden Valley planning area as a 
separate sub-area of Weber County. As a result, much 
of the information provided to support this Resource 
Management element is described in general terms.     

Land Resources
This Land Resources section addresses land use; 
agriculture; livestock and grazing; irrigation; mining; 
mineral resources; energy resources; fire managementſ 
noxious weeds; and forest management. These topics 
are further combined into subsections that group 
resources logically and in a manner that complements 
the structure of the body of the General Plan. 

Land Use
Most of the public lands in the Ogden Valley planning 
area are within the Forestry, Shoreline and Open Space 
zones. The land in these zones is primarily undeveloped, 
but uses in these zones include recreation homes, 
grazing, and recreational activities.   

The Land Use element of this General Plan provides the 
overall land use current conditions and trends; goals; 
policies and implementation steps for all lands in the 
Ogden Valley planning area.

Agriculture, Livestock, Grazing and 
Irrigation
Agricultural activities and supporting uses are of key 
importance to the residents and landowners of Ogden 
Valley for several reasons, as discussed in the Land Use 
section. In addition to providing livelihoods for farming 
and ranching families, on-going, viable agricultural 
operations contribute to the rural character and open 
spaces of the area that is important to both residents and 
visitors. 

Farming in the Ogden Valley planning area takes place 
primarily on the Valley floor and consists of row and 
grain crops, and pastures. The bulk of grazing in the 
Ogden Valley planning area occurs on private lands, 
although the Forest Services has grazing allotments in 
the eastern portion of the study area on Wheatgrass 
Creek above Causey Reservoir. The system of irrigation 
ditches in the Ogden Valley has served the double-
duties of supporting agricultural activities and providing 
protection 

from overland sheetflow flooding that occurs primarily in 
the winter and spring months.

The Land Use element of this General Plan provides a 
narrative of current conditions and trends; the importance 
of agriculture to the economy and rural character of 
Ogden Valley; and goals, policies and implementation to 
achieve desired future conditions for agriculture.

Gateways and Viewsheds Goal 2 states: “A goal of 
Weber County is to protect the Valley’s sense of 
openness and rural character.” The principles and 
implementation strategies of Goal 2 include 
protection of agricultural activities and lands as 
integral to the rural character of Ogden Valley. 

Land Use Goal 2 states: “A goal of Weber County is to 
support continued agricultural operations in Ogden 
Valley.” Three principles and four implementations to 
advance this goal.

Mining, Mineral Resources and Energy 
Resources
The mineral resources of the Ogden Valley planning 
area are primarily sand, gravel and rock aggregate, and 
are owned by the surface property owners. Although 
there has been historical mining activity in Ogden 
Canyon, current mining activities in the Ogden Valley 
are limited to sand and gravel extraction and landscape 
boulder quarrying. There are no State-permitted metal 
or leaseable mineral mines in the planning area. These 
activities (sand, gravel, and boulders) support local 
construction, but do not constitute a �����t portion 
of the local economy. 

Commercial Development Goal 3 states: “A goal of 
Weber County is to ensure that higher intensity uses, 
such as industrial and mining activities in the Ogden 
Valley planning area, are both located and regulated in 
a manner that minimizes adverse impacts and preserves 
the rural character of the planning area.” One 
principle and two implementations are provided to 
advance this goal. 

Renewable energy resources, such as hydro, solar and 
wind power, have potential for both private or small-
scale commercial uses and large-scale power 
generation in the Ogden Valley. There are presently 
two hydro-power generators in Ogden Valley, 
including at Causey Reservoir and at Pineview 
Reservoir. There is also a hydro-power generator in 
Ogden City at 12th and Harrison, that is fed from the 
Ogden River in the Ogden Canyon. The potential for 
additional renewable power generation in the 
Ogden Valley planning area should be considered 
and appropriate projects should be supported.
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Fire management
In Utah the state legislature tasked the Utah Division of 
Forestry, Fire, and State Lands to devise a Comprehensive 
Statewide Wildland Fire Prevention, Preparedness, and 
Suppression policy known as SB-56. Under this plan, 
a master cooperative wildland fire management and 
Stafford Act response agreement is signed each year 
between numerous federal land management agencies 
and the State of Utah for cooperation during wildland fire 
incidents that occur throughout the state. Weber County 
is within the service area of the Northern Utah Interagency 
Fire Center (NUIFC, located in Draper. NUIFC is a joint 
dispatch center operated through cooperation among 
the Bureau of Land Management, U.S. Forest Service 
and the State of Utah Division of Forestry Fire and 
State Lands. NUIFC is responsible for dispatching and 
coordination of wildfires (averaging 500 fires per/year 
and incidents for approximately 15 million acres located 
in Box Elder, Cache, Rich, Tooele, Weber, Morgan, Davis, 
Duchesne, Juab, Sanpete, Salt Lake, Summit, Wasatch 
and Utah Counties. 

The Utilities and Public Services element of this General 
Plan provides a narrative of current conditions, goals, 
policies and implementation steps for fire management 
in the Ogden Valley planning area.

