
  

 

Synopsis 

Application Information 
Application Request: Consideration and recommendation on a proposal to amend Title 104 (Zones), 

Chapter 21 (Commercial Valley Zones CV-1 and CV-2) to allow dwelling units in the 
zone if they were previously approved as part of a development agreement, and to 
provide specific standards governing them. 
 

Agenda Date: Tuesday, July 26, 2016 
Staff Report Date: Wednesday, July 20, 2016 
Applicant: Weber County Planning Division 
File Number: ZTA 2016-03 

Staff Information 
Report Presenter: Charlie Ewert 
 cewert@co.weber.ut.us 
 (801) 399-8763 
Report Reviewer: RG 

Applicable Ordinances 

§101-1-7: Definitions 
§104-21: Commercial Valley Zones CV-1 and CV-2 
 

Legislative Decisions 

Decision on this item is a legislative action. When the Planning Commission is acting on a legislative item it is 
acting as a recommending body to the County Commission and has wide discretion. Examples of legislative 
actions are general plan, zoning map, and land use code amendments. Typically, the criterion for providing a 
recommendation on a legislative matter suggests a review for compatibility with the general plan and existing 
ordinances. 
 

Summary and Background 

The Wolf Creek Development Agreement of 2002 assigned a number of units to the CV-2 zone.
1
 However, the 

CV-2 zone has never allowed dwelling units, nor did the development agreement specify that these units were 
intended to be located in other zones.  A conflict exists between the development agreement and the zone.  
 
Given the recent master plan amendment efforts of the developer(s), and the community engagement that they 
conducted, it seems that maintaining the allowance for these units in the CV-2 zone (especially now that they are 
assigned to specific lots)

2
 is prudent. Because of the allowances in the development agreement, the developer(s) 

probably have some level of vesting in the existence of these units in the zone. The attached proposed text 
amendment for the CV-[X] zones eliminates the conflict between the development agreement and the zone, and 
provides development restrictions for the dwelling units that are intended to help keep the zone primarily 
commercial in nature. The proposal also clarifies certain points of the zone.  
 
The applicant initially requested that the CVR-1 zone be changed to provide site development standards similar to 
the CV-2 zone, as those site development standards better provide for their future development style. If they were 
successful at getting the CVR-1 zone amended, they planned to then rezone property in their ownership to the 

                                                                 
1
 The 2002 Zoning Development Agreement for the Wolf Creek Development assigned (Weber County Recorder Entry 

#1883524) 250 units to the CV-2 zone. It did not specify whether these units are allocated directly to that zone or intended 
to be used elsewhere.  
2
 In 2015, an amendment to the Zoning Development Agreement of Wolf Creek was recorded (Weber County Recorder 

Entry #2768159) that re-allocated the development’s remaining density amongst various parcels. Two parcels that are 
currently zoned CV-2 received a total of 75 of the remaining units. 

 
Staff Report to the Ogden Valley Planning Commission   
Weber County Planning Division 

 

Staff Report -- CV-2 Text Amendment for dwelling units in CV-2 Zone     Page 1 of 49



  

 

CVR-1 zone. However, given the amount of changes that would have been required to the CVR-1 zone to 
accomplish their desires, and the general applicability of those changed standards on other property zoned CVR-
1, staff recommended that the applicant consider changing the request to simply amend the CV-2 zone (which 
their property is currently zoned) to allow their desired use. Staff felt this would be simpler for the applicant, staff, 
and the Planning Commission.  
 
Staff is recommending approval of the proposed text amendment.  
 

Policy Analysis 

Policy considerations. Because the 2002 development agreement assigned dwelling units to the CV-2 zone, it 
can probably be construed that the developer has vested rights to locate them in that zone. Further, the recent 
2015 development agreement amendments

3
 clarify to which specific parcels each of these original units are now 

assigned. The fact that the development agreement conflicts with the zone is a problem that the County should’ve 
better resolved with the adoption of the initial agreement, but absent that resolution, the applicant is requesting 
that the Planning Commission consider a resolution now.  
 
