OGDEN CITY PLANNING COMMISSION
July 6, 2022
AGENDA ITEM- #9

Planning Division

Report by Barton Brierley, AICP
Agenda Name: Public hearing to consider a zoning ordinance text

amendment to amend setback, height, parking, and design standards in
the BEH zone
Petitioner/ Developer:

Isabeau Hansen
650 S 500 W Suite 226
Salt Lake City, UT 84101
isabeau@factorteam.com

Petitioner/ Developer’s requested action: Amend the Ogden Zoning Ordinance to:
1. Allow additions to existing buildings with noncomplying side yard setbacks to
extend with the same side yard setback.
2. Reduce the minimum rear yard setback in BEH to 10 feet.
3. Exempt development in the BEH zone from parking requirements.
4. Eliminate several design standards from the BEH zone.
5. Increase the maximum building height in BEH to 55 feet.

What the Planning Commission reviews
The Planning Commission is required to review all zoning text amendments in a public
hearing. The Commission reviews the purpose of the regulation, the general plan, and
the reason for a proposed change and determines whether or not the request is
consistent with those factors.
The Commission makes a recommendation regarding the proposed amendment based
on their review and forwards that recommendation to the City Council for a final
action.

Planning Commission’s determination for action
Possible Commission findings and actions:
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1. Approve as requested. Find that the text amendment as proposed is consistent
with the purposes of the BEH zone and the General Plan and recommend that
the City Council adopt the proposed amendment.
2. Approve as recommended by staff. Find that the proposal as recommended by
staff in Attachment 2, is consistent with the purposes of the BEH zone and the
General Plan and recommend that the City Council adopt the proposed
amendment.
3. Approve as amended. Find that the proposed text amendment with the
following modification (list) is consistent with the purposes of the BEH zone
and the General Plan and recommend that the City Council adopt the proposed
amendment.
4. Denial. Find that the proposed text amendment is not consistent with the
purposes of the BEH zone and the General Plan and recommend that the City
Council not adopt the proposed amendment.

Planning Staff’s Recommended Action
Recommend that the City Council adopt the Zoning Ordinance text amendment as
shown in Attachment 2 to:
1. Reduce the minimum side and rear yard setback in BEH to 10 feet.
2. Allow a reduction to parking requirements in the BEH zone based on approval of
a parking management plan.
3. Eliminate the requirement for “expressed sills and lintels” in the BEH zone.
4. Allow glass walls on a third floor in BEH.
5. Increase the maximum building height in BEH to 45 feet with allowances for
roofs that are not visible from the curb line.
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Map of BEH zone and vicinity

Business Exchange – Historic
BEH Zone
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Description of request
The applicant is acquiring the historic Stock Exchange Building at 600 Exchange Road.
They would like to redevelop the site by converting the Exchange Building to an office,
adding an addition to the roof of the Exchange Building, adding a three-story office
building behind the building, and by adding a new three-story office and restaurant
building to the site. The applicant is requesting several modifications to zoning
standards “to allow for more creative architectural interpretations that respond to the
historic Art Deco architecture of the Exchange Building.” The specific requests would
1. Allow additions to existing buildings with noncomplying side yard setbacks to
extend with the same side yard setback (OMC 15-6-2B).
2. Exempt development in the BEH zone from parking requirements (OMC 15-123).
3. Eliminate or modify several design standards from the BEH zone (OMC 15-23-8)
a. Allow glass building walls.
b. Eliminate the requirement for a defined modular pattern of bays.
c. Eliminate the requirement that windows have expressed lintels and sills.
4. Increase the maximum building height in BEH to 55 feet (OMC 15-22-1); and
5. Reduce the minimum rear yard setback in BEH to 10 feet (OMC 15-22-1).

Factors for consideration of action
HISTORY OF THE BUSINESS EXCHANGE-HISTORIC DISTRICT
The BEH zone is within the former Ogden stockyard. The site contains the historic
Ogden Union Stockyard Exchange Building. The Exchange building was designed by
prominent architect Leslie S. Hodgson and was constructed in 1930. The building has
an art deco architectural style similar to several other local Hodgson designed
buildings: the Ogden Municipal Building, Ogden High School, and the U.S. Forest
Service Building.
The City has been actively trying to preserve and promote reuse of the historic
building, including nominating the building to be on the National Register of Historic
Places. The City created the Business Exchange-Historic District for the following
purpose:
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OMC15-21-1G. Business Exchange Historical (BEH):

1. District Characteristics: This Special Use District is an area
surrounding the historic art deco designed Stock Exchange Building
which is the focal point of this zone. The setting around the existing
structure creates an opportunity to preserve the history of the area and at
the same time allow for new physically compatible development while
providing an opportunity for compatible manufacturing, services and
office use.
2. Purpose Of District: The purpose of the district is to provide for
development surrounding the existing Stock Exchange Building that is in
scale with the historic building and architecturally compatible. Uses are
intended to be industrial research, development, light manufacturing and
support services for businesses within the larger redeveloped stockyard
area. The district is also an area intended to interpret the history of the
earlier developments of this area.

