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1.0 PREFACE

Over the past 10 years North Ogden City (the City) has experienced substantial residential
development, particularly in the City’s sensitive foothill areas. Continued development in this area
is of particular concern because it may negatively affect natural resources, such as wildlife and water,
and because naturally occurring hazards, such as landslides and faults, may make the area unsafe for
future residents. In June 1996, the elected officials of the City initiated a comprehensive land
planning study to obtain information that could be used in the proper management of future growth
in the North Hillside area, a major portion of the City's undeveloped foothill areas. Tt is with this
foresight that the North Hillside Development Study was initiated.

A major objective of the North Hillside Development Study (the study) is to provide the City with
effective tools that can be used to guide growth in the North Hillside area, ensuring that development
does not compromise the health, safety, or welfare of North Ogden citizens. The tools developed
for this study include:

. Resource Inventory Maps

. Resource Constraints Maps

. Development Master Plan Maps
. Development Guidelines

The tools developed for this study rely on the accuracy of data incorporated from previously
completed studies, in particular the Natural Constraints to Urban Development in the North Ogden
Area study (Ridd and Kaliser 1978), and additional limited fieldwork performed during the summer
of 1996 to verify existing data. Additional studies regarding resources within the North Hillside area
are currently being prepared. These and other future studies that pertain to the North Hillside area
should also be considered when development proposals are presented to the City.

This study provides information and recommendations for developers, citizens, and elected officials
to use as the North Hillside area is developed. This study is designed to guide development, not
constrain or restrict it. All proposed development must be assessed by the joint efforts of North
Ogden citizens, the North Ogden Planning and Zoning Commission, and the North Ogden City
Council. Specific components of a proposed development will be analyzed by these entities upon
formal submittal to City offices. Development proposals should incorporate the findings of this
study, the North Ogden General Plan, and any existing City ordinances.
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2.0 PURPOSE

The purpose of this study is to direct future development within the North Hillside area in order to
protect natural resources, avoid natural or human-made hazards, and preserve lands for future public
use. To this end, this study is an initial step that identifies potential areas that should be protected,
avoided, or preserved based on information from the Resource Inventory Maps and Resource
Constraints Maps (see Section 6.0). These maps were derived from published and unpublished
information that was recorded for large geographical areas. As such, mapping components of this
study should not be taken literally without the benefit of more site specific information.

This study is designed to assist developers, citizens, and elected officials in addressing the pending
changes that may occur in the North Hilliside area within the next 10 to 15 years and beyond. The
focus of this study is to provide information that will encourage innovative and creative residential
developments within the area. Approval of developments within the North Hillside area should be
a reiterative process between citizens, elected officials, and developers using the most current and
detailed information available. This study is intended to identify those areas where developers may
be required to conduct more site specific studies prior to development approval.

This study is also intended to produce definitive policy directions in the form of Value Statements
for the North Hillside area. These Value Statements form the basis for making decisions about the
importance of resources within the North Hillside area. They also provide understanding about what
issues are of critical concern to all interests of the community. The Value Statements developed for
this study are discussed in detail in Section 5.0.

3.0 BACKGROUND OF THE PROJECT AREA

The City lies in the north-central part of Weber County in northern Utah approximately 40 miles
north of Salt Lake City (see Figure 1). Beyond the City limits, to the north and the east lie the
Wasatch Mountains, part of the Wasatch-Cache National Forest. Ben Lomond, to the north, peers
majestically over the City. In this part of the Salt Lake Valley, the Wasatch Mountains protrude
sharply upward from the valley floor. Because of its foothill location, surrounded by mountains on
two sides, the City commands a panoramic view of the Salt Lake Valley to the west and south (see

Photo 1).

Currently, the City has a population of approximately 13,900 individuals and comprises
approximately 10 square miles (6,400 acres) of land. Most of the land is primarily in residential land
use. Agricultural, followed by institutional and transportational, make up the majority of the
remaining land uses within the city.
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Figure 1. Location of the North Hillside Development Study project area.
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Photo 1. A view of the Salt Lake Valley from the project area.

The North Hillside Development Study project area (project area) includes all land within the
existing City limits, as well as land that may be annexed by the City in the future, north of 3300
North street (see Figure 1). Residential subdivisions currently exist in the southern portion of the
project area and are rapidly developing towards the north (see Photo 2). There are approximately
2,700 acres, or 33 percent of existing and potential City lands, within the project area.

4.0 PLANNING PROCESS

The development of this study involved a five step planning process: (1) Creating Value Statements:
(2) Creating Resource Inventory Maps; (3) Creating Resource Constraints Maps; (4) Creating
Alternative Development Scenarios; and (5) Creating a Development Master Plan (see Figure 2).
Each of these steps is described in detail later in this study. In addition to implementing these five
steps, a planning work group (PWG) was formed to provide input into the planning process. The
PWG included representatives of the development community, landowners, the U.S. Forest Service,
the Utah State Division of Wildlife Resources, City officials, City Council and Planning and Zoning
Commission members, and residents of the City. The PWG met three times providing input into
each step of the planning process. Specifically, the PWG assisted in identifying planning issues,
developing value statements, prioritizing resource concerns, and recommending a preferred
Development Master Plan.
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Photo 2. View of recent residential development in the project area.

Citizen participation was also incorporated into the planning process. An open house workshop was
held in addition to Planning and Zoning Commission and City Council meetings in order to gain
public input into the planning process. At the workshop, initial results of the study (i.e.. Value
Statements, Resource Inventory and Resource Constraints Maps, Alternative Development
Scenarios, and the preferred Development Master Plan) were presented at four workshop stations.
Participants were asked to provide comments on the planning recommendations (see Appendix A
for a summary of the public comments). Appropriate changes were then made to the preferred
Development Master Plan based on these comments,

5.0 VALUE STATEMENTS

All planning projects need a solid foundation upon which to build the planning process. This
foundation should incorporate the vision that different “stakeholders™ have in a particular project.
In this study. the stakeholders include residents, landowners, and community leaders of the City.
Their vision has been articulated in the form of Value Statements. Value Statements are descriptions
of what is important to the stakeholders about the project area.

The following Value Statements represent a common vision regarding the North Hillside area. Three
Value Statements for this study were developed from discussions with the PWG and from results
of the community survey conducted in early 1996 (see Appendix B). These Value Statements
provided direction to the North Hillside Development Study planning process.
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VALUE 1 - QUALITY OF LIFE

We believe that the quality of life in the North Hillside Development Study project
area of North Ogden City is valued greatly by its citizens and it should not be
compromised. This quality of life is vital to the sense of well-being of existing and
future citizens of the community. We further believe that quality of life for the
citizens of North Ogden City consists of the following elements.

Safety for residents.

Conservation of natural resources.

Accessibility to diverse outdoor recreational activities and public land.
Quality visual appearance of the project area.

Meaningful open space between groups of homes.

- il i

VALUE 2 - BALANCED GROWTH

We believe that development in the North Hillside Development Study project area
of North Ogden City should reflect an appropriate balance between conservation and
development interests. We believe that conservation of natural resources should
mean protection against substantial loss where possible. To accomplish this, all
interests must work together and all must be willing to compromise.

VALUE 3 - PLANNED GROWTH

We believe that growth in the North Hillside Development Study project area of
North Ogden City must be managed intently by the City. We further believe that
management of growth is a function of planning, engineering, and economics. North
Ogden City must assure that infrastructure and services are planned to maintain
current levels and to accommodate future growth.

These Value Statements should be used by the City’s decision-makers to evaluate all development
proposals in the project area. Decisions should be guided by the ideas expressed in each Value
Statement. As public hearings are held to consider various development and zoning changes,
decision-makers should measure each development proposal against each Value Statement. If a
particular development proposal does not meet the intent of each Value Statement, the development
proposal should be modified to conform to the findings of this study. On the other hand, if the ideas
expressed in each Value Statement become out-dated or no longer valid, the Value Statements
should be modified to meet the desires of North Ogden citizens.

6.0 RESOURCE INVENTORY AND CONSTRAINTS MAPPING

Using existing data and information from field investigations conducted as part of this study, a team
of specialists mapped characteristics of different natural and human-made resources within the
project area. The resulting Resource Inventory Maps characterized resource conditions such as
Geomorphology, Geology, Faults, Hydrology, Slope, Soils, Recharge, Vegetation, Wildlife, Fire, and

Nerth Hillside Development Study T



Utilities and Parks within the project area. Information from these maps, in addition to
recommendations from resource specialists, were then used to generate Resource Constraints Maps.