In conducting an evaluation of the effect of the request, staff had two primary concerns: 
 

1. The possibility that this could create a loophole in the CV-2 zone that could unintentionally create new 
density; and 

2. The possibility that allowing residential units on property governed by the CV-2 zone could yield 
development that runs contrary to the intent of the commercial valley zones. 

 
To remediate these concerns, the proposed text amendment specifies that dwelling units are only allowed in the 
CV-2 zone when specifically assigned to a property by a previously approved development agreement (meaning 
a development agreement approved prior to the date of the adoption of this change), and only if the buildings 
provide street oriented commercial space with an emphasis on creating a complete street.  
 
These requirements will help create development that has a village “feel” by placing buildings closer to the street, 
providing commercial shop space at the street level, and providing for pedestrian facilities along commercial 
frontage. 
 

Conformance to the General Plan 

The current and proposed Ogden Valley General Plan mentions the creation of villages or “nodes” in strategic 
locations throughout the valley. Providing the proposed changes will help create those villages.  
 

Past Action on this Item 

No action has occurred on this item.  

Noticing Compliance 

A hearing for this item before the Planning Commission has been posted for public notice in compliance with UCA 
§17-27a-205 and UCA §17-27a-502 in the following manners: 

 Posted on the County’s Official Website 

 Posted on the Utah Public Notice Website 

 Published in a local newspaper 

Staff Recommendation 

Staff recommends approval of the text included as Exhibit B with the following findings: 

1. The changes are necessary to reduce conflicting provisions within the Land Use Code and between a 

previously approved development agreement. 

                                                                 
3
 In 2015, an amendment to the Zoning Development Agreement of Wolf Creek was recorded (Weber County Recorder 

Entry #2768159) that re-allocated the development’s remaining density amongst various parcels. Two parcels that are 
currently zoned CV-2 received a total of 75 of the remaining units. 
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2. The changes are necessary to provide clarity in the Land Use Code. 

3. The clarifications will provide for a more efficient administration of the Land Use Code. 

4. The changes comply with the intent of the Land Use Code and adopted development agreements. 

5. The changes are not detrimental to the effect of the general plan.  

6. The changes are not found to be detrimental to the health, safety, and welfare of County residents.  

The Planning Commission’s decision should be made as a recommendation to the County Commission.  

Exhibits 

A. Summary, List, and Key to Proposed Changes. 
B. Code Change [Redlines] – Commercial Valley Zones. 
C. 2002 Wolf Creek Development Agreement, with annotations.  
D. 2015 Wolf Creek Development Agreement Amendment, with annotations. 
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Exhibit A: Summary, list, and key to proposed changes 

The following code changes are being proposed to clarify that the Planning Commission is not the only land 
use authority over projects with natural hazards, and to provide clarity, remove redundancies, and include 
process steps and appeal provisions for natural hazards reviews.

This change addresses the following code sections: 
 
 
 § 101-1-7. Definitions

 § 102-1: General provisions

     § 104-27: Natural hazards overlay districts

 § 108-7: Supplementary and qualifying regulations
 
 § 108-14: Hillside development review procedures and standards 
 
 
 
Key to reading track changes: 

Three periods (…) indicates that there are codes sections that have been left out of the 

proposed changes. These code sections will remain unchanged.  

Language that has been added is shown in blue underline 

Language that has been moved to a new location is shown in green double strikeout 

Language that has been deleted is shown in red strikeout 

Language that has been moved from an old location is shown in green double underline 
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CHAPTER 21. - COMMERCIAL VALLEY ZONES CV-1 and CV-2  1 

 2 

Sec. 104-21-1. - Purpose and intent.  3 

(a) The purpose of the CV-1 and CV-2 zones is to provide suitable areas for the location of the 4 
various types of commercial activity needed to serve the people and commerce of the 5 
Ogden Valley in unincorporated Weber County. It is also to separate, into two commercial 6 
zones, uses based upon the type of activity which are compatible and complementary, as 7 
well as the intensity of land utilization and accessory use needs.  8 