CONFORMANCE TO THE GENERAL PLAN GOALS AND OBJECTIVES
The proposal relates to the following goals:
Goal 15.N.5 Preserve Historic Sites and Structures.
Goal 4.3. Work to expand the number of local and national historic sites and districts,

while ensuring and encouraging the appropriate preservation, protection, enhancement
and rehabilitation of the sites and districts currently listed.
Strategy 4.3D, Providing economic, zoning and administrative incentives for

rehabilitation of qualifying historic properties.
Goal 5A. Economic development that focuses on expanding and diversifying the

local economy, revitalizing older business areas and raising the standard of
living–in a business friendly environment.
Strategy 5.6.A. Developing and adopting a master plan for the future

redevelopment of the railyards and stockyards.
These goals should work together to (1) encourage preservation and reuse of the
Stock Exchange building, (2) preserve and complement the historic character of the
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area, and (3) promote economic development. The City should incentivize
preservation and reuse of the Exchange building by having reasonable and achievable
zoning standards without compromising the historic character of the Exchange
building.

SETBACK REQUIREMENTS
Request
The BEH zone requires 20-foot side and rear yard setbacks. The applicant requests
two modifications to setback standards. The first would be a general change in the
code to allow expansion of nonconforming buildings to use the same side and rear
setbacks as the existing building. The second would be to reduce the required rear
yard setback in BEH from 20 feet to 10 feet.
The existing Exchange Building has a 9 ½ -foot side yard setback on the west side
adjacent to the walkway/bike path. The applicants would like to add an addition to the
rear of the building matching this same 10-foot setback and would like the option of
building within 10 feet of the rear property line.
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Discussion

Ogden’s Own
Distillery
Enable Utah

Stock
Exchange

Figure 1: BEH Zone and existing buildings

Given that the Stock Exchange building already has close to a 10-foot side yard
setback, it would be reasonable to allow an addition at the same 10-foot side setback.
Rear yards in business areas do not serve the same purpose as in residential areas.
They allow some area for separation of buildings, fire access, and maneuvering. These
needs can be addressed through building and fire codes. Staff recommends changing
the required rear and side yard setbacks in BEH to 10 feet.

HEIGHT
Request
The maximum building height in the BEH zone is 35 feet. The applicant is requesting
this be increased to 55 feet. The applicant would like build a three-story addition to the
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rear of the Exchange Building and a second three-story building on the site. The
applicant states, “increasing the maximum height would permit third stories to
buildings to make the site financially viable for redevelopment.”
Discussion
The purpose of the BEH district is “to provide for development surrounding the existing
Stock Exchange Building that is in scale with the historic building and architecturally
compatible” (OMC 15-21-1G). The current 35-foot height limit in the BEH zone is
designed so that new buildings are in scale with and do not overshadow the historic
Exchange building. The Exchange building is two stories plus basement and is about
25 feet high. Note that the height limit in the BEI zone across the street is 50 feet.
The City is embarking on a similar project with the Union Station Campus. In that
project, the City is establishing height limits so that buildings adjacent to the train
station do not exceed the station height, and higher heights are allowed as distance
increases.
To promote preservation and economic reuse of the Exchange building, staff
recommends an increase in building height to 45 feet. This would allow three story
additions and new buildings on the site. Staff also recommends an allowance for
higher buildings where the roof is blocked by other buildings on site. This would keep
in scale with the Exchange building as much as could be expected.
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Figure 2: Increased height allowance for building roofs blocked from view.

The Secretary of the Interior’s Standards or Rehabilitation advise against “constructing
additional stories so that the historic appearance of the building is radically changed.”
See Figure 3 below.. Any rooftop addition to the Exchange building will need to be
reviewed by the Landmarks Commission for historic appropriateness.