Resource Constraints Maps delineate locations within the project area that pose “severe,”
“moderate,” or “slight” constraints to residential development based upon the specific characteristics
of each resource. For example, the entire project area was mapped according to slope steepness.
Areas with slopes less than 11 percent or less than 21 percent were considered to pose “slight” or
“moderate™ constraints to development, respectively. Steeper areas (21 percent slope or greater)
were considered to pose “severe” constraints to development. While development would not be
impossible in severe constraint areas, it would probably be unsafe and would definitely be more
expensive to implement. Resource Inventory and Constraints Maps were used in creating a
Development Master Plan and Development Guidelines for the project area.

Prior to initiating the resource mapping effort, a Base Map (see Figure C-1 in Appendix C) was
created that shows the location of the project area. Also included on the Base Map is a watershed
boundary that defines the furthest limits of lands surrounding the project area that were mapped for
each resource. The watershed boundary extends beyond the City limits in order to identify an
extended “area of influence” that needs to be considered in future hillside development. Existing
development is shown in the southern portion of the project area. The project area boundary,
watershed boundary, and existing development are common elements on all the Resource Inventory
and Constraints Maps. Each of the resources that were incorporated into the study are briefly
described below. All maps are included in Appendix C.

6.1 Geomorphology

The Geomorphology Inventory Map (see Figure C-2) shows the geologic processes that have
influenced and continue to influence the topography of the project area. The project area is located
within the Basin and Range province, at the base of the Wasatch Mountains. Historical Lake
Bonneville deposits are present in the southern portion of the project area. The topography of the
project area can be characterized as mountainous and alluvial terrain that exhibits a history of
producing gravity-driven, slope-related processes including: avalanches, landslides, and rock slides.

One large historical rock slide/landslide is present within the project area and is identified as the
North Ogden Rock Slide (see Figure C-2) (Pashley and Wiggins 1971). This slide may have been
induced by movement of the Wasatch fault. The bedrock units that are exposed on the mountainous
terrain in the project area are susceptible to sliding because they are highly fractured by normal thrust
faults (see Section 6.3 Faults). The materials mobilized from the North Ogden Rock Slide extend
roughly 0.5 mile from the mountain front. Another historical rock slide/landslide that occurred near
Beus Canyon (south of Weber State College in Ogden) deposited material approximately 1 mile
away from the mountain front (Pashley and Wiggins 1971).

8 North Ogden City



The information from the Geomorphology Inventory Map was used to generate the Landslide and
Avalanche Constraints Map (see Figure C-3). The Landslide and Avalanche Constraints Map
depicts “buffer zones” around geomorphological features. such as landslides, avalanches, and rock
slides that could be hazardous to development. Historical slides indicate that material may be
mobilized from 0.5 to 1 mile from the steep mountain front (Pashley and Wiggins 1971). Therefore,
a “'severe constraints” classification was applied to areas within 0.5 mile of the mountain front. A
“moderate constraints” classification was applied to areas within 1 mile of the mountain front. A
“slight constraints” classification was applied to areas further than 1 mile from the mountain front.

6.2 Geology

The Geology Inventory Map (see Figure C-4) indicates the locations of bedrock types, landslides,
debris shdes, and sediment formations such as alluvial fans and historical Lake Bonneville
sediments. The data were complied
from a number of geologic maps
published by such organizations as the
U.S. Geological Survey. The geologic
deposits of an area indicate the types of
geologic processes that occurred in the
past and are expected to occur in the
future (Utah Geologic Survey 1996;
Arabasz et al. 1992; Nelson and
Personius 1991; Personius 1991; Davis
1985; Ammow 1971). Geologic deposits
are sediments that are transported by
debris flows, floods, and streams that
occur over a long period of time (i.e.,
hundreds of years) (see Photo 3). For
example, alluvial fans, which are
sedimentary deposits that accumulate
below the mouths of canyons, indicate
potential hazardous conditions to
residential development. Numerous
buildings constructed on alluvial fans
along the Wasatch Mountains front
have been destroyed or damaged by
debris flows and floods (Wieczorek et
al. 1993; Kaliser 1983; Marsell 1971). ! i P i3s3 _ ey <l
Figual*e C4 als}::;:}}iﬁcat;sl%l;c Ima:i::;ln tt;f ?T ﬂ;_-:-t -(Fkh-c..,ﬁ "yﬁu,;w}t{mij
one I all/landslide e ";’1 waly T v Brs kS -
sv;bgzg;fgﬂirithin the projccin;cu_ R AR "‘;L;Hxﬁ\' e
. ’ Photo 3. View of geologic deposits that were

transported by debris flows and floods in the project
area.
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A debris flow or “flash flood™ is a rapidly moving mix of sediment and water. Debris flows carry
sediment with sizes ranging from clay particles to car-sized boulders. Debris flows occur during
events of intense precipitation or rapid snowmelt (Marsell 1971). Debris flows are one of the main
geological processes that occur on alluvial fans. The flows typically do not occur every year but can
be very destructive when they do occur. Active or recently active (“young”) portions of alluvial fans
are designated on Figure C-4 with the symbol af! or afy.

On September 7, 1991 a debris flow deposited snow 1,300 feet from the mountain front causing
damage to homes in the Cameron Cove Subdivision, which is located in the southeast portion of the
project area (see Photo 4) (Dollhausen 1991: Perla 1971). This debris movement indicates how far
a debris flow deposition zone could extend from the mountain front.

Information from the Geology Inventory Map was used to generate a Debris Flow Constraints Map
(see Figure C-5). The portion of alluvial fans closest to active stream channels or closest to the
mountain front were mapped as posing “severe constraints” to development because of the high
potential for debris flow. Alluvial fans located away from active stream channels or at some distance
from the mountain front were mapped as posing “moderate constraints” to development because of
moderate potential for debris flows. Inactive or older alluvial fans were mapped as posing “slight
constraints” to development because of low probability for debris flow.

Photo 4. View of Cameron Cove subdivision showing the debris flow path.
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6.3 Faults

The Faults Inventory Map (see Figure C-6) indicates the locations of the active normal faults (e.g.,
the Wasatch Fault), inactive (historical) thrust faults, and historical Lake Bonneville shorelines that
have been identified on maps published by such organizations as the U.S. Geological Survey (Utah
Geologic Survey 1996; Arabasz et al. 1992; Nelson and Personius 1991; Personius 1991; Davis
1985; Amow 1971). Active faults are considered hazardous to development and knowledge of their
location is important to minimize impacts to critical facilities, such as utilities, hospitals, and
schools, during an earthquake event. Active faults typically do not occur along a single fault line but
in a wider “fault zone” where a number of faults may cause surface rupture and ground deformation.

The Faults Constraints Map (see Figure C-7) depicts buffer zones around the mapped active faults.
Based on information collected (Utah Geologic Survey 1996; Arabasz et al. 1992; Nelson and
Personius 1991; Personius 1991; Davis 1985; Amow 1971) from studies on the Wasatch Fault
(McCalpin 1990) and on earthquakes in similar geologic settings (Bucknam and Stein 1987; Jackson
and Boatwright 1987; Crone et al. 1987), the fault zone is expected to be approximately 330 feet
wide with a maximum quake magnitude of 7.2 to 7.5 using the Richter Scale. Estimates for
maximum fault scarp offset range from 10 to 16 feet. A fresh fault scarp is very unstable and will
rapidly erode (ravel) to a less steep angle. The mapped buffer zone includes an additional 20-foot
zone to account for this eroding scarp face. Therefore, areas within 175 feet of an active fault were
considered to pose “severe constraints” to development, areas between 175 and 300 feet of an active
fault were considered to pose “moderate constraints” to development, and areas greater than 300 feet
of an active fault were considered to pose “slight constraints” to development.

6.4 Hydrology

When planning for development, it is important to consider the hydrologic characteristics of an area,
especially in the Intermountain West. Every year disasters are reported throughout the country
involving destruction of property from flood events. Unfortunately, most flood event disasters could
be prevented by avoiding developing within delineated drainages (stream channels) and floodplains
(see Photo 5). Many of these drainages are found within the project area.

The Hydrology Inventory Map (see Figure C-8) delineates six major drainage basins within the
project area and indicates the location of all known perennial (i.e., flow year-round), intermittent
(1.e., flow certain times of the year), and ephemeral (i.e., flow in response to rain events) stream
channels; the Ogden-Brigham Canal: and the 100-year flood plain as designated by the U.S. Federal
Emergency Management Agency (FEMA).

The Hydrology Constraints Map (see Figure C-9) designates locations within the project area where
development constraints associated with hydrological features may occur. Areas of “severe

North Hillside Development Study 1



constraints” are located within 50 feet of a
stream channel, within 16 feet of the
Ogden-Brigham Canal, or within the
100-year floodplain. Development in
these areas will likely cause adverse
impacts to the quality, quantity, and timing
of runoff. Areas of “moderate constraints”
are located 50 to 100 feet from a stream
channel. Areas of “slight constraints™ are
located more than 100 feet from stream
channels, more than 17 feet from the
Ogden-Brigham Canal and outside of the
100-year floodplain.  Projections of
surface runoff from each of the six
drainage basins for various return period
intervals (i.e., 2-, 5-, 10-, 50-, 100-, and
500-year return periods) are provided in
Appendix D. These projections show
hydrologic flow rates to illustrate how
much water could potentially flow in the
six major drainage basins.