(b) The CV-1 Zone (Neighborhood Commercial) has been established for the purpose of 9 
providing shopping facilities and services within neighborhoods in the Ogden Valley, 10 
primarily for the convenience of people living in a neighborhood. The types of goods and 11 
services which may be offered for sale have been limited to "convenience goods" such as 12 
groceries, drugs, and personal services such as a barber and beauty shop, distinguished by 13 
the fact that the principal patronage of the establishments originates within the surrounding 14 
neighborhood. Consequently, other uses such as automobile sales, furniture, and other 15 
stores, in which the principal patronage originates outside the surrounding neighborhood, 16 
have been excluded from the CV-1 zone. The maximum size of a CV-1 zone node shall be 17 
approximately five (5) acres exclusive of minimum lot widths and areas.  18 

(c) The CV-2 Zone (General Commercial) has been established for the purpose of providing a 19 
broad range of commercial services and goods to serve a larger region of the county like 20 
the Ogden Valley. Areas with CV-2 zoning have a principal patronage which originates 21 
throughout the Ogden Valley or is due to recreation in the Ogden Valley. CV-2 areas are to 22 
be a commercial hub or node of activity. These areas, as outlined in the General Plan, are 23 
to be near the traditional town centers of the Ogden Valley and not to be strung out along 24 
the highways. Uses in the CV-2 Zone may provide goods and services not typically found 25 
amongst commercial areas within resorts including automobile sales and service, sporting 26 
goods, service stations, hotels, and professional offices.  27 

_____ 28 

Sec. 104-21-2. - Site development standards.  29 

The following site development standards shall apply in the Commercial Valley Zones CV-1 30 
and CV-2:  31 

 
CV-1 CV-2 

Minimum lot area none none 

Minimum lot width none none 

Minimum yard setbacks 

 
Front 

20 ft. unless the requirements listed in (B-4)Section 104-21-4(c) 

Special regulations number 3 areis met. 
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Side 

None, except 10 feet where a building is adjacent to a forest, 

agricultural, or residential zone boundary  

 

Side facing street on 

corner lot 

20 feet unless the requirements listed in section 104-21-4(c) Special 

regulations number 3 are met.  

 
Rear 

None, except 10 feet where a building is adjacent to a forest, 

agricultural, or residential zone boundary  

Building height 

 
Minimum 1 story 1 story 

 
Maximum 35 feet 

Maximum lot coverage 60% of lot area by buildings or accessory buildings 

  32 

_____ 33 

Sec. 104-21-3. - Sign regulations.  34 

The height, size, and location of the permitted signs shall be in accordance with the 35 
regulations set forth in title 110, chapter 21, Ogden Valley signs, of this Land Use Code.  36 

Sec. 104-21-4. - Special regulations.  37 

(a) Hereinafter specified permitted and conditional uses shall be allowed only when the 38 
following conditions are complied with: All manufacturing uses shall be done within a 39 
completely enclosed building in an effort to mitigate objectionable nuisances such as odor, 40 
dust, smoke, noise, heat, or vibration.  41 

(b) A car wash shall be permitted subject to the following restrictions: 42 

(1) Operation or use shall limited to the hours between 6:00 a.m. and 10:00 p.m. in CV-1 43 
Zone.  44 

(2) There shall not be more than four washing bays for a manual spray car wash in CV-1 45 
Zone.  46 

(3) In both the CV-1 and CV-2 zones the off-street vehicle spaces or queues required shall 47 
be as follows:  48 

a. One bay car wash, four spaces in the approach lane; 49 

b. Two bay car wash, three spaces in the approach lane for each wash bay; 50 

c. Three or more bay car wash, two spaces in the approach lane for each wash bay. 51 

(c) Complete street. 52 

Exhibit B -- Code Change (Redlines) -- Commercial Valley Zones     Page 2 of 11
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(1) A complete street is a transportation facility that is planned, designed, operated, and 53 
maintained to provide safe mobility for all users including bicyclists, pedestrians, transit 54 
vehicles, and motorists, appropriate to the function and context of the facility.  55 

