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LAND TRANSFER AND DEVELOPMENT AGREEMENT – JF CAPITAL WONDER BLOCK 
PARTNERS QOZB, LLC. 
 - Transfer of Agency Properties to Facilitate Development in the Central Business 

District 
 Wonder Block (Bakery Site located from 26th Street to the State Court 

Property and between Lincoln and Grant. 4.94 Acres) 
 

Action:  Adopt or Not Adopt Resolution 
 
 
Executive Summary The Board will consider a Resolution authorizing the Executive Director 

to enter into a Land Transfer and Development Agreement (LTDA) with 
JF Capital Wonder Block QOZB, LLC (JF Capital).  Under the terms of the 
Agreement, property owned by the Agency located at 26th Street between 
Grant and Lincoln will be transferred to JF Capital in exchange for an 
agreement to develop the property into a mixed-used development 
consisting of hospitality, commercial, retail, office, and multi-family 
housing.  Additional agreements relating to the State Courts property, a 
tax increment incentive agreement, and a Master Lease are anticipated 
by the LTDA and will be presented to the Agency Board at a later date.  

 

Background December 6, 2016  
 The Agency Board adopted a resolution authorizing the purchase of the 

Wonder Bread plant located at 26th and Grant which encompassed a 
significant portion of the block.   
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 The property purchased from Flowers Baking Company of Ogden, LLC at 
a cost of $2.1 M included the historic Brown Ice Cream Building. The 
Administration indicated that--with the exception of the Ice Cream 
Building--the structures would be demolished to allow for development 
of a parking structure and mixed-use commercial, retail and housing.  
The new development would be designed to enhance and support 
Historic 25th Street.     

 
 The budget to prepare the site for development was established as 

follows:  
 

Expenditure Type  Amount  
Acquisition*  $     2,400,000  
Closing Costs  $             8,750  
Demolition  $        500,000  
Environmental  $           35,000  
Contingency  $        106,250  

TOTAL  $   3,050,000  
  *This was later adjusted down to reflect additional environmental remediation costs. 

   
 Purchase of the property was funded through internal and external loans 

from the following sources: 
 

Source of Funds  Amount  
Internal Loan from CBD Mall Fund  $     1,138,000  
Internal Loan from Sewer Fund  $        912,000  
Loan from OIDC  $     1,000,000  

TOTAL  $   3,050,000  
 

The Administration indicated proceeds from resale of the property might 
be used for debt service.  However, they also signaled that BDO Lease 
revenues may be needed if sale proceeds were insufficient to cover the 
debt or if there were unanticipated environmental remediation costs. 
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 January 22, 2019 
 The RDA Board and City Council authorized creation of the Continental 

Community Reinvestment Area (CRA) Plan and Budget.  The Continental 
CRA encompasses an approximate six-block area (partial blocks) 
bounded generally by Wall Avenue and Washington Boulevard on the 
west and east, and 25th Street and 27th Street on the north and south.  
The Continental CRA was created to facilitate redevelopment of large 
industrial sites and underutilized properties located in the downtown 
area. 

 
 December 17, 2019 

The Agency Board adopted a Resolution authorizing the sale of the 
Brown Ice Cream Building for $100,000 to Dan McEntee, a local business 
owner.  Per the terms of the sale agreement, the City is required to 
subdivide the property to give the building its own tax identification 
number prior to closing.  (Note: As of October 31, this had not yet been 
completed.) 

 

 
 
2016-Current 
The Administration completed the demolition on the site and is in the 
end-stages of the environmental remediation.  They have also been 
working with JF Capital, a multi-disciplined finance and development 
firm located in Centerville, Utah, and the State Courts to come to terms 
on a development plan that will provide additional downtown parking 
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and a mixed-use project that could include hospitality, multi-family 
residential units, and retail, commercial, and office space.  The 
development is designed to meet the goals of the MAKE Ogden 
Downtown Master Plan and the Ogden General Plan. 
 
November 10, 2020 
The Board Offices received and Administration Transmittal requesting 
authorization of a LTDA with JF Capital. 
 
November 17, 2020 
The Board held a work session to review and discuss the proposed 
LTDA.  
 