6.5 Slope

When developing houses and other
facilities, it is important to consider the
gradient or steepness of the land (i.e., the
i slope). Most people recognize that
Photo 5. View of a stream channel within the project  building on a flat area is easier and less
area. costly than building on steeper areas. This

information is particularly important to
community leaders since infrastructure such as roads and sewers become more difficult to construct
and maintain in areas steeper than 10 percent. In addition, steeper slopes are more prone to hazards
such as landslides, rock falls, and debris flows.

The Slope Inventory Map (see Figure C-10) indicates differences in the slope of the land within the
project area. For this project, slope has been grouped into four categories: 0 to 10 percent, 11 to 20
percent, 21 to 30 percent, and over 31 (31+) percent. A 10 percent slope means that for every 100
feet traveled horizontally, the elevation rises 10 feet.

The Slope Constraints Map (see Figure C-11) depicts the slope-related constraints to development.
Areas within the 0 to 10 percent slope category are considered to pose “slight constraints™ on
development while areas within the 11 to 20 percent slope category are considered to pose “moderate

12 North Ogden City



constraints” on development. Areas within t..c 21 to 30 percent and 31+ percent slope categories
are considered to be “non-developable lands™ since development may be unsafe, unsightly, or
substantially more expensive to implement. In fact, existing City ordinances prohibit development
on slopes steeper than 20 percent.

6.6 Soils

Knowledge of soil characteristics is important when planning land uses within a particular area.
Whether the intended use is for agriculture, transportation, residential, commercial, or industrial
purposes, certain soil types will be more suitable than others. Locating residential developments
within soils that may pose a hazard to structural integrity can be a costly and dangerous endeavor.

The Soils Inventory Map (see Figure C-12) depicts the different types of soils found within the
project area, as defined by the U.S. Natural Resources Conservation Service (NRCS). Soil types
were grouped together based on limiting factors (qualities that could limit development) to produce
the Soil Constraints Map (see Figure C-13). Limiting factors include shallow depth to bedrock,
shallow depth to water table, rock outcrops, and gravel pits. Soils were designated as posing “slight
constraints,” “moderate constraints,” or “severe constraints” to development, based on ratings by the
NRCS (U.S. Soil Conservation Service 1968). Table 1 provides a summary of soil types found
within the project area and their limiting factors.

6.7 Recharge

Many communities throughout the Intermountain West, including North Ogden, rely on groundwater
to supplement domestic water supplies. In most cases, these groundwater supplies are maintained
by water infiltrating the ground in “recharge™ areas. Groundwater recharge occurs where there is
enough water present to move through the unsaturated zone of the soil and into an aquifer (i.e., an
underground layer of porous rock containing water). Development in critical groundwater recharge
areas, such as those that exist in the project area, creates impermeable surfaces and may result in
greater amounts of water “running off” the land during spring flows and storm events. This can
cause reduced infiltration and lower the groundwater supplies that provide an important drinking
water source for community residents. The Recharge Inventory Map (see Figure C-14) indicates
where groundwater recharge areas are located within the project area (Anderson et al. 1994).

The Recharge Constraints Map (see Figure C-15) indicates where groundwater recharge areas occur
in the project area. These areas pose “severe constraints” to development due to the importance of
maintaining an adequate quantity and high quality water supply for the City. Development in these
areas will create impermeable surfaces and may result in greater surface runoff during spring flows
and storm events. This will cause reductions to infiltration and lower the groundwater supply. In
addition, the quality of the groundwater may be impacted due to changes in land management within
the recharge areas.

Nerth Hillside Development Study 13



Table 1. Information on soil

es found within the project area.

! Engineerin
Estimated Soil Properties lnte?pretatiu?t
Scil Series Significant to Engineering .
and of Soils
Map Symbol Depth to Depth 1o Shrink-Swell Paotential Limitations for Use in
Water Table Badrack Potential Slopes Residential Development
{inches) {iInches) (percent) (Building Foundations)

:E‘Em;';éﬂ:% ' MA Low 11010 Moderate
gr:gar oaR 20-48 = 60 Moderate 1103 Savare
g;zpa'r Loam: a0 - 48 = B0 Moderate 306 Moderale
ST AR ST S RHR: 40 - 60 > 60 Low 3106 Siight
SIRnn RN Aegmion: . > 60 Low 101020 Slight
:{fgt::l:-lm Gravelly Sandy Loam: . > 60 Livi 106 Very Slight
Kilbum Gravelly/Cobbly Sandy
Loam: " = B0 Low 3to10 Slight
KgD, KIC
Kilburn Gravelly/Cobbly Sandy
Loam: : = B0 Low 10 to 20 Moderate
KgEz, KIEZ
Logan Silty Clay Loam; at or near Low to
Lf surface >80 Moderate o Viery Severy
E;ginl Gravelly Sandy Loam: i N/A i 61010 Siight
m;r;':t Gravelly Sandy Loam: . MR Livwt 10to 20 Modarata
Pariiys Loan: 36 - 60 60 Moderal 01020 Severe
PaA, PaC, FaD, PaE2 ] . eraie
i,':ésg:bvﬁ':;ﬁg o _— . NIA Low 310 20 Moderate “
:fggnucky ANy LR " 25-40 Low 1010 30 Moderate
:E‘;;WK? Sandy Loatn: : 25 -40 Low 30t 70 Very Severe
E‘S:;ei‘:ltng Cobbly Loam: . > 60 Low 8 to 20 Moderate
3}?;;”9 Very Rocky Loam: 3 = 60 Low 6 to 50 Moderate to Very Sevara
Timpanogos Loam: Low to
TcE TDD.THO2 36 - 48 = 60 Undarats dto 20 Moderate
Woods Cross Silty Clay Loam: Moderate to
Ws. Wi 24 - 48 = 60 High nia Very Savere

———— ——
3 Indicates that there was no water 1able within the depth of chservalion, which is 5 feat unless limited by bedrock.
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6.8 Vegetation and Wildlife

Wildlife occurring within the project area that are of interest to the state of Utah, the U.S. Federal

Government, and the general public include the following groups: general wildlife populations,

raptors, big game, and threatened and endangered species. A general discussion of the potential for

occurrence of these groups of wildlife and presence of important habitats within the project area are

provided below.

General Wildlife

The project area provides diverse habitat for wildlife species that occupy the area on a year-round
or seasonal basis. Eight different habitat types, defined by vegetation communities, are found within
the project area. These include: (1) sage-grassland, (2) oak-maple shrubland, (3) oak-talus

shrubland, (4) douglas fir forest, (5) PEM-wet meadow, (6) birch-aspen forest, (7) PSS-

willow/cottonwood, and (8) wet
meadow/grassland complex (see Photo
6). The Vegetation and Wildlife
Inventory Map (see Figure C-16)
indicates the locations of wildlife
habitat, based on vegetation
communities, that are located within the
project area.

The majority of the wildlife species that
inhabit the project area are tolerant to
some levels of human disturbance due
to the proximity of existing residential
development and use of the hillside area
for recreation. Common wildlife
species in the project area include
California quail, common flicker, black-
billed magpie, house finch, mourning
dove, American robin, ring-necked
pheasant, gopher snake, skunk, and
mule deer. Species that are less tolerant
to human disturbance reside primarily at
the base of the foothills in the northern
portion of the project area and within
the protective cover of the oak-maple
shrublands.  These species include
several species of raptors, lazuli
bunting, western tanager, song sparrow,
western kingbird, and occasionally,
mountain lion.

Photo 6. View of sage-grassland and oak-maple
shrubland vegetation communities within the project
area.

North Hillside Development Study
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Habitats that are somewhat limited in the project area or provide important resource needs (e.g..
protective cover, nesting sites, forage) for many wildlife species include wetland and riparian areas
(composed of PSS-willow/cottonwood, wet meadow/grassland complex, and PEM-wet meadow
vegetation communities) and oak-maple shrublands. PSS-willow/cottonwood and oak-maple
shrubland habitats also provide natural movement corridors and safe refuges for species that are
relatively intolerant of human disturbance. Woodland habitats are of particular importance to
migrating birds that use these habitats to forage and rest during migration. Wetland areas in the
project area have the potential to support amphibians with the removal of grazing pressures.