Figure 3: Excerpt from the Secretary of the Interior's Standards for Rehabilitation
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DESIGN STANDARDS
Request
The BEH design standards require buildings to be designed to be compatible with the
Stock Exchange Building. The applicant requests that several of the design standards
for the BEH zone modified or eliminated, including:
1. Allow glass building walls
2. Eliminate the requirement for a defined modular pattern of bays.
3. Eliminate the requirement that windows have expressed lintels and sills.
The applicant indicates these changes would “allow for more creative architectural
interpretations that respond to the historic Art Deco architecture of the Exchange
Building.” They state, “recent developments on the other two BEH lots adjacent to 600
Exchange Rd (Ogden’s Own Distillery & EnableUtah) do not seem to conform to the
architectural guidelines as written.”
Discussion
The intent of the BEH design standards is expressed in Ogden Municipal Code (OMC)
15-23-8:
OMC 15-23-8: . . . Generally buildings should have a contemporary style

but are encouraged to incorporate design concepts of former stockyard
buildings such as clerestory windows and building shapes and materials.
...
OMC 15-23-8D: . . . In the BEH Zone, buildings shall be designed to be

compatible with the Stock Exchange Building. . . .
OMC 15-23-8.C.2: . . . Building walls shall be constructed with materials

of durability and quality that are compatible to the building materials of
the existing Stock Exchange Building . . . .
The architectural features of the existing Stock Exchange building are shown in Figure
4 on page 11.
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Figure 4: Stock Exchange building architectural features

There are two other buildings in the BEH zone. Figure 5 on page 11 shows the Ogden’s
Own Distillery building to the west. Figure 6 on page 12 shows the Enable Utah
Building to the north. As can be seen, these buildings contain many similar
architectural elements to the Exchange building.

Figure 5: Ogden's Own Distillery architectural features
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Figure 6: Enable Utah architectural features

While neither is a textbook example of every required code element, the buildings do
achieve a “contemporary style . . . [incorporating] design concepts of former stockyard
buildings.” Staff recommend that new buildings and additions in the BEH continue to
follow the standards. Staff does recommend two modifications:
1. Remove the requirement for “expressed lintels and sills.” The existing Exchange
building has defined modules of windows. Definite sills are present on the
second floor, but on the first floor they blend into the building base. There is a
band above the windows on the second floor and decorative features above the
first-floor windows, though neither is a classic “lintel.” Interpreting and applying
this requirement in other buildings has been a challenge.
2. Allow glass walls on third floors. Glass walls are a modern feature that do not
represent the “durability and quality that are compatible to the building
materials of the existing Stock Exchange Building” (OMC 15-23-8.C.2), thought
the Exchange Building does have glass on the front and arched clerestory
windows on the second floor. If glass walls are added above a second floor,
they could create a lighter, more airy appearance that would help keep focus on
the Exchange building, and would be more representative of the clerestory
windows.
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PARKING
Request
The applicant requests that parking requirements be eliminated in the BEH zone. The
justification provided is to allow greater development potential for the site.
General Parking Philosophy
Over the past half century, most cities, including Ogden, have established minimum
parking requirements for each site based on average peak parking demands. The table
below compares Ogden’s parking requirement with the average peak weekday parking
demands shown from the Institute of Transportation Engineer’s Parking Generation
Manual (3rd Edition).
Use

Office
Restaurant

ITE Parking Generation
Average Weekday Peak
Period Parking Demand
2.8 spaces/1,000 sq. ft.
15.1 spaces/1,000 sq. ft.

Ogden Standard

3.3 spaces/1,000 sq. ft.
13.3 spaces/1,000 sq. ft.

In recent years, there has been much discussion in the planning community about
maintaining such parking requirements. On the one hand, providing adequate on-site
parking avoids parking spillover into other lots, neighborhoods, or no-parking zones. It
also makes a site attractive to businesses and customers. On the other hand, large
parking lots break up the fabric and synergy of an urban area, are expensive to build,
and dissuade alternative transportation modes. Many cities, including Ogden, are
finding their communities with many unused parking spaces where business, housing,
parks, and other uses could be. Now, many cities are attempting to “right-size” parking
requirements where parking supply and demand are balanced. Full parking lots are
seen as a sign of success, not failure.
Parking in BEH
Part of right-sizing parking requirements is to look at the entire parking system, not
just what is available on a lot. The entire system includes public parking lots, on-street
parking, shared parking, and transportation alternatives such as transit, biking, and
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walking. Unlike downtown, the BEH zone is a somewhat isolated area, so the full
system is not as robust.
Public parking: There is not public parking available in the BEH.
On-street parking: The BEH is the block bounded by Exchange Road and Stockman
Way. There is street parking available on the entire block.
Shared parking: The other buildings in the BEH have parking. It appears their lots are
rarely full, so there may be opportunities for shared parking.
Transit: The closest transit stop is on 24th Street, within a ¼ mile walk. The 604 line
runs with one-hour headways each direction between 6:00 a.m. and 8:30 p.m. The 606
line runs once daily between Enable Utah next door and the Wide Horizon Center on
Monroe Avenue.
Bike: The site is close to the Centennial Bike Trail with access south along the Weber
River, and a close connecting trail east along the Ogden River and downtown.
Walking: The BEH has well developed sidewalks and walking paths. The area is not
close to many destinations, such as housing or shopping, so walking is not likely a
commute option for many.
Parking recommendation
General Plan Strategy 4.3D, Providing economic, zoning and administrative incentives