(2) A complete street design is required when the front setback is less than 20 feet, and 56 
may shall include a ten foot pedestrian pathway or sidewalk, pedestrian lightings, 57 
shade trees, clear view of intersection, and, when applicable, may also include safe 58 
street crossings for pedestrians. The complete street design is toshall be approved by 59 
the planning commission.   60 

(d) Dwelling unit. A dwelling unit is allowed, as part of a mixed use building, only if allowed in 61 
Section 104-21-5, and only when specifically assigned to the property as part of a 62 
previously approved development agreement for a master planned development. When 63 
fronting on a public or private street, buildings that contain dwelling units shall comply with 64 
the following: 65 

(1) The building front shall provide street-facing commercial space, at the street level, 66 
that is accessible from the street, for the entire length of the building’s street 67 
frontage; 68 

(2) The building front shall not be setback any greater than 20 feet at any point from the 69 
property line that runs parallel to the public or private street; 70 

(3) The building shall be subject to the requirements of Chapter 108-1 and Chapter 108-71 
2; and 72 

(4) The lot’s street frontage shall be developed as a complete street, as specified in 73 
Section 104-21-4(c).  74 

_____ 75 

Sec. 104-21-5. - Uses.  76 

In the following list of possible uses, those designated in any zone as "P" will be a permitted 77 
use. Uses designated as "C" will be allowed only when authorized by a conditional use permit 78 
obtained as provided in title 108, chapter 4 of this Land Use Code. Uses designated "N" shall 79 
not be allowed in that zone.  80 

 

CV-

1 

CV-

2 

Academies/studios for dance, art, sports, etc. C P 

Accessory building incidental to the use of a main building; main building designed or 

used to accommodate the main use to which the premises are devoted; and 

accessory uses customarily incidental to a main use  

P P 

Animal hospital N C 

Antique, import or souvenir shop N P 
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Archery shop and range, provided it is conducted within an enclosed building N P 

Art and artists gallery or supply store P P 

Assisted living facility including convalescent or rest home P P 

Athletic, recreational equipment, and sporting goods sales/ rentals, excluding sale or 

repair of motor vehicles, motor boats or motors  
N P 

Auction establishment N C 

Automobile repair including paint, body and fender, brake, muffler, upholstery, or 

transmission work provided it is conducted within an enclosed building  
N C 

Automobile, new or used sales/service N C 

Awning sales and service N P 

Bakery C P 

Bank or financial institution not including payday loan services P P 

Barbershop P P 

Beauty shop P P 

Bed and breakfast dwelling P P 

Bed and breakfast inn N P 

Bed and breakfast hotel N C 

Brewery, micro in conjunction with a restaurant N P 

Bicycle sales and service P P 

Billiard parlor N C 

Boarding house N C 

Boat sales and service N C 

Exhibit B -- Code Change (Redlines) -- Commercial Valley Zones     Page 4 of 11
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Boat and personal water craft rentals as an accessory use to boat sales and service N C 

Book store, retail P P 

Bowling alley N C 

Business office P P 

Butcher shop, excluding slaughtering C P 

Cafe P P 

Camera store P P 

Candy store, confectionery P P 

Car rental agency N P 

Car wash, automatic N C 

Car wash, manual spray C P 

Catering establishment C P 

Church P P 

Clinics, medical or dental P P 

Clothing and accessory store N P 

Communication equipment building N P 

Convenience store C P 

Costume rental N P 

Data processing service and supplies N P 

Day care center C P 

Delicatessen P P 

Exhibit B -- Code Change (Redlines) -- Commercial Valley Zones     Page 5 of 11
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Diaper service, including cleaning N P 

Drapery and curtain store N P 

Drug store P P 

Dry cleaning P P 

Dwelling unit as part of a commercial building for proprietor or employee who also 

serves as a night watchman provided that an additional 3,000 square feet of 

landscaped area is provided for the residential use.  