Raptors

The project area provides optimal habitat for a variety of raptors due to the presence of numerous
nesting sites, vantage points, and prey species. Raptors that likely nest within the area include
Cooper’s hawk, American kestrel, Swainson's hawk, and red-tailed hawk. These species typically
construct nests within the branches of large trees or on cliff ledges. Golden eagles are occasionally
observed but nest sites have not been documented. Many other raptors migrate through the area
during spring and fall. Several species winter in the area. The shrubland and grassland habitats (i.e.,
sage-grassland and wet meadow/grassland complex) provide abundant prey such as jackrabbits,
rabbits, gophers, and mice.

Big Game

The project area is inhabited by mule deer on a year-round basis. Mule deer are particularly
prevalent in the project area during the winter and remain at the lower elevations during periods of
heavy snow accumulation (see Figure C-16). Primary movement corridors in the project area include
stream drainages and mountain ridgetops (see Figure C-16). Fawning in the project area has not
been reported. All habitats in the project area provide forage and/or cover for mule deer. Existing
conflicts with mule deer include harassment by domestic and feral dogs, increased stress from human
disturbance during critical periods, and displacement from historical winter range.

Threatened and Endangered Species

Federally listed plant and animal species are not known to inhabit the project area for an extended
period of time. However, two federally listed animal species occur infrequently and on a temporary
basis. The endangered peregrine falcon is occasionally reported during spring and fall migration.
With expanding populations, this species could establish nest sites on cliffs near the project area in
the future. Large concentrations of the threatened bald eagle winters within several miles of the
project area and may be observed occasionally in-flight. Little foraging, roosting, or nesting
opportunities for the peregrine falcon and bald eagle are present. Therefore, extended use of the
project area by these species is unlikely.

The Vegetation and Wildlife Constraints Map (see Figure C-17) depicts the different levels of
development constraints based on areas of high wildlife concentrations and their important resource
needs (e.g., protective cover, nesting sites, foraging areas). These areas include wetland and riparian
areas (PEM-wet meadow, PS§-willow/cottonwood, and wet meadow/grassland) and oak-maple
shrublands. Riparian and oak-maple shrubland habitats also provide natural movement corridors and
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safe refuges for species that are relatively intolerant to human disturbance. Woodland habitats are
of particular importance to migrating birds that use these habitats to forage and rest during migration.
Because of the high wildlife value, wetland and riparian areas and oak-maple shrublands are
considered to pose “severe constraints” to development within the project area. Areas of
sage-grassland pose “moderate constraints™ while all other areas pose “slight constraints.”

6.9 Fire

Fire hazard can be assessed by the available fuel types (vegetation), aspect, and proximity of an area
to urban communities. The Fire Inventory Map (see Figure C-18) indicates the vegetation
communities that have been mapped within the project area while the Fire Constraints Map (see
Figure C-19) indicates the fire hazard these vegetation communities pose to development. The
sage-grassland and oak-maple shrubland are considered to pose “severe constraints” to development
because of their high fire potential. This is the result of the fuel type and the southern aspect of the
project area. The fire hazard is further intensified in these areas by development encroaching into
existing natural areas that are prone to fire. Moreover, after a fire, an area may be stripped of
important vegetation and soil components that slow surface water run-off and hold flow material in
place, providing ideal conditions for the less obvious flood or debris flow hazards (see Photo 7).

Wetland vegetation communities and rock outcrops pose “slight constraints” to development from
fire.

s
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6.10 Utility and Parks

The Utility and Parks Inventory Map (see Figure C-20) shows the location of existing City parks
within the project area and existing utility service (e.g., water, sewer, gas, telephone, and power)
lines. The location of these features is used in planning for future development in the project area.
Adequate utility services and parks must be located and integrated with existing resources before
development is allowed to occur. Future locations of parks within the project area are addressed in
the North Ogden City General Plan. A brief discussion of the utility service lines within the project
area is provided below.

Culinary Water Supply

The City currently has culinary water facilities capable of providing service to the project area below
5,018 feet in elevation. The area below this elevation is, for the most part, developed into residential
housing. The remainder of the project area above 5,018 feet in elevation (see Figure C-20), cannot
be developed until new culinary water infrastructure is constructed. It should be noted that the area
above 5,018 feet in elevation that will require City culinary water service is extensive.

The City has sufficient water rights to service the undeveloped portions of the project area; however,
it will be necessary for the City to develop new culinary water wells in order to generate the required
water supply. City ordinances stipulate that the City will only furnish water supply for inside
(potable) home uses. Water supply for outside irrigation must be provided by a reliable outside
entity (see the Secondary Water Supply Section below). Potential new culinary well sites have been
located by the City and exploratory test wells suggest that there will be a large enough new water
supply to sufficiently service the project area. The potential new wells will be constructed in the
lower elevations of the project area where there is a higher potential of locating a reliable water
supply. The City also constructed an unsuccessful test well in the upper elevations of the project
area. Well testing has shown that the closer the wells are located to the valley floor, the better the
chances of locating a reliable ground water supply for culinary water.

In addition to the new wells, it will be necessary for the new development areas to have a series of
water storage reservoirs placed at elevations sufficient to provide adequate water pressure. Due to
the steepness of the project area, it will be necessary for the City to separate the new water service
areas into separate water service pressure zones. Approximately four new water pressure zones will
need to be created to service the new development areas. Pressures in the new pressure zones will
range between 40 pounds per square inch (psi) and 110 psi. New water storage reservoirs should be
sized to provide a minimum of 400 gallons per day per residential connection plus an additional
volume for fire protection purposes. Given the location of the existing distribution system and the
location of new wells, it will be necessary to construct a series of booster pump stations to lift the
water supply to the new reservoir locations. These booster pump stations will be designed to lift
water between pressure zones as required.

In terms of culinary water service to future development areas above 5,018 feet in elevation, it is
anticipated that infrastructure required to service this area will be financed by those developing the
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property. The City is currently considering assessing a development impact fee for this area to
generate funds for needed construction. Under this arrangement, the developer(s) would finance and
construct the required water facilities and they would be reimbursed by the City when impact fees
are collected as development proceeds. In addition, there is a possibility of the creation of a special
improvement district where the City would construct the required facilities and each property owner
within the service area would pay an annual prorated assessment to pay for the required facilities.

Secondary Water Supply

Existing City ordinances requires that all new development areas be serviced with a secondary water
supply to be used for outside irrigation purposes. Due to the limited culinary water supply and the
cost of providing this service, the City has instituted this requirement. The City recommends that
all secondary water supply be provided by Pineview Water Systems. Currently, Pineview Water
Systems does not have infrastructure in place to provide service for future development within the
project area. Pineview Water Systems does plan to construct a pumping system that would transfer
water from the Willard Canal to the Ogden/Brigham Canal together with the purchase of water
supply (3 acre feet per acre of irrigable land) from Willard Bay through the Weber Basin Water
Conservancy District. When this project is completed, water supply can be made available to the
project area; however, Pineview Water Systems would still need to construct piping systems,
pumping stations and reservoirs to provide secondary water service. Until such time as Pineview
Water Systems can provide secondary water service, the project area cannot be developed.

Sanitary Sewer Service
The City plans to service the project area with a separate sanitary sewer outfall system that was

constructed as part of the Lakeview Heights development. This outfall line was designed with a
capacity to service most of the northern portion of the project area. The City Engineer has completed
a study of the capacity of this outfall system (complete with inflow from existing development) and
it appears that the existing outfall line has sufficient capacity to service the estimated number of
residential units anticipated by this study (see Section 8.0). Sanitary sewer service, therefore, should
not be a limiting factor to development of the project area.

Electrical Power Service

Electrical power service to the project area is provided by the Utah Power and Light Company.
Existing City ordinances require that electrical power lines, which service residential areas, be buried
in new developments. Consideration should be given to locating service lines away from fault
hazards.

Natural Gas Service
Natural Gas Service to the project area is provided by Mountain Fuel. Consideration should be given
to locating service lines away from fault hazards.

Telephone Service
Telephone service to the project area 1s provided by U.S. West. Consideration should be given to
locating telephone service lines away from fault hazards.
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7.0 ALTERNATIVE DEVELOPMENT SCENARIOS

One method used by planners to determine where development should occur is called the “Overlay
Process.” The Overlay Process is a dynamic process allowing community members to make
planning decisions based on prioritized concerns. Furthermore, development can be directed into
the most suitable (i.e., least resource constraining) areas.

In the Overlay Process, as used for this project, a number of Resource Constraints Maps were
combined and superimposed on the Base Map, resulting in the Composite Constraints Map (see
Figure C-21). Areas of severe constraints for any of these resources were allowed to override areas
of moderate and slight constraints. The Composite Constraints Map indicates where the combination
of selected resources (i.e., Faults, Hydrology, Debris Flow, Slope, Soils, Landslide, and Avalanche)
would pose severe constraints to development.

