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To:  Ogden Valley Planning Commission 

From:  Ronda Kippen  

Date:  December 30, 2014 

Subject:  File# CUP 2014-29 Pine Canyon Lodge CUP  

 
Summary:  
The request for approval of a conditional use permit for a condominium project consisting of 54 condominium units 
and 54 lockout units with an average building height of 54 feet was presented during the December 2, 2014 Ogden 
Valley Planning Commission meeting.  After receiving public comment on the item, and followed by discussion from the 
Planning Commission, the request was tabled until the January 6, 2015 Ogden Valley Planning Commission meeting for 
further research and clarification needed and the following direction given to the applicant (see Exhibit A for the draft 
motion of the 12/2/14 meeting):  

1. Lighting and what steps can or will be taken to ensure the “Dark Sky International Recognition” for North 
Fork Park will not be jeopardized.   
2. Does Weber County currently have adequate fire equipment to handle a 71 foot structure fire without 
needing to purchase new equipment? 
3. What is the legal interpretation of a lockout as a separate dwelling?   
4. What is the impact as far as noise and dust of a development of this caliber in a residential area?   
 

Follow-up: 
I have been diligently working with the County Attorney’s office, the Weber Fire District and the applicant regarding 
the direction received from the Planning Commission during and following the last meeting.  The applicant has 
requested that the Planning Commission table the agenda item until the January 27

th
 meeting to allow the applicant to 

redesign the building in an attempt to address the concerns that were expressed during the December 2
nd

 meeting. I 
received a portion of the new design earlier today; however, based on a new/modified design, adequate time needs to 
be allotted for a thorough review prior to presenting it to the Planning Commission.   
 
I have attached to this memo the responses to the Planning Commission’s questions and concerns pertaining to the 
legal interpretation for a lockout as a separate dwelling as Exhibit B and fire suppression as Exhibit C.   
 
Necessary Corrections:  
I would like to address two items that were not part of the Planning Commission’s request to the applicant but are 
necessary to ensure the correct information is being evaluated.   

 
Additional Height Request: In the initial notice and staff report prepared for the December 2, 2014, it was 
stated that the applicant was requesting, as part of the conditional use permit, that the Planning Commission 
vary the maximum height requirement of 25 feet per the CVR-1 Zone and consider an average height of 54 
feet as conditionally allowed in the Uniform Land Use Code of Weber County, Utah (LUC) §104-11-4 and 
defined by the LUC §101-1-7.  According to the LUC §104-11-4, a conditional use permit is required if the 
building height is over 25 feet.  There is not a “maximum” height identified in the LUC for the CVR-1 zone and 
height in excess of 25 feet is conditionally allowed in that zone.   
 
Zoning: It appears that there has been an error in the digitizing of the zoning maps when compared to the 
ordinances that have enacted the applicable zones specifically pertaining to the Nordic Valley Resort area.  
After the December 2

nd
 meeting, it was evident that additional research of what has historically been 

approved at the resort was necessary.  An old zoning map was found that lead to a couple of rezoning 
ordinances.  In 1977, the property owner of Nordic Valley petitioned the County to rezone approximately 12 
acres located at the base of the resort from the FR-1 zone to the CR-1 zone which would bring the zoning 
current with the uses that had been established prior to the adoption of zoning in the Ogden Valley.  Weber 
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County granted a rezone but only for a 400’ x 400’ area located where the “lodge” currently sits.  In 1980, the 
property owner again petitioned the County for a rezone of the base area of the resort from the FR-1 zone to 
the CR-1 zone.  The County once again granted a rezone but only for an additional area of 470’ x 400’ tying  
the rezone to the northern line of the Silver Bell Subdivision and the southern line of the previously adopted 
rezone.  Based on Ordinance 17-77 and Ordinance 18-80, parcel # 22-023-0086 containing 12.29 acres is split 
between the CVR-1 zone (containing 7.98 acres) and the FV-3 zone (containing 4.31 acres) as identified in 
Exhibit D.   
 
The process in reviewing parcels that are split by zone boundaries has been identified in LUC §104-1-4 which 
states:  

“Where a parcels that is split by a zone boundary, the parcel must contain at least two-thirds 
of the area required for a lot in the more restrictive zone, the area from the less restrictive zone 
can be used to meet the total area requirement for the more restrictive zone.”   

 
Based on the correct zoning lines, the proposed site plan needed to be modified to ensure that the footprint 
of the building would be fully contained in the CVR-1 zone.  The revised plans must show the building located 
in the CVR-1 zone, reflect adequate setbacks along the existing side property line and the future front 
property line as well as identify the fire access lane along the south property line that has been approved by 
the Weber Fire District.  During the subdivision process, a minimum of two-thirds of the area requirement 
must be located in the CVR-1 zone.   

 
Public Notice:  
To ensure adequate time has been allotted to the affected property owners, a second series of notices have been 
mailed out to all property owners within 500 feet of the subject property on December 5, 2014 for the January 6, 
2015 Ogden Valley Planning Commission meeting.   
 

Public Comment:  
All comments that have been submitted in writing to the Planning Division to date have been attached as Exhibit E.  
Additional comments will be compiled and provided to the Planning Commission prior to the public meeting on January 
6, 2015.   
 