Proposal Land Use and Transfer Development Agreement 
The Administration is proposing that the Agency authorize a LTDA with 
JF Capital Wonder Block Partners QOZB, LLC (Developer).  The terms 
and conditions of the LTDA are summarized as follows:   

1. Purpose of the Agreement 
a. Establish conditions for transfer of property. 
b. Establish conditions for acquisition of State-owned 

property. 
c. Establish terms and conditions for development of the 

property. 
2. Parties to the Agreement 

a. Ogden City Redevelopment Agency (Agency), represented 
by Brandon Cooper. 

b. JF Capital Wonder Block Partners QOZB, LLC (Developer), 
represented by Chad Bessinger. 

c. Agreement acknowledges that only the Agency Board 
and/or Executive Director has authority to make binding 
agreements.  

3. Agency Contingencies (Required actions) 
a. Execute the LTDA by Developer and Executive Director. 
b. Obtain Board approvals related to LTDA. 
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c. Developer must obtain project financing for first permitted 
construction. 

d. Board approves the Master Lease Agreement (Agreement 
to keep a certain portion of the new development leased). 

e. Board approves Incentive Agreement.  
f. Execution of State Property Transfer Agreement and 

assignment of rights to Developer. 
g. Agency approves Supplemental Document related to 

State Court parking. 
h. Developer obtains all necessary approvals complete 

project. 
4. Developer Contingencies (Required actions) 

a. Agency delivers clear title to the property. 
b. Developer approves of the terms and conditions of the 

State Property Transfer Agreement and Agency delivers 
title of property to Developer. 

c. Developer approves Supplemental Agreement outlining 
Developers duties and responsibilities relating to the 
State Property. 

d. Developer accepts the Incentive Agreement(s) and Master 
Lease Agreement. 

e. Agency meets its obligations regarding the State parking 
stalls. 

f. Agency completes all other obligations, including granting 
the necessary approvals. 

5. Terms of Sale 
a. Parties will close within twenty (20) days after all 

approvals have been completed. 
b. Agency shall have removed all environmental hazards 

from the property. 
c. Purchase prices is $1M Dollars, contingent on an 

incentive package that is valued at more than $1M 
Dollars. 

d. Parties will split the fees and Developer will pay the cost 
of recording. Agency will pay for title insurance. 
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6. Development Agreements 
a. Developer will have received site-plan approval and 

received building permits within 18 months of closing. 
b. Developer will complete construction of all phases of the 

project on or before December 31, 2026.  This date may be 
extended to December 31, 2028 upon certain conditions. 
 

7. Default/Remedies 
a. Developer may be required to pay 2018 market value for 

the property(approximately $2.2 M) if a default on the 
project occurs. 

b. Developer may be liability for lost Tax Increment upon 
default. 
 

Future State Court Agreement 
The LTDA anticipates an agreement with the State Courts regarding the 
transfer of State-owned property.  This property is an integral part of the 
development plans.  The agreement with the State will require the 
following: 

1. Property will be traded in exchange for an equal number of 
currently existing parking stalls in the new parking structure.  The 
Agency will fund, construct and manage the parking structure. 

2. The Developer must fund and construct parking for State Court 
judges adjacent to existing stalls.  The State will maintain these 
stalls. 

3. Temporary surface parking must be funded, constructed, repaired 
and maintained by the Developer during construction of the 
parking structure. 
 

Master Lease Agreement 
For JF Capital to obtain the necessary financing to fund the project, the 
City will likely need to assist JF Capital in showing that there is sufficient 
interest in leasing the various office and/or retail space.  A Master Lease 
Agreement between the City and JF Capital will provide that assistance.  
Although the terms of the Master Lease have yet to be negotiated, it is 
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generally understood that the City will lease a portion of the project—
currently estimated at 70%-- for a period of time until other tenants are 
signed. 
 
Incentive Agreement 
The LTDA anticipates that an incentive agreement pledging tax 
increment to the project will also be executed by the parties. The terms 
and conditions of the Incentive Agreement are still being negotiated. 
 