The information from the Composite Constraints Map was used to generate three conceptual
alternative development scenarios. The conceptual nature of the alternative development scenarios
is intended to represent a spectrum of possible futures for the North Hillside area, given general
guidelines regarding conservation goals. These scenarios are:

. Development Scenario A: Maximum Development;
. Development Scenario B: Development with Conservation; and
. Development Scenario C: Maximum Conservation.

Each Development Scenario Map includes four Land Use Categories: Existing Developed Lands;
Future Developable Lands; Future Conservation Lands; and Non-developable Lands. The areas
included in these Land Use Categories vary with each development scenario. Each development
scenario is briefly described below. A summary comparison of the Land Use Categories for each
development scenario is provided in Table 2.

7.1 Development Scenario A

Scenario A represents maximum development of land, where all areas in the project area would be
available for development (see Figure C-22), except those areas classified as “non-developable™
because of slope constraints. Lands classified as “non-developable™ are currently protected under
North Ogden City ordinances, which prohibit development on lands with slopes steeper than 20

percent.
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Table 2. Comparison of the Land Use Categories for each Development Scenario.

DEVELOPMENT SCENARIOS
LAND USE CATEGORIES
ACRES A ACRESB ACRESC
Existing Developed Lands 18% 494.8 18% 494.8 18% 494.8
Future Developable Lands 56% 15115 37% 896 16% 447
Future Conservation Lands 0 0 19% 5155 40% 1,064.5
Non-developable Lands 26% 709.2 26% 709.2 26% v08.2
TOTALS 100% 2,715.5 100% 2,715.5 100% 2,715.5
R — —_—

7.2 Development Scenario B

Scenario B represents a balance between conservation and development in the project area (see
Figure C-23). Areas with the most “severe constraints” on development, as determined using the
Overlay Process, would be protected as “future conservation lands.” These “future conservation
lands” would include setbacks from major stream channels and fault zones.

7.3 Development Scenario C

Scenario C represents maximum conservation of land within the project area (see Figure C-24),
where development would occur only in those areas exhibiting the least constraints to development.
The “future conservation lands™ would protect the most sensitive portions of the project area, next
to the steep mountain fronts. Scenario C would include setbacks from major stream channels and

fault zones and would also protect areas severely constrained by debris flows, landslides, and
avalanches.

8.0 PREFERRED DEVELOPMENT MASTER PLAN

Alternative Development Scenario B was chosen by the City to be the preferred Development Master
Plan because it represents a compromise between resource conservation and land development. As
the preferred Development Master Plan, Scenario B was further analyzed for appropriate
development density and transportation options. The development density and transportation options
are described in detail in the following sections.

8.1 Development Master Plan: Density

Several options for Development Scenario B were analyzed to determine the appropriate densities
of development for different portions of the project area. The selected densities for developable
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lands under Development Scenario B are based on different reside ial lot sizes. The Density Map
(see Figure C-25) uses three different residential lot size densiues (0.25 acre density, 0.5 acre
density, and 1 acre density). At the densities shown on the Density Map, this scenario can potentially
accommodate up to 2,018 dwelling units within the project area.

It is expected that development within “future developable lands™ as shown on the Density Map will
be clustered to provide for meaningful open space and conservation lands between developments.
Although specific lot sizes may vary, the recommended densities for a given parcel of land should
not be exceeded. Future conservation lands are expected to be protected through donation to the
City, inclusion in conservation easements, or maintained through a homeowner’s association in
perpetuity. Conservation lands may be used by the City as future city parks. Anticipated future city
parks are shown in the North Ogden General Plan.

8.2 Development Master Plan: Transportation

The conceptual Transportation Map for Development Scenario B (see Figure C-26) shows existing
and proposed major roads that link the project area to surrounding areas. These major roads will
funnel traffic to, from, and through the project area. Other collector roads that link future
developable lands to the major roads outside of the project area are shown in the North Ogden
General Plan.

9.0 DEVELOPMENT GUIDELINES

Development guidelines are provisions that should be incorporated into each development proposal
submitted to the City. They include specific actions, designs, or criteria to be followed when
developments are proposed within the project area. These guidelines are discussed by resource
category.

9.1 Landslide and Avalanche
Guidelines for development in the landslide and avalanche hazard areas include the following:
. Avoid building public places such as schools or auditoriums in the landslide and avalanche

severe constraints areas (i.e., within 0.5 mile of mountain front). Prevent construction of all
buildings within 100 feet of drainage channels.
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9.2 Debris Flow

Guidelines for development on alluvial fans include the following:

. Preserve existing vegetation within drainage channels to act as a trap for debris flow
sediments.

. Provide appropriate setbacks (minimum 100 feet) from drainage channels for new
development.

9.3 Faults

Guidelines for development within fault zones include the following.

. Require that all utilities that cross fault zones be designed to withstand earthquake induced
ground movement.

. Prevent construction of dwellings within 175 feet of faults or landslides.

9.4 Hydrology

Guidelines for development within sensitive hydrologic areas include the following:

. No modification of natural drainage channels. Drainage channels should maintain their
natural pattern, profile, and geometry. Entrenching drainage channels and riprapping channel
banks must be avoided.

. No development within 100 feet of drainage channels or areas that flood periodically.

. All drainage channel crossings should include oversized culverts so that there are no channel
width constrictions (i.e., make culverts wider than bankfull width).

9.5 Recharge Areas

Guidelines for development within recharge areas include the following:

. Encourage open channel designs for stormwater management to slow water movement and
allow for infiltration. This may include limiting development of curb and gutter in favor of

a system of open channels that carry stormwater runoff to detention basins for infiltration.

. Maintain natural infiltration rates wherever possible (particularly important at the mouth of
the canyons where streamflow goes underground).

North Hillside Development Study 23



. Stormwater treatment and infiltration areas (i.e., small basins) should be developed where
impermeable surfaces associated with developments (e.g., roads, driveways, rooftops, efc.)
impact infiltration.

9.6 Vegetation and Wildlife

Guidelines for development in sensitive vegetation and wildlife habitats include the following:

. Development should avoid fragmenting large, contiguous patches of wildlife habitat,
especially oak-maple shrublands. Residential development and road and trail systems should
be constructed away from these areas. When unavoidable, development should occur in
“sacrifice areas” on the fringe of existing patches.

. Design a transportation network with a minimum number of roads and drainage channel
crossings.

. Maintain as much existing, native vegetation as possible.

. Direct trails and roads away from sensitive wildlife areas in the project area. Sensitive

wildlife areas should be protected with a minimum buffer (approximately 50 feet) to avoid
disturbance to resident wildlife.

. To minimize deer/vehicle collisions, post signs to warn drivers of the presence of deer and
plant vegetation along roads that are undesirable to deer for forage.

. Incorporate cluster development principals to maintain habitat for species that require large
tracts of lands for *home ranges.”

. Recognize important resources, including wildlife habitats, outside and adjacent to the
project area. Trails and road systems should be directed away from these resources.

. Designate “open spaces” to include wetland areas. Prohibit grazing in wetland areas to allow
for restoration of natural conditions.

9.7 Fire

Guidelines for development within fire hazard areas include the following:

. Thin and clear native vegetation of all dead material to not less than 30 feet around all
structures.
. Keep fuel breaks pruned and free of dead vegetative material.
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. Dispose of all vegetation removed during construction by chipping, burial, or removal.

. Excess flammable construction material shall be disposed of by burial or removal.
. Remove combustible trash and rubbish from the project area immediately.
. Provide one, exterior, freeze-proof, water tap far enough from the dwelling to permit hose

protection to all sides and roof of the dwelling at each lot during a fire.

. Remove all vegetation and other fuels within 135 feet of all chimneys, stove pipes, or outdoor
fireplaces.
. Construct roof and exterior structures of fire resistant materials such as rag felt roofing,

gravel, tile, slate, asbestos cement shingle, sheet iron, brick, aluminum or fire retardant-
treated wood shingles or shakes.

. Construct structural projections such as balconies, decks, and roof gables of fire resistant
materials or materials treated with fire retardant chemicals.

. Screen or close off roof, attic, and underfloor openings.

. Equip all chimney or stovepipes buming solid or liquid fuels with screens over the outlet of
16 gauge wire and have a maximum of (.5 inch wide holes.

. Prohibit flat top structures with horizontal roofs in areas where vegetation is higher than the
roof,
10.0 RECOMMENDATIONS

The following represent BIO/WEST Inc.’s (BIO/WEST) recommendations to the City as a result
of the findings of the North Hillside Development Study.

. In order to insure the sustainability of the North Hillside project area, City officials must
require that all development proposals incorporate the enclosed findings and development
guidelines. However, information contained herein should be refined as new information
becomes available. City officials should be firm in their requirements that all proposals
address the potential constraints presented in this study, yet flexible in their acceptance of
proposals that present innovative and creative responses to those constraints.