P P 

Educational institution N P 

Electrical and heating appliances and fixtures sales and service N P 

Electronic equipment sales and service N P 

Employment agency N P 

Fabric and textile store C P 

Farm implement sales N C 

Feed and seed store, retail N P 

Flooring sales and service, carpet, rug and linoleum N P 

Florist shop C P 

Fitness, athletic, health, recreation center, or gymnasium N P 

Fruit and vegetable store or stand P P 

Furniture sales and repair N P 

Fur apparel sales, storage or repair N P 

Garden supplies and plant materials sales C P 

Gift store P P 

Exhibit B -- Code Change (Redlines) -- Commercial Valley Zones     Page 6 of 11
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Glass sales and service N P 

Government office buildings N P 

Greenhouse and nursery N P 

Grocery store C P 

Grooming for small animals P P 

Gunsmith P P 

Hardware store N P 

Health food store P P 

Hobby and crafts store P P 

Hotel N C 

House cleaning and repair N P 

Household appliance sales and incidental service N C 

Ice cream parlor P P 

Insulation sales N P 

Interior decorator and designing establishment P P 

Jewelry store sales and service P P 

Laboratory, dental or medical N P 

Laundromat P P 

Lawn mower sales and service N P 

Library P P 

Linen store N P 

Exhibit B -- Code Change (Redlines) -- Commercial Valley Zones     Page 7 of 11
Staff Report -- CV-2 Text Amendment for dwelling units in CV-2 Zone     Page 11 of 49



 

 

  Page 8 

Liquor store N C 

Locksmith P P 

Lodge or social hall N P 

Meat, custom exempt cutting, wrapping, and processing of livestock and game, 

excluding slaughtering  
N C 

Medical supplies N P 

Miniature golf N C 

Monument works and sales N P 

Mortuary N C 

Motel N C 

Motorcycle and motor scooters sales and service N C 

Museum C P 

Music store C P 

Office supply N P 

Ornamental iron sales or repair N C 

Paint or wallpaper store N P 

Park and playground P P 

Parking lot or garage as a main use N C 

Pest control and extermination N P 

Pet and pet supply store N P 

Pharmacy P P 

Exhibit B -- Code Change (Redlines) -- Commercial Valley Zones     Page 8 of 11
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Photo studio P P 

Plumbing shop N P 

Post office C P 

Pottery, sales and manufacture of crafts and tile N P 

Printing, copy sales and services N P 

Private liquor club N C 

Professional office N P 

Public utilities substation C C 

Radio and television sales and service C P 

Radio or television broadcasting station N P 

Real estate agency C P 

Reception center or wedding chapel N C 

Recreational vehicle storage N C 

Rental, equipment N P 

Restaurant C P 

Dwelling unit, if in compliance with Section 104-21-4(d). N P 

Restaurant, drive-in N C 

Restaurant, drive-through N C 

Second-hand store N P 

Self storage, indoor units for personal and household items N C 

Service station, automobile excluding body, fender, and upholstery work P P 

Exhibit B -- Code Change (Redlines) -- Commercial Valley Zones     Page 9 of 11
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Service station, automobile with 1 bay automatic car wash as an accessory use C P 

Sewing machine sales and service N P 

Shoe repair P P 

Shoe store N P 

Snow plow and removal service N C 

Snowmobile, ATV sales and repair N C 

Soil and lawn service N P 

Spa N P 

Tailor shop P P 

Tavern, beer pub N C 

Taxidermist N P 

Temporary building for uses incidental to construction work. Such buildings shall be 

removed upon the completion of the construction work.  
P P 

Theater, indoor N P 

Tobacco shop N P 

Toy store, retail N P 

Trade or industrial school N C 

Travel agency C P 

Upholstery shop C P 

Vendor, short-term P P 

Ventilating equipment sales and service N C 
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Video sales and rental P P 