Proposed Resolution 
The Resolution authorizes the Executive Director to execute the 
documents and carry out the terms and conditions of each agreement.  
Any material change to any agreement would require Board 
consideration and approval.   

 

Attachments Parcel Map 
 Concept Drawing 
 Administrative Transmittal 
 Proposed Resolution 
 Proposed LTDA (Including environmental remediation documentation) 
 
 
 
Council Staff Contact:  Janene Eller-Smith, MPA/JD, (801)629-8165 
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DEPARTMENT:      DIRECTOR: 
Community and Economic Development  Tom Christopulos    
         
DIVISION:       MANAGER: 
Business Development    Sara Meess 
 
STAFF:       CONTACT: 
Brandon Cooper, Deputy Director   801-629-8947, 
BrandonCooper@ogdencity.com 
 
REQUEST: 
Agency staffs requests adoption of resolution approving a Land Transfer and Development 
Agreement (“LTDA”) between the Agency and JF Capital Wonder Block Partners QOZB, LLC 
(“JF Capital”), setting the terms for development of a mixed-use project at the old Hostess 
Factory site (2557 Grant Avenue). 
 
REQUESTED TIMELINE:  
As soon as possible 
 
RECOMMENDATION: 
Adoption of the attached resolution 
 
BACKGROUND INFORMATION:           
 
In 2016, the Agency purchased from Flowers Foods certain real property located at 2557 
Grant Ave, Ogden City, Utah consisting of three (3) contiguous parcels (APN# 01-017-0001, 
01-017-0006, and 01-017-0042) totaling approximately 4.94 acres of land. Hostess Bakery 
had been purchased out of bankruptcy by Flowers Foods and the bread manufacturing plant 
became redundant to Flower Food’s operation. Though the Agency did not have a specific 
site development plan at the time of purchase, it did have a strategy to to remove the large 
industrial facility from the middle of the Central Business District and to set up 
redevelopment potential for the future.  
 
As part of that strategy, on January 22, 2019, the Ogden City Redevelopment Agency Board 
adopted the Continental Community Reinvestment Area for the purpose of developing 
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Agency property and other third-party properties in the area generally bound by Wall Avenue 
and Washington Boulevard and 25th Street and 27th Street, Ogden, Utah. 
 
Additionally, over the course of many months, the Agency has worked with JF Capital, a multi-
disciplined finance and development firm out of Centerville, Utah, and their expansive and 
talented design team to create a basic site study for the purpose of analyzing the potential 
development of the Hostess Site property (now dubbed Wonder Block) as a part of a larger 
assemblage of adjacent property owned by the State of Utah, including parcel nos. 01-017-
0016, 01-017-0019, 01-017-0020, 01-017-0021, 01-017-0022, 01-017-0030 and 010170031. As 
a result, the joint effort has produced a development framework, in the form of the attached 
LTDA, outlining the project as a cosmopolitan mixed-use venture with certain uses that 
include, but are not limited to, hospitality, multi-family residential apartments, 
retail/commercial, and office, along with the associated public and private parking, site 
improvements, and appurtenances. Such venture would be in accordance with the newly 
adopted MAKE Ogden Downtown Master Plan, the Continental Community Reinvestment 
Area Plan, the Ogden City General Plan, and other applicable local zoning and codes.  
 
DETAILS: 
 
The LTDA outlines the following major terms: 
 
AGENCY CONTIGENCIES 
Agency obligations in the LTDA are made subject to and conditioned upon the following 
occurrences:  

 
1. Execution of the LTDA by the Agency Executive Director and authorized 

representatives of the Developer. 
 

2. Approval of this LTDA and all Agency obligations created herein by 
resolution from the Agency Board. 

 
3. Prior to the Closing Date, Developer securing written commitment(s) from a 

commercially suitable lender(s) selected by Developer to finance 
construction of the improvements related to the First Building Permit 
Property, which financing will have an industry standard loan to cost and/or 
loan to value ratio. 

 
4. Agency Board approval of the final draft of the Master Lease Agreement 

referred to in Paragraph D.3., including Agency Board approval of the 
projections of the total estimated cost to the Agency for rent over the three 
(3) year term of the Master Lease Agreement. 