. Implement recommendations from the pending Guidance Document for Alluvial Fan
Floodplain Management to be published by Utah Division of Comprehensive Emergency
Management.

North Hillside Development Study 25



Construct appropriately sized debris flow retention basins between areas of existing and
future development within the project area to protect those developments that did not
preserve drainage channel areas.

Require a study by a professional geologist to locate specific faults and recommend
appropriate setbacks for development proposals on site.

Adopt building codes sufficient to protect buildings from earthquake forces.

Analyze the value and function of each drainage channel and floodplain prior to development
and adopt appropriate setbacks for each development proposal.

Develop fertilizer and pesticide restrictions/guidelines to protect water quality.

Enforce leash laws for dogs and hunting regulations to minimize harassment and illegal
killing of wildlife (especially deer).

Make modifications to existing zoning ordinances to provide for the following:

(1) Allow for Open Space that is either dedicated to the City, donated to a trust, or
maintained through a homeowner’s association, in perpetuity, where constraints
prohibit development (i.e., conservation areas).

(2) Allow for flexible housing configurations that require closer grouping of homes on
smaller lots resulting in more Open Space and conservation of sensitive resource
areas. The intent should be to increase Open Space within proposed developments,
not to increase density over those shown in the North Ogden General Plan and in this
study. This practice will require less roadway and utility facilities and thus reduce
initial development costs and long-term maintenance costs.

(3) Encourage landscaping with native plant species in residential neighborhoods to
maintain visual quality and reduce water consumption. Provide literature to educate
new residents on native plantings, including suggestions on plants that are
undesirable to deer to minimize anticipated conflicts. Include the names of local
nurseries that provide native plants.

(4) Prevent commercial development, feedlots, septic tanks, or underground or above
ground storage tanks from being allowed in the project area to protect water quality.
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(5) Prevent home-based or backyard businesses that use chemicals (i.e., auto repairing,
auto body painting, chrome plating, pest management, etc.) from being allowed in
the project area to protect water quality.

(6)  Limit access to collector roads within the project area. Modify subdivision
ordinances to limit homes from fronting on collector roads with driveway access.
Where possible, driveways should be located on local roads perpendicular to
collector roads. This practice will increase safety on collector roads and maintain
efficient movement of vehicles throughout the project area.
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APPENDIX A:

Summary of Public Workshop Comments



Preliminary Findings of the North Hillside Development Study were presented to the citizens of
North Ogden on November 13, 1996, at a public workshop held in the city offices. Representatives
from North Ogden, the PWG, and BIO/WEST were available to answer questions. In addition,
comment forms were available for citizens to fill out. Over 100 individuals participated in the public
workshop. A total of 36 comment forms were filled out and sent to the project team. A summary
of the comments received is provided below, followed by the number of commentors in parentheses.
Copies of each of the comment forms as well as the public workshop sign-in sheets are also
provided. '

GENERAL COMMENTS

WATER

> Secondary water for new developments would put major constraints on existing systems (3).

> Supplying water to new developments would cost current residents (2).

> Existing open space (undeveloped area) is needed for recharge of water for current residents
(2).

> Does city have the water rights to support an additional 2,000 to 2,600 dwellings? (1)

FIRE

> Fire is a concern, and associated flooding and mudslides that occur after a fire has removed

vegetative cover (1).

FLOODS AND MUDSLIDES

> What types of flood sewers (detention basins) are planned for future developments? (1)

> New developments will disrupt current drainage and recharge patterns and cause flooding
in existing developments (4).

. Concemn that development will be continued to be allowed in the area of the recent slide (1).

WILDLIFE

> Scenario C is preferred because it puts less pressure on wildlife (1).

> Increased development would force wildlife into less desirable feeding and nesting areas (5).

ROADS AND INFRASTRUCTURE

> Roads are already congested, particularly 400/450 East (4).

Are proposed roads coordinated with Pleasant View and Weber County? (1)

Major roads (as shown conceptually) present a safety concern to our children (1).

Crime increases close to major roads (1).

Concern over whether existing infrastructure (police and fire) would be adequate for new
developments (1).

> Establish a line and prohibit development above the specified line (elevation) (1).
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AIR POLLUTION

> Emissions from contractors’ vehicles (diesel powered) pollute air in surrounding
neighborhoods (1).

> Increased traffic resulting from development will increase noise and air pollution (1).

VISUAL

. Preserve a mountainside covered with trees and grass and views of Ben Lomond, not houses
and lights from houses (4).

- There should be more concern for quality of life issues, like the loss of rural character in our
city (1).

PARKS

> Appropriate public access (will major roads have to be crossed by children?) to city parks

should be determined before land is designated as a “park.” (1)

ECONOMIC

» New houses decrease the market value of previously owned homes (1).

> No industry to support the tax base in North Ogden, except homeowners, therefore taxes
increase with development (2).

> Concern with motivation behind development, only developers will benefit and residents left
with the mess (2).

> Who pays for the new roads that will be required by new developments? (1)

= Homeowners should assume all risk in the event of a hazard. The city should not be
responsible (2).

> Impact fees should be levied on all new houses (1).

> Concem that city will disregard needs of small property owners and cater to large developers

when final decisions are made concerning what areas of the North Hillside Development
Study project area are to be developed (4).

MISCELLANEOUS

> Planning/Zoning must be followed to protect the environment and must not be influenced
by the dollar or who is in power (3).

Citizens would like to be kept informed of future changes affecting growth in their city (1).
The decision about future development should be made by a vote on a ballot initiative (1).
What is the process for deciding which scenario will be used? (1)

Does the city have any type of general plan (1).

How do proposals fit with existing masterplan? (1)

Many of the maps seem to be outdated, particularly those showing locations of roads (1).
Level of detail is too broad--good lots (on my land) don’t show up (1).

Concern over what appear to be conflicting interests (financial gain in North Hillside project
area) among PWG member(s) (1).

Study should have been done 5 or 6 years ago before all of the land speculation (1).

> Why have building permits been issued on lands with steep slopes (20%-30%) in the past?

(1)
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> New development would increase the already high number of power outages experienced by

the city (1).

> Concern that severe constraint categories may be too strict, thereby eliminating “common
sense” in decisions about future land use in the North Hillside Study project area (1).

SCENARIO COMMENTS

SCENARIO A (2)

r A scenario somewhat less restrictive than Scenario B is recommended.

SCENARIO B (1)

v Chance of fire and avalanche is too high in Scenario B (remember recent mudslides).

SCENARIO C (9)

r A scenario somewhere in between Scenario B and Scenario C is recommended.

> Size of lots should be increased.

NO MORE DEVELOPMENT (6)

> No more development--look at the faults in the North Hillside area.

CONSERVATION LANDS

> Scenario C is preferred because more conservation lands are preserved (1).

. How will land owners be compensated for conservation lands? (1)

L City should provide public access to public lands (e.g., parking for those who want to climb
Ben Lomond (1).

Trails and greenways are not addressed in the study (3).

Non-developable lands still provide opportunities for parks, golf courses, hiking trails, etc.,
that have not been considered (1).
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Additional Comments:

Mailing Address: Comment Forms

Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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NORTH OGDEN CITY
North Hillside Development Study

City Officas, 13 November 18396
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BIO/WEST, Inc.
1063 West 1400 North
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Additional Comments:

Mailing Address: Comment Forms

Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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North Ogdan City, Utah {5:00 p.m. to 8:00 p.m.)
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Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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NORTH OGDEN CITY
North Hillside Development Study

City Offices, 13 Novamber 1996
North Ogdan City, Utah {5:00 p.m. to 8:00 p.m.)
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Additional Comments:

Mailing Address: Comment Forms

Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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Additional Comments:
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Attn: Christopher Sands, Project Manager November 22,1996
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Additional Comments:
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Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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North Ogden City, Utah {5:00 p.m. to 8:00 p.m.)

Public Workshop Comment Form

Name: ' Address:
!‘i\nﬂﬂﬂl ‘];’(Pf"ﬁl”awf Street / PO Box: \ 296 E 3/00O /Y4
City / State / Zip: Y 0 (rj C;Cllé’ |

Representing (optional): Self Other (please specify)

Issues or Concerns: _
Why  ias bm\éﬁﬂq Sevhi tﬂaue"é D aVeeas

Bt hed 206 -2 alrme T Obvtssdiu,

{Eh,ﬂ,ﬁﬂef‘ C\ L:];; E[Aﬂxnf HQ\:JGA? CJ‘.G\‘F‘{-"A . \h i

General Comments and Recommendations: :
-.E!___l\f\-Q (L-r::n..»w:x]'ll f}‘hc:u\"é\ \\’lc{\ik: Cg?)le l‘\Vllltﬂ:: SV -

-G >/ﬁaf-5 a s e befare g\l ““\{/1'15 Yaund S?éti
%ak stacted,

Page 10of 2



Additional Comments:

Mailing Address: Comment Forms
Must be Received by:

Attn: Christopher Sands, Project Manager November 22,1996

BIO/WEST, Inc.