Noxious Weeds 
Many species of exotic and invasive weeds exist in the 
Utah. The Utah Noxious Weed Act of 2008 defined 28 
noxious weed species into three prioritization categories. 
In December 2015 the official State Noxious Weed list 
was updated to include 54 species and prioritization 
categories were modified to include five categories of 
priority for action.

State land managers, local governments, and property 
owners are responsible for controlling weed species on 
the state’s noxious weeds list, and local weed species of 
concern if necessary. Weed control includes both lands 
under local management (roads, right-of-ways, parks, 
etc. as well as enforcing weed laws on private lands. 
State law provides county weed managers the right to 
treat weeds on private lands (assuming proper notice is 
provided if the landowner is unwilling or unable to treat 
the problem, and to seek reimbursement or apply liens 
for the work.

The local weed control program for the Ogden Valley 
planning area is the Weber County Weed Department. 
A Weber-County-specific weed control assessment 
is available from the Utah Association of Conservation 
Districts (UACD and the federal Natural Resource 
Conservation Service (NRCS: Weber County Resource 
Assessment (2013.

The U.S. Forest Service addresses weeds in the 

planning area in the Wasatch Cache National Forest 
2003 Revised Forest Plan with the goals of preventing 
and reducing weeds across the Wasatch Cache National 
Forest. 

Gateways and Viewsheds Goal 3 states: “A goal of Weber 
County is to protect key viewsheds throughout the 
Valley.” Principle 3.2 address weed control. 

Land Use Goal 2 state: “A goal of Weber County is to 
support continued agricultural operations in Ogden 
Valley.” Principle 2.3 addresses weed control. 

Utilities and Public Services Goal 4 addresses noxious 
weed management in connection with construction and 
maintenance of public utilities infrastructure. 

Forest Management
Forest lands within the Ogden Valley planning area are 
primarily shrublands and Pinion-juniper-aspen forests, 
with some Douglas � forest in the higher elevations. 
These forest lands provide grazing, recreation and 
wildlife habitat, as well as watersheds for valley residents. 
Forest management outside the national forests is the 
responsibility of the landowner. 

Forest management is not specifically addressed 
elsewhere in this General Plan, but goals, principles and 
implementation related to forest lands are presented 
in the Land Use, Community Character, and Parks and 
Recreation elements of the Plan. In particular, the Parks 
and Recreation element of the General Plan calls for 
better collaboration with the Forest Service in offering 
recreational opportunities and managing recreational 
demand (discussed below).

Water Resources

Water Rights and Water Quality
Water rights in the Ogden Valley planning area have 
been fully adjudicated, and are managed according to 
the rules of the Utah State Engineer. During the planning 
process, concerns regarding the hydrology of the 
planning area and the availability of groundwater were 
expressed. As a result, Weber County is participating in 
a Valley-wide hydrogeologic study to better understand 
the hydrogeology and water budget of the planning 
area. Information from that study will be evaluated to 
determine whether the goals and policies of the General 
plan with regard to land use and the provision of water 
and sewer services should be revised. 

The Utilities and Public Services element of this General 
Plan describes current conditions and trends; goals, 
policies and implementation steps with regard to water 
rights, quality, quantity and availability.
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Utilities and Public Services Goal 1 states: “A goal of 
Weber County is to understand the hydrology, service 
areas, capacities, facilities and planning for water and 
sewer services in the Ogden Valley planning area.” The 
General Plan articulates three principles and establishes 
three policies in furtherance of this goal.

Utilities and Public Services Goal 2 states: “A goal of 
Weber County is to encourage alternatives to septic 
drainfield systems.” Utilities and Public Services Principle 
2.1 establishes policies that Weber County should 
employ to advance this import water quality goal.

Floodplains
Flood plains and wetlands both provide wildlife habitats 
and pose threats to land development. 

The Community Character element of this General Plan
explains the importance of floodplains,   �wetlands and 
water bodies to the rural character of Ogden Valley, 
and identifies policies, goals and implementation in that 
regard. 

The Land Use element of this General Plan  addresses
the development suitability, or lack thereof, of 
floodplains�and wetlands, and establishes goals, policies 
and implementation to achieve General Plan objectives 
to protect the function of floodplains�and wetlands and 
protect property and public safety. 

Land Use Goal 1 states: “A goal of Weber County is 
to reduce the overall amount and impact of future 
land development in the Ogden Valley planning area.” 
Principle 1.2 addresses floodplains��wetlands and other 

sensitive areas and includes two implementation steps 
to achieve the overall goal. 

Ditches and Canals
Ditches and canals in the Ogden Valley are an integral 
part of viable agricultural operations, and are addressed 
in the Community Character,  Land Use and Utilities and 
Public Services elements of the General Plan.

Land Use Goal 2 states: “A goal of Weber County is 
to support continued agricultural operations in Ogden 
Valley.” Principle 2.2 specifically addresses irrigation 
ditches. 