 



 
 
Ogden City Redevelopment Agency Transmittal                               

5. Agency Board approval of the final draft of the Incentive Agreement referred 
to in Paragraph D.3., which provides for the incentives to be provided to 
Developer. 

 
6. The Agency and the State entering into an agreement for the sale or trade of 

the State Property, and (a) the Agency either acquiring the State Property or 
assigning its rights to acquire the State Property thereunder to Developer 
and (b) satisfaction of the Courts Conditions. 

 
7. The Agency approval of the Supplemental Document referred to in 

Paragraph D.2. 
 

8. The Developer diligently pursuing, in a commercially reasonable manner, and 
adjusted by any Ogden City, Agency caused delays or any other delays 
permissible under the LTDA, Ogden City Approvals for the Project and 
development and completion of the Project. 

 
9. Successful completion of all other material obligations of Developer set 

forth in the LTDA. 
 

 
DEVELOPER CONTIGENCIES 
The Developer’s obligations in the LTDA are made subject to and conditioned upon the 
following occurrences:   

1. Developer’s acceptance of the (a) Title Commitment on the Agency Property 
such that it is satisfied that the Agency can deliver to it good and marketable 
title to the Agency Property on the Closing Date, free from any monetary 
liens or encumbrances of any kind and further free from any non-monetary 
encumbrances that negatively impact Developer’s ability to develop and 
market the Project, and (b) any material changes to the condition of the 
Agency Property that negatively impact the Project after execution hereof. 
The Agency agrees to deliver a Title Commitment on the Agency Property to 
Developer within thirty (30) days of execution hereof.  

 
2. Developer’s approval of (a) the terms and conditions of the State Property 

Sale Agreement, including treatment and resolution of environmental issues, 
should there be any, connected with the State Property, (b) the terms and 
conditions of the Supplemental Document (as defined below), (c) 
Developer’s reasonable satisfaction of Agency’s ability to acquire the State 
Property pursuant to the terms of the State Property Sale Agreement or of 
Agency’s ability to assign its rights to acquire the State Property thereunder 
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to Developer, and (d) Developer’s acceptance of the (i) Title Commitment on 
the State Property such that it is satisfied that the State can deliver to the 
Agency (and the Agency can in turn deliver to Developer) or to the Developer, 
as applicable, good and marketable title to the State Property as required by 
the terms of the State Property Sale Agreement, free from any monetary 
liens or encumbrances of any kind and further free from any non-monetary 
encumbrances that would negatively impact Developer’s ability to develop 
and market the Project, and (ii) any material changes to the condition of the 
State Property that negatively impact the Project after execution thereof. 
The Agency agrees to deliver a Title Commitment on the State Property to 
Developer within thirty (60) days of execution hereof.  In connection with the 
negotiation and execution of the State Property Sale Agreement, the parties 
anticipate that (a) Agency will execute the State Property Sale Agreement 
with the State, and (b) Agency and Developer will execute a supplemental 
document setting forth Developer’s rights related to or underlying the State 
Property Sale Agreement and ultimate ability to acquire the State Property, 
all in a manner consistent with the LTDA. The Supplemental Document will 
include, without limitation, customary representations and warranties 
related to the State Property inurring to the ultimate benefit of Developer, 
whether made directly by Agency to and for the benefit of Developer or 
whether Agency assigns its rights underlying the State’s representations 
and warranties included in the State Property Sale Agreement to Developer.   

 
3. The Developer’s acceptance and approval of the (a) Incentives offered by 

Ogden City and/or the Agency, (b) Incentive Agreement with the Agency and 
any other agreements related to the Incentives, which agreements shall be 
executed prior to or concurrent with Settlement on the Closing Date, and (c) 
a Master Lease Agreement pursuant to which the Agency agrees to make 
monthly rental payments to Developer for a period not to exceed three (3) 
years from the certificate of occupancy date for the portion of office and 
retail space within the Project to the extent reasonably necessary to assist 
Developer is securing bank financing from the Lender and to meet Lender’s 
underwriting requirements for financing, provided that such rent will be 
equal to 70% of the fair market value of rental rates that are applicable to 
such office and retail space. Upon execution of the LTDA, Developer and 
Agency agree to negotiate in good faith the Incentive Agreement, the Master 
Lease Agreement, and any other required documents. 