for rehabilitation of qualifying historic properties.
Full parking requirements on the site would substantially reduce the amount of new
building that could be constructed on the site, so some relief is warranted. Staff
recommends reductions for new development be contingent on the development
providing incentives to use alternative modes, such as transit and biking, and to share
parking. Staff recommends a requirement for a parking management plan as follows:
J. Parking Reduction in BEH:
1.

Notwithstanding chapter 12 of this title the planning commission may grant a parking
reduction to the minimum number of parking spaces in the BEH zone by approving a
parking management plan.
2. The management plan shall do the following:
a. Provide alternate means of transportation, such as by:
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i. Providing transit passes for employees,
ii. Creating employee ride share programs,
iii. Providing employee shuttles,
iv. Providing secure bicycle storage areas,
v. Providing shower facilities for employees who bike or walk.
b. Provide for shared use of parking facilities, such as:
i. Providing uses with peak use times that do not overlap,
ii. Creating agreements with nearby uses to share parking.
c. Provide procedures to:
i. Evaluate and adjust the parking management plan.
ii. Resolve complaints and enforce the terms of the management plan.
d. Project parking demand with the management plan in place.
3. The Commission may approve the parking management plan based on the following
criteria:
a. The parking reduction is necessary to preserve and effectively reuse historic
structures.
b. The plan does not present an undue burden on other uses in the area.
c. The parking management plan provides all reasonable efforts to provide parking
alternatives for the proposed use.

Attachments
1. Application
2. Staff recommended amendment
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Attachment #1- Application

Attachment 2: Staff Recommended BEH Zone Text Amendment
(Draft 6-30-2022)
SECTION 1. Subsection amended. Ogden Municipal Code Section 15-22-1 is hereby
amended to read as follows:

15-22-1: DIMENSIONAL REQUIREMENTS:
The following dimensional requirements shall apply in each manufacturing zone to building and
parking setbacks:
M-1

M-2

MRD

OCIP

DDR

BEI

BEH

Minimum
lot area

3,000 sq.
ft.

4,000 sq.
ft.

None

20,000
sq. ft.

None

1 acre

1 acre

Minimum
lot
dimension
s

40 ft.
width

50 ft.
width

None

50 ft.
width

None

60 ft.
width

60 ft.
width

Maximum
imperviou
s
coverage

80%

90%

80%

80%

None

80%

70%

Maximum
building
height

50 ft.,
except
40 ft.
adjacent
to a
residenti
al zone

None

None

None

50 ft.,
except 90
ft. in the
area north
of 400
North
Street and
east of
Depot
Drive

50 ft.

35 ft.

Front yard
setback

20 ft.

10 ft.

None for
buildings
existing
prior to
July 1999.

25 ft.

20 ft.

20 ft.
for
1uildin
g, 10 ft.
for
parking
lots

For new
constructio
n see
section 15-

45 ft.2

25 ft.

23-2 of this
title.
10 ft. for
parking
lots
Side yard
setback
facing a
street

20 ft.

10 ft.

20 ft.

20 ft.
for
2uildin
g, 10 ft.
for
parking
lots

None for
buildings
existing
prior to
July 1999.

20 ft.

20 ft.

20 ft. for
building,
10 ft. for
parking or
accesswa
y

20 ft. for
building,
10 ft. for
parking or
accesswa
y 10 ft.

For new
constructio
n see
section 1523-2 of this
title.
10 ft. for
parking
lots

Side yard
setback

None,
except
20 ft.
adjacent
to a
residenti
al or O-1
zone

None,
except
20 ft.
adjacent
to a
residenti
al or O-1
zone

10 ft.,
except
20 ft.
adjacent
to a
residenti
al zone
or O-1
zone,
provided
that 10 ft.
shall only
be
required
for
parking
lots that
are not
adjacent
to the
Ogden
Nature
Center

10 ft.

None,
except 20
ft. adjacent
to O-1
zone,
provided
that 10 ft.
shall only
be
required
for parking
lots that
are not
adjacent to
the Ogden
Nature
Center
property1

property
1
Rear yard
setback

20 ft.

None,
except
20 ft.
adjacent
to a
residenti
al or O-1
zone

10 ft.,
except
20 ft.
adjacent
to a
residenti
al or O-1
zone

10 ft.