1063 West 1400 North
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Additional Comments:

Mailing Address: : Comment Forms

Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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Additional Comments:

Mailing Address: Comment Forms

Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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Additional Comments:

Mailing Address: Comment Forms

Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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Mailing Address: Comment Forms
Must be Received by:

Attn: Christopher Sands, Project Manager November 22,1996

BIO/WEST, Inc.
1063 West 1400 North
Logan, Utah 84321
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19 November 1996 1554 Meadows Connection
Park City, Utah 84098-5930
(801)649-3394

Mr. Dennis Shupe, City Administrator
North Ogden City

505-East 2600 North

North Ogden, Utah 84414

Re: North Hillside Development Study -
Dear Dennis:

Congratulations to you and the City council for commission-
ing the North Hillside Development Study. It shows me that
all of you there in North Ogden are thinking ahead.

However, 1 do have a few comments, mainly of a general
nature, that I wish to pass along to you, the City Council
and the Planning Commission.

- A cursory inspection of all the wall charts presented in

the City's chambers last Wednesday would seem to indicate
that if they were all overlayed atop each other, there
probably wouldn't be much land at all'that would be suitable
for development given BIO/WEST's criteria for determining
constraints.

This disturbs me particularly as it applies to the "small"
12.92 acre piece that I bought thirty years ago as a pot-
ential residential development parcel, heretofore considered
to be a pretty benign parcel. BIO/WEST catogorizes my

land as having no less than five "severe constraints" attach-
to it. I disagree strongly with all five.

Although the City should be complimented for following
through on the idea of a study, I would hope that the results
of this study should not be put in concrete. There would
seem.to be a little common sense required in any decisions
affecting the future of the entire land area studied.

I noted with interest a comment made by one of the BIO/WEST
personnel with whom I talked last Wednesday. He said, "Yes,
your parcel should probably be best planted in just grass."
He didn't mention any "Keep Off the Grass" signs, but it
was interesting to see his environmentalist proclivities
rise to the surface.

Yours very truly,

AT

ames R. Mitchell
cc: BIO/WEST
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% North Hillside Development Study
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Additional Comments:
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Mailing Address:

Attn: Christopher Sands, Project Manager

BIO/WEST, Inc.
1063 West 1400 North
Logan, Utah 84321
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A NORTH OGDEN CITY
Y3 North Hillside Development Study

City Officas, 13 November 1956

ar:h Ogden City, Utah {5:00 p.m. 1o 8:00 p.m.)
Public Workshop Comment Form
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Additional Comments:

Mailing Address: Comment Forms

Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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NORTH OGDEN CITY
North Hillside Development Study

13 November 1596
500 p.m. lo 8200 p.m.

Public Workshop Comment Form
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Additional Comments:

Mailing Address: Comment Forms

: Must be Received by:
Attn: Christopher Sands, Project Manager November 22,1996
BIO/WEST, Inc.

1063 West 1400 North
Logan, Utah 84321
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11/£21/796

16120 NUHTH WaUEN Lilx |GUL)IDL—-1£41L

North Ogden City
North Hillside Development Study

Dear sir:

Thank you for the opportunity to comment on the Development Study for North Ogden.
We have lived in North Ogden on the bench for twenty-nine years and have loved the area
and the city. We have witnessed the growth of the city and appreciate your concern for
protecting the present home and property owners from potential problems that could
come from the development of the North Ogden bench area

We think that it is necessary to have this study completed and to get recommendations
from those who are professionals in land development issues. It is necessary to protect
everyone from the possibilities of land slides and flooding and to preserve our quality of
water.

For over twenty years we have owned a two acre developable piece of property just below
the higher bench. Our property borders the east side of the old reservoir and at the top of
the eighty acres that is privately owned. The higher bench area is directly behind us. 1t is
our understanding that Lakeview Heights owns the property on each side of the privately
owned eighty acres. Qur greatest concemn now is that the city will come in and dictate to
us that we will need more than an acre to build on or that we will not be able to use the
land at all. The city has allowed Lakeview Heights to build at a fast pace the past few
years and we certainly hope that the city doesn't now come in and tell the little guy or the
small private owners that their property located in between Lakeview is not usable. It is

our hope, that the city will not forget the smaller property owners when the final plans are
drawn up.

Thanks for asking for our comments.

Sincerely

Es UUD

Aol T S Lotk B. W onter
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NORTH OGDEN CITY
North Hillside Development Study

13 November 1996
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Public Workshop Comment Form
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Additional Comments:

Mailing Address: Comment Forms
- Must be Received by:

Attn: Christopher Sands, Project Manager November 22,1996

BIO/WEST, Inc.
1063 West 1400 North
Logan, Utah 84321
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NORTH OGDEN CITY
North Hillside Development Study
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City / State / Zip: O?cjenf UT Rukty

Representing (optional): Self Y~  Other (please specify)

Issues or Concerns:
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General Comments and Recommendations: :
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Additional Comments:

I:.M—ﬂ-m-i'lf.f ‘:"- F-"-';?_._ ) ; :
Mailing Address: Comment Forms
Must be Received by:
Agp: Christopher Sands, Project Manager Nnvumher'ﬂﬁ 996
BIO/WEST, Inc.
1063 West 1400 North
Logan, Utah 84321
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APPENDIX B:

North Ogden Community Survey Results



; May 1996
ﬁ th Ogden Community Survey
out the respondents

D7. Which of the following categories best describes
your total family income (from all sources including
children) during the last year?

ﬂuﬂw Less than
$20,000
26% -~

£50,000 to
$69,999
30%
$49.999
16%
EXTENSION

May 1996

Ogden Community Survey
about the respondents

QD8. What was the last year of school or
grade in school you completed?

Graduate

Vocational 5:':::' Some high
School or scheool

College 1%
Graduate

36% High Schoaol
Graduate
16%
Some college/
Vocational
Schoaol
28%
EXTEMSION

18



May 1996

ANorth Ogden Community Survey
’l the respondents

D5. Are you renting, buying, or do you
own your own home?

Own Renting
38% 5%

Buying
57%

UMIVERSITY
EXTENSION

May 1996

orth Ogden Community Survey
« @bout the respondents

D6. What is the occupation of the principal wage
earner in your home?

Craftsman,
skilled laber, Retired
17%
14%

Professional
Managerial, 41%
tech, clerical
28%

17



May 1996

gfﬁ%@k Ogden Community Survey

about the respondents

QD3. How many years have you
lived in North Ogden City?

Over 20 years
35%

0to 5 years
26%
11 tﬂ14}"ﬂm 6 to 10 years
8% 18%
EXTENSION
May 1996

Ogden Community Survey

@bout the respondents

D4. How many family members
reside in your home?

Five or six Seven or more
29% T

Three or four
35%

16



' May 1996
North Ogden Community Survey
bout the respondents

D1. Respondents’ Both
gender. answered
survey
32%
Male
31%
Female
37%
May 1996

‘ Ogden Community Survey
< @bout the respondents

D2. Which category best represents your age?

55-64| |65 or older

15% 1% 1?'524

25-34
16%

45-54
25%

UMIVEREITY
EXTEMSION

15



May 1996

@gh Ogden Community Survey

parks and recreation

C12. On ascale of 1 to 5, do you favor or oppose development
or expansion of the following cultural activities in North

Ogdent? C1Favor @ Strongly Favor
Commnsyvea | 40%
canevesrn | 46% _
Arts & Cratte contar 48%
U potrigrrabar | B7%
» s i | ~ 40%
Mosting rooms | — 40%
wecpacsonciy | 36%
S St 0% 10% 20% 30% 40% 50% 60% 70%

May 1996

A s Ogden Community Survey

C13. Which of the following North Ogden City recreation
programs did you or a family member participate in during the last
year?

Boys LL Basketball

UNIVEREITY
EXTEMNSION

14



May 1996

th Ogden Community

vey - parks and recreation

C10. If a community center were to be built how should

the city pay for it?
Increase property tax Bonding
Don't s
Kn
Lo 0% 18%
Yes
12%
Yes
69% 72%
A May 1996
#North Ogden Community
Survey - parks and recreation

C11. If a community center were to be built, rank the
areas of the city where you would like to see it

located?

RANK THESE IN
ORDER OFYOUR | po s TArsag

| 2nd North Ogden Park Area
PREFERENCE o
WITH 1 BEING 3rd Washington vd. Area
FIRST AND 4th Jr. High School Area
5 BEING LAST. 5th Fruitland Drive Area

i ]

UHIVERBITY
EXTENSION

13



May 1996

:th Ogden Community Survey

C9. If North Ogden were to develop an indoor recreation and
community center what would you like to see included in this
facility?