Exhibits: 

A. 12/2/14 Planning Commission Motion (Draft) 
B. Legal Opinion 
C. Fire Approval 
D. Plat map with correct zoning 
E. Public Comment 

 
 
 
Respectfully,  
 

Ronda Kippen 
Planner II 
Weber County Planning Division 
Phone: 801.399.8768 
Email: rkippen@co.weber.ut.us 
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Kippen,Ronda

From: brandontogden@gmail.com on behalf of Brandon Thueson [bthueson@weberfd.com]
Sent: Monday, December 15, 2014 11:15 AM
To: Kippen,Ronda
Subject: Re: City Planning review comments

Rhonda, 

 

As part of my plan review process, I consider fire fighting strategy and tactics along with our equipment we 

have available to fight fires. While the proposed project at Nordic Valley does  include a large and tall building, 

it is similar in nature to other buildings in the upper valley such as the ones in the Wolf Creek area. The agreed 

upon enhancements such as the full NFPA 13 fire suppression system, fire command room and wet standpipes 

in the stairwells will greatly aid the Weber Fire District should a fire occur. 

 

 

Brandon Thueson 

Fire Marshal 

Weber Fire District 

801-782-3580 Office 

801-917-0678 Cell 

 

*FOLLOW WEBER FIRE DISTRICT ON TWITTER @WeberFireDist* 
 

On Mon, Dec 15, 2014 at 9:23 AM, Brandon Thueson <bthueson@weberfd.com> wrote: 

Rhonda, 

 

Will my plan review comments suffice for what the planning commission needs, or do I need to write a letter 

also? 

 

Please let me know when the meeting is and I will try to attend to answer questions. 

 

 

Brandon Thueson 

Fire Marshal 

Weber Fire District 

801-782-3580 Office 

801-917-0678 Cell 

Exhibit C­ Fire Approval



Chief, David L. Austin - Deputy Chief, Paul Sullivan - Fire Marshal, Brandon Thueson 

          
                  Kevin Ward 
           
2023 W. 1300 N.        
Farr West, UT  84404        
(801) 782-3580         
Fax (801) 782-3582        
          
          
   

 

PLAN REVIEW 
Date: December 15, 2014 

Project Name: Pine Canyon Lodge- Review #2 December Site Revisions 

Project Address: 3497 North Nordic Valley Way, Eden  

Contractor/Contact: Greg Jensen  

Fee(s): 
Property Type Schedule Rates Square Foot Rate Square Feet or Number of Res. Units Total

Type Rate Rate/ Sq Ft Sq Ft or # of Units Total

Plan Review Commercial $100.00

Impact Fee Multi Family Residential Units 295.20 54 $15,940.80

Total Due $16,040.80

Fee Notice: 

Weber Fire District has various fees associated with plan reviews, and inspections.  Please be prepared to 

make payments at the time of inspections or when you pick up your approved plans. Impact Fees are due 

prior to taking out a building permit.  Make checks payable to: Weber Fire District. 

 

 

CONDITIONAL USE 

 

Status:  APPROVED 

 

Specific Comments: 

1. This is a mixed use occupancy consisting of B, R2 and an S2 parking area. 

2. Fire Access:  The revised site plan indicates a fire access lane on the south side of the 

property extending to the west end of the building, ending in a turn-around with a fire 

hydrant in the area of the turn-around.  The design of the plaza on the north side does not 

allow for a fire access roadway completely around the building, so other accommodations 

have been required and the developer has agreed to provide the following in lieu of a fire 

access road on the north side of the building: 

a. The fire suppression system shall be an NFPA 13 system throughout the building. 

b. There shall be wet standpipes installed in each stairwell. Standpipes shall meet 

requirements of the IFC. 

c. There shall be a fire command room as outlined in section 508 of the IFC. 

d. The fire alarm system shall be an addressable system and meet the requirements 

of section 907.2.13.2 

3. Fire Hydrants:  The fire hydrants indicated on the site plan are acceptable.  Other 

hydrants may be needed in order to meet fire flow requirements. 

 
Exhibit C­ Fire Approval



Chief, David L. Austin  -  Deputy Chief, Paul Sullivan  - Fire Marshal, Brandon Thueson 

 

4. Fire Flow: Fire flow for the proposed building is 3125 GPM for 2 hours (this is allowing 

for a 50% reduction in required fire flow as the building will be equipped throughout 

with an NFPA 13 system as allowed by section B105 of the IFC). 

5. Standpipe System: A standpipe system is required in the building per section 905.3.1 of 

the International Fire Code. Standpipe may be connected to and be a part of the fire 

suppression system (again easier to do with a NFPA 13 system). 

6. Fire Alarm System: A full automatic fire alarm system is required as outlined by section 

907.2.9. 
7. Gas meters shall be protected from vehicular damage.  If the gas meter is in a traffic 

area, bollards shall be provided as per the International Fire Code. 

8. Fire suppression systems for kitchen hoods shall have the plans approved by the fire 

department before installation and a test of the system shall be preformed for the fire 

department for approval.   

 
NOTE: This review is for the Conditional Use Permit. Additional reviews and requirements may 
be necessary. 
 
 

Every effort has been made to provide a complete and thorough review of these plans. This review DOES NOT 

relieve the owner, contractor and/or developer from compliance with any and all applicable codes, and standards.  

 

Any change or revision of this plan will render this review void and will require submittal of the new, or revised, 

layout for fire department review. If you have any questions, please contact me at 801-782-3580.   
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Exhibit D­Plat map with correct zoning

FR-3 Zone
4.65 acres

FV-3 Zone

CVR-1 Zone



Exhibit E­ Public Comment 

Public comment submitted to the Planning Division Staff as of December 30, 2014
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