None,
except 20
ft. adjacent
to O-1
zone,
provided
that 10 ft.
shall only
be
required
for parking
lots that
are not
adjacent to
the Ogden
Nature
Center
property1

20 ft. plus
1 ft. for
every foot
building is
taller than
35 ft., 20
ft. for
parking or
accesswa
y

20 ft. for
building,
10 ft. for
parking or
accesswa
y 10 ft.

Note:
1.

2.

The Ogden Nature Center property shall refer to the boundaries of the property in the O-1
zone to be conveyed to Ogden City for the benefit of the Ogden Nature Center pursuant
to the DDOU reuse plan.
Building height may be exceeded by roofs not visible from a point on the curb line
perpendicular to the building. See Figure 1.

Figure 1: Building height exceeded where not visible from curb line

SECTION 2. Subsections amended. Ogden Municipal Code subsection 15-23-8C &D
are hereby amended to read as follows:
C. Building Materials:
1. BEI Zone: Building walls shall be constructed with materials of durability and quality and
limited to the following types of exterior surfaces:
a. Architecturally treated precast concrete.
b. Brick.
c. Baked colored architectural metals. In no case shall ribbed metal skin systems typical
of preengineered metal buildings be permitted.
d. Integral colored split face or honed CMU. Smooth face CMU may be used on portions
of the building not visible from public areas.
e. Tilt up wall systems or site cast concrete provided exterior surface has sandblasted
finish and architectural joint detailing.
f. Stucco including EIFS is limited to architectural detailing surfaces and articulation and
are a minimum of eight feet (8') above grade.
2. BEH Zone: Building walls shall be constructed with materials of durability and quality
that are compatible to the building materials of the existing Stock Exchange Building which are
the following exterior materials:
a. Brick veneer.

b. Concrete and other masonry materials that create texture, visual lines and color similar
to brick.
3. Glass: Clear glass, low E or slightly tinted glazing is permissible. Reflective glass over
an exterior reflectance rating of .4 is not permitted. Glass walls above the second story are
permitted.
4. Roof: Roofs over a two to twelve (2:12) pitch shall utilize standing seam nonreflective
metal roofs. Flat roofs shall use built up roofing or single ply roofing of light colors to reduce heat
absorption. "Green" roofs of living plant material may also be considered as an appropriate roof
treatment.
D. Building Architecture In BEH Zone: In the BEH Zone, buildings shall be designed to be
compatible with the Stock Exchange Building. As a minimum:
1. The design requires facade modules of columns and punched areas for windows or
architectural lines which suggest window patterns within a defined modular pattern of bays
between twenty four feet (24') and thirty six feet (36').
2. Windows shall:
a. Be required on the facade of the building facing the public street and used as the
public entrance to the building;
b. Have divided lites and expressed lintels and sills;
c. Be required on all other facades when office or public spaces are the interior uses
along the exterior walls.
3. Walls shall have a minimum solid wall to glass space of twenty four percent (24%)
glazing of the wall surface on the front face as described in this section.
4. The exterior wall treatments within the modular design bays when the interior wall area
is warehousing or manufacturing operations shall have architectural details which suggest the
same required window treatments as the public face of the building. Architectural details include
but are not limited to scoring patterns, use of different materials, indentations, or color changes.
5. The upper portion of the building shall have a defined cornice treatment which hides the
roof.
SECTION 3. Subsection added. The following is hereby added as Ogden Municipal
Code Section 15-23-8J:
J. Parking Reduction in BEH:
1.

Notwithstanding chapter 12 of this title the planning commission may grant a parking
reduction to the minimum number of parking spaces in the BEH zone by approving a
parking management plan.
2. The management plan shall do the following:
a. Provide alternate means of transportation, such as by:
i. Providing transit passes for employees,
ii. Creating employee ride share programs,
iii. Providing employee shuttles,

iv. Providing secure bicycle storage areas,
v. Providing shower facilities for employees who bike or walk.
b. Provide for shared use of parking facilities, such as:
i. Providing uses with peak use times that do not overlap,
ii. Creating agreements with nearby uses to share parking.
c. Provide procedures to:
i. Evaluate and adjust the parking management plan.
ii. Resolve complaints and enforce the terms of the management plan.
d. Project parking demand with the management plan in place.
3. The Commission may approve the parking management plan based on the following
criteria:
a. The parking reduction is necessary to preserve and effectively reuse historic
structures.
b. The plan does not present an undue burden on other uses in the area.
c. The parking management plan provides all reasonable efforts to provide parking
alternatives for the proposed use.