Window washing establishment N P 

_____ 81 
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Callout
250 "units" assigned to the CV-2 zone. 

cewert
Callout
Limits uses in the CV-2 zone. Does not specify where else the 250 units are intended to go. 
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Callout
Specifies that we are dealing with zoning density. 
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Callout
Assigns remaining density from the 250 CV-2 units of the 2002 development agreement to these CV-2 lots. See attached graphics for their locations. 
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The Retreat
45 units

Trapper’s Ridge
149 units

Open Space

Open Space

Open Space

Wolf Creek 
Golf Course

The Highlands
140 units

Eagle’s Landing
106 units

Fairway Oaks
37 units

Parcel 14
35 units

Timeshares
142 units

Powder canyon
60 units

Cascades
48 units

Moose Hollow
168 units

The Ridge
48 units

Secondary access from Elkhorn

Parcel 12 - 40 units

Powder Hub
Pineview Lodge

Wolf Creek Clubhouse

The Fairways
115 units

Elkhorn
91 units

Eden
Trailhead

Wolf Creek
Trailhead

Existing Access 
Easement

Parcel 1
413 units

Parcel 2
13 units

Liberty
Trailhead

Wolf Creek 
Golf Course

Trapper’s Ridge
Parcel 8 - 13 units

5 units

Mountain Village (Single Family, Multi family, club)

Open 
Space

Open 
Space

Parcel 10
61 units

Resort Core (Hotel, Commercial, Community Center)

Parcel 12 - 163 units

access to 
Gertsen Canyon 

Powerline trail

Community Trail Network 
(typ.)

To Powder Mountain

Stub community trail to 
facilitate future access to the 
Eden 4-Way Intersection

To the Eden 4-Way 
Intersection

W
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Wolf Ridge 1&2
23 units

Hidden Oaks
8 units

Parcel 3
73 units

Wolf Ridge 3&4
18 units

Wolf Star
38 units

Parcel 4

Optional Golf 
Practice Facility

Wolf Lodge
144 units

Wolf Creek Villages
62 units

Secondary
access

Potential Future 
Powerline Trail 

connection

Community Club (typ.)

Future Development
Multi Family

Future Development
Single Family

Future Development
Resort Core

Land Use Legend

Density Timeline

1984 Approval
Constructed Before 2002
Constructed After 2002
Future Development

Eagles Landing Added (2006)

2,152 Units
491 Units
845 Units
816 Units

106 Units

Existing Development
Single Family

Existing Development
Multi Family

816 units

1,442 units

Total

Total

2,258 units

2,258 units

W o l f  C r e e k  R e s o r t

Langvardt Design Group M a s t e r  P l a n

F e b r u a r y  2 0 1 6

The information and/or renderings herein are for the 
sole purpose of depicting a possible use of the properties.  
For details of existing developed properties, refer to 
the recorded plats at Weber County.  The owners of the 
properties and their successors and assigns reserve the 
right to make zoning, development and/or use changes 
for any part(s) of the properties.

Exhibit D -- 2015 Wolf Creek Development Agreement Amendment, with annotations     Page 14 of 15
Staff Report -- CV-2 Text Amendment for dwelling units in CV-2 Zone     Page 48 of 49



OPEN SPACE
O-1

OPEN SPACE
O-1

OPEN SPACE
O-1

OPEN SPACE
O-1

OPEN SPACE
O-1

O-1

O-1

O-1

O-1
FR-3

RE-15

RE-20

RE-15

RE-15

RE-15

RE-15

RE-15AV-3

CV-2
CVR-1

CVR-1

CV-2

FV-3

FR-3

FR-3

FR-3

FR-3

FR-3

FR-3

W o l f  C r e e k  R e s o r t

Langvardt Design Group E x i s t i n g  Z o n i n g

F e b r u a r y  2 0 1 6

The information and/or renderings herein are for the 
sole purpose of depicting existing weber county zoning 
for the properties.  For detailed information regarding 
individual zoning, refer to the official county 
documentation on record at Weber County.  The owners 
of the properties and their successors and assigns 
reserve the right to make zoning, development and/or 
use changes for any part(s) of the properties.
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