Recreation Resources
The Parks and Recreation element of the General 
Plan is a comprehensive statement of the current 
conditions, desired future conditions, goals, principles, 
and implementation for recreation in the Ogden Valley 
planning area. 

Parks and Recreation Goal 1 states: “A goal of Weber 
County is to balance the expansion of recreation areas 
ties with overused and saturated resources to maintain 
a high quality recreation experience.” Parks and 
Recreation Principle 1.1 states: “Weber County will 
proactively partner with the U.S. Forest Service 
and other stakeholders to help manage Pineview 
Reservoir and other Forest Service recreational 
facilities.”

There is no designated wilderness, nor are there 
wilderness study areas or lands with wilderness 
character in the Ogden Valley planning area. 
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There are no wild and scenic rivers in the planning area.

Wildlife Resources
The presence and abundance of wildlife in the Ogden 
Valley planning area is a major contributor to the rural 
character of the area. The planning area contains a 
variety of wildlife habitat types, from the surrounding 
mountains and foothills to the valley floor farmlands, 
riparian corridors and water bodies. All of the Ogden 
Valley planning area except the valley floor is crucial 
mule deer habitat. No populations of threatened or 
endangered species have been identified in the planning 
area, but the eastern edge of the area contains potential 
habitat for Greater Sage Grouse. All of the planning area is 
a coyote removal area under the State’s predator control 
plan. Additional wildlife considerations are provided in 
the Land Use element of this General Plan. 

Gateways and Viewsheds Goal 2 states: “A goal of Weber 
County is to protect the Valley’s sense of openness and 
rural character.” Gateways and Viewsheds Principle 2.1 
states: “Encourage the preservation and maintenance of 
significant trees, shrubs, and other natural vegetation in
riparian and other natural areas.” 

Ogden Canyon Goal 1 states: “A goal of Weber County is 
to, in harmony with existing residential uses; protect the 
historical, natural, and recreational resources in Ogden 
Canyon.” Principle 1.2 addresses riparian areas. 

Land Use Goal 1 states: “A goal of Weber County is 
to reduce the overall amount and impact of future 
land development in the Ogden Valley planning area.” 
Principle 1.2 specifically addresses wildlife and natural 
riparian areas. 

Socio-Economic Resources
As described in the Community Character and Land Use 
elements of the General Plan, the Ogden Valley is a rural 
agricultural area that is becoming a recreation destination. 
An increasing number of residences are second homes 
and the Valley’s resorts continue to grow, and most of 
the economic activity is within the resorts. Commercial 
retail centers are located in the Valley’s incorporated 
town of Huntsville and the villages described in the Land 
Use element.   

HISTORICAL AND CULTURAL

The Ogden Valley has a rich historical and cultural 
heritage, as described in the Community Character 
element of the General Plan.  

Historic Preservation Goal 1 states: “A goal of 
Weber County is to preserve, promote, and 
enhance Ogden Valley’s authenticity, history, and 
heritage.” It provides one principle and three 
implementations that are intended to advance this goal. 

Land Access
Access to the public lands in the Ogden Valley 
planning area is provided in accordance with the travel 
management plan of the Uinta-Wasatch-Cache National 
Forest, and is currently meeting the needs of Valley 
residents and visitors. Access into the Valley effects 
access to public lands. Valley access is better addressed 
in the Transportation element of this General Plan. 

Ogden Canyon Goal 1 states: “A goal of Weber County is 
to, in harmony with existing residential uses; protect the 
historical, natural, and recreational resources in Ogden 
Canyon.” Principle 1.1 specifically addresses access. 

Parks and Recreation Goal 1 states: “A goal of Weber 
County is to balance the expansion of recreation areas 
and facilities with overused and saturated resources to 
maintain a high quality recreation experience.” Principle 
1.1 and 1.3 specifically address access to Pineview 
Reservoir and other recreation amenities. 

Law Enforcement
As described in the Utilities and Public Services section 
of the General Plan, law enforcement is provided by the 
Weber County Sheriff's Office.

Air Quality
The air quality of Ogden Valley is currently good, but 
there are concerns that continuing development and 
increasing traffic could have adverse consequences.  

Clean Air and Water Goal 1 states: “Protect the Valley’s air 
and water quality.” It provides implementation 1.1.1 as a 
means to help accomplish this goal. 

Residential Development Goal 3 states: ”A goal of Weber 
County is to protect air quality in the Ogden Valley study 
area.” Principle 3.1 states: “Encourage new residential 
development to employ energy and sustainability 
standards that reduce energy demand for heating and 
cooling and result in fewer air emissions.” Residential 
Development Implementation 3.1.1 states: “Establish 
incentives for new residential development to meet 
higher energy and sustainability building standards and 
techniques to reduce energy demand and resulting air 
emissions.”

Transportation Goal 1 states: "A goal of Weber County is 
to ensure that Ogden Valley has a transportation 
system that enhances mobility and connectivity, 
reduces congestion, and  meets  air quality standards 
without disturbing existing land uses.” It provides 
principles and implementations to help achieve this 
goal
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