URIVERSITY
EXTEMSION

May 1996

C9. If North Ogden were to develop an indoor recreation and
community center what would you like to see included in this
facility?

UtahStats
EXTENSION

wyt

12



May 1996

C7. Should North
Ogden havea
golf course?
Don't
Know
12%

operated
48%

Lﬁ ’ If yes, would you prefer:

UHIVERBITY
NSION

May 1996
th Ogden Community
wrvey - parks and recreation
C8. Should North Ogden have
an indoor recreation
center? City Leased
owned, to own
; privately 11%
Don't
w A
21% 11%
owned &
operated
53%

Yes
B68%

’ If yes, would you prefer:

UMIVEREITY
EXTENSION

11



May 1996

th Ogden Community
vey - parks and recreation

As the city grows there is increased demand for recreational
activities. To better plan recreation opportunities we would
like to know how you feel about the following items:

C5. North Ogden City does not Don't
sponsor soccer but provides Know

facilities. Should soccer 21%
facilities be
expanded? Yes
51%
No
S S 28%

May 1996

th Ogden Community
tvey - parks and recreation

As the city grows there is increased demand for recreational
activities. To better plan recreation opportunities we would
like to know how you feel about the following items:

C6. Would you support a cross country ski course?

Don't
No I 1nw|u oy
44% _ ?
Yes
44%

UMIVERSITY
EXTENSION

10



May 1996

rth Ogden Community
vey - parks and recreation

C3. Please rank in order of your preference, the following
types of parks you would like to see in North Ogden.

.......

L s (ARt AEEvee
BEING YOUR | neighborhood parks.

MOSTPREFERRED [ 2nd Small neighborhood |
AND 3 BEING | parks. :.

YOUR LEAST
PREFERREDTYPE || 3rd Large central parks.
OF PARK. e e

UNIVERBITY
EXTENSION

May 199

Nl th Ogden Community
NSyt vey - parks and recreation

As the city grows there is increased demand for recreational
activities. To better plan recreation opportunities we would
like to know how you feel about the following items:

C4. Should baseball and softball activities be
concentrated in a single large city complex?

Don't
Know
8%
No
32% Ves
60%

BuahSiate
BhEon



May 199

orth Ogden Community
vey - parks and recreation

North Ogden City currently has approximately 2 acres
of park for each 1000 residents. Parks accommodate most
of the recreational activity offered within the city.

C1. How important are parks and open space?

Somewhat
Important
W
mpo

UHIVERSITY
EXTEMSION

May 1996

fruey - parks and recreation

C2. What do you consider the best amount
of park area for every 1000 residents?

7 or mora
acres per Don't
1000 res. Know
5.6acres 1% 13%
per 1000 '
res,
18%

UHIVERRITY
EXTEMSION



May 199

North Ogden Community
roey - residential

B3. Potential for residential growth exits in the north, northeast,
eastcentral, and south areas of the city. The north and northeast areas
are sensitive due to wildlife and vegetation and potential hazards
such as flooding, debris slides, fire, and snow avalanches. The upper
areas are also recharge areas for wells in North Ogden City. Should
special requirements for development be placed on &ensﬂ;lalii_lw‘-lre lands

such as: Don't NOKnow
;i Know 7% 4o,
)
Y. Yes
B87°% B9%
BtakState Hillsides with greater Avalanche, debris slide,
geysreay  than 20% slopes. and drainage areas.

May 1996

North Ogden Community

#vey - residential

B3. Potential for residential growth exits in the north, northeast,
eastcentral, and south areas of the city. The north and northeast areas
are sensitive due to wildlife and vegetation and potential hazards
such as flooding, debris slides, fire, and snow avalanches. The upper
areas are also recharge areas for wells in North Ogden City. Should
special requirements for development be placed on sen&tri_l?t'e lands

such as: Don't Mo e
Know 11%
9 é
B6% B85%

HtabState RFcharge areas for vf*ells . )
genemeny  in North Ogden City. Wildlife habitat areas.



May 1996

th Ogden Community
vey - residential

B2. Should any of the following be used to maintain existing
open space in North Ogden’s north hillside area:

. 2105
Require lots 1/2 acre or more? e
Don't 0B lots zz 7,
No Know o
04% 11% acre [
lots 1/2to 1
x o= 5
& /o acre
lots
49%

g;i " If yes, would you prefer:

UM VERRITY
EXTENSION

May 199

y. orth Ogden Community
Syrvey - residential

B2. Should any of the following be used to maintain existing
open space in North Ogden’s north hillside area:

Encourage Cluster Housing. Require developers to contribute
open space as a

E::;: condition of Don't
10%¢ development NO  Know
No ; approval. %% 8%
e S
40% B

UHIYEREITY
EXTENSION



May 1996

Nozth Ogden Community
vey - future development

A7. Some of the larger parcels of land in the Redevelopment
Area are zoned CP-2 (planned commercial) which permits
the establishment of complexes of retail stores (like

Smith’s complex).

No Don't
Do you support 359% Know
using this zoning
concept in other
commercial areas

of the city?

14%

Yes
51%

UHIVERSITY
EXTEMSION

May 1996

B1. Experience has shown that fees and taxes generated
from residential expansion seldom covers the costs of
increased residential services. The following methods of
financing have been used to cover current or projected

residential growth. ;;‘ Ist Incrsel-lSil'l Fee :
PLEASERANK - Qcaee)

THESE IN ORDER || 2nd Increase property tax base

OF YOUR | through commercial growth
PREFERENCEWITH || 3rd Increase sales tax base through
1 BEING FIRST AND retail growth

4 BEING LAST. 4th Increase residential property

taxes

MV EREITY
£ TENSION



May 19%

rth Ogden Community
Survey - future development

AS5. Should North Ogden allow convenience stores
in residential neighborhoods?

Don't
Know
3%
Yes
12%
B5%
WHIVERBITY
May 1996

th Ogden Community
vey - future development

A6. Portions of the commercial zone are under an RDA
(Redevelopment Agency) designation. How familiar are

you with RDA?
Slightly Very
familiar familiar
29% B%

Mot at all
familiar
63%

UHIVERSITY
EXTEMNSION



May 1996

th Ogden Community
vey - future development

A3. The commercial zone in North Ogden is located on or
near 400 East (Washington Blvd.) and south of 2650 North.
Should North Ogden:

Restrict commercial
development to the
current commercial
zone.

Establish an additional

commercial zone in
some other part of the |
city.

YES

Btah State
EXTENSION 0% 20% 40% 60% 80%
May 1996

fh Ogdﬂﬂ Commuﬂlty
vey - future development

Ad. If an additional commercial zone were to be established,
what part of the city would be your preferred location?

Central
19% MNortheast
6%
Northwest
S 14%
outhwest
51% Southeast
10%

Utsh State
E!l 'Ilsl'lof;



May 1996

North Ogden Community

ey - future development

A2, Wnuld you favnr or oppose the following type of businesses
in commercially zoned areas: OFavor B Strongly Favor

5%

EXTENSION 0%  10% 20% 30% 40% S50% 60% 7T0% B80%

May 1996

ey - future development

A2, Wnuld you favor or oppose the following type of businesses
in commercially zoned areas: DOFavor B Strongly Favor

50% Favor]

40 &%




May 1996

7/ North Ogden
Community Survey

North Ogden City Council

North Ogden Planning and
Zoning Commission

May 1996

uuuu TV
EK‘I'ENSIJH

May 199

th Ogden Community
Fvey - future development

Al.In general, how do you feel about the following
types of future development in North Ogden City?

Open Space
Flamaﬁﬁon‘
=
Pasicr| 2
mﬂmﬂ“ |
0 20% 407 60% 10056

UtahState
usens 0 Favor & Strongly Favor




APPENDIX C:

North Hillside Development Study Mapping
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Utility and Parks Inventory Map

Figure C-20.



Composite Constraints Map
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Figure C-21.
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Figure C-23. Development Scenario B
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Figure C-26.




APPENDIX D:

Projections of Surface Runoff



wEL e

North Hillside Development Study

Drainage Basin National Flood Frequency Program

Recurrence, Interval (Years)

2 5 10 25 50 100 500
Drainage Basin® Flood Peak Discharge (cubic feet per second)

Long Bench, Drainage Basin #1 18 29 40 568 71 a7 113
Barrett, Drainage Basin #2 11 18 22 27 Y| 35 46
Paradise Canyon, Drainage Basin #3 16 27 34 44 53 61 80
Mountain Wash, Drainage Basin #4 17 30 39 52 63 75 g7
Rice, Drainage Basin #5 12 21 28 38 47 56 73
Slide, Drainage Basin #6 11 20 27 36 45 70

*Drainage Basin locations are depicted on Figure C-8, Appendix C.
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