 
4. Agency transfer or causing the transfer of the State Property to Developer 

under the terms and conditions outlined in the LTDA, the subsequent 
delivery of the dedicated parking, and the successful satisfaction of the 
Court’s Conditions as described therein.  
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5. Ogden City and Agency, as applicable, grants to Developer the necessary 

approvals for the Project to advance as set forth in Article III, Section A 
below, but only to the extent Developer uses diligent, good faith efforts to 
receive such approvals. 

 
STATE COURT CONDITIONS 
The State Courts identified a number of conditions it will require for its participation, including, 
but not limited to, and at no cost to the State or the Courts, the following:  

1. The trade of State Property to Agency in exchange for a number of 
exclusive parking stalls equal to the number of parking stalls currently 
available in the State Property, which New State Parking Stalls are to be 
funded, constructed, and managed by the Agency and located possibly in 
the southeast parking structure. 
 

2. The inclusion of additional dedicated judge parking stalls adjacent to the 
current judge parking stalls, to be funded and constructed by the 
Developer and maintained thereafter by the State. 

 
3. Temporary surface parking stalls to be funded, constructed, repaired (as 

needed) and maintained by the Developer to accommodate displaced 
employees and patrons during construction of the New State Parking 
Stalls. 

        
 
 
 
Please call Brandon Cooper at 801.629.8947 with questions.  
  
 
Attachments: 
LTDA 
Resolution 
 
 
 
 
 
 
 
 
       



RESOLUTION NO. 2020-3 

A RESOLUTION OF THE OGDEN CITY REDEVELOPMENT AGENCY 

APPROVING AND AUTHORIZING THE EXECUTIVE DIRECTOR TO 

EXECUTE A LAND TRANSFER AND DEVELOPMENT AGREEMENT WITH JF 

WONDER BLOCK PARTNERS QOZB, LLC FOR THE DEVELOPMENT OF 

APPROXIMATELY 4.94 ACRES OF REAL PROPERTY LOCATED AT 2557 

GRANT AVE, OGDEN, UTAH.   

WHEREAS, the Ogden City Redevelopment Agency (“Agency”) is a separate 
body corporate and politic, duly and regularly created, established, organized and existing 
under and by virtue of the Constitution and laws of the State of Utah; and 

WHEREAS, the Agency operates and is authorized to transact business and 
exercise its powers under and pursuant to Limited Purpose Local Government Entities – 
Community Reinvestment Agency Act, Title 17C, Utah Code Annotated 1953, as amended 
(the “Act”); and 

WHEREAS, the Act provides that an Agency may exercise its powers for the 
purpose of developing and implementing a community reinvestment plan as such term is 
defined in the Act; and 

WHEREAS, the Agency desires to enter into a Land Transfer and Development 
Agreement (“LTDA”) with JF Capital Wonder Block Partners QOZB, LLC, a Utah 
Limited Liability Company (“Developer”) to set the terms and conditions for development 
of vacant property located at 2557 Grant Avenue in the Continental Community 
Reinvestment Area consistent with the appropriate zoning, design guidelines, and 
ordinances (the “Project”); and 

WHEREAS, the Agency believes the development of the Project will improve 
underutilized land, improve quality of life, enhance economic development, strengthen the 
property tax base, benefit the community and create jobs; and 

WHEREAS, the Agency believes Developer possesses the qualities and 
experience that will enable it to be successful in developing the Project consistent with the 
desires of the Agency and the approved zoning and ordinances; and 

NOW, THEREFORE, the board of the Ogden City Redevelopment Agency hereby 
resolves: 

1. That the terms of the Land Transfer and Development Agreement, attached hereto
as Attachment A, are hereby approved; and

2. The Executive Director is hereby authorized to execute and deliver any and all
documents reasonably necessary to carry out the terms and conditions of the LTDA,
as described in Attachment A. Any material change, as defined by Board



leadership, staff, and legal counsel, in the terms of the LTDA must be approved in 
advance by the Board before closing. 

 
 
 
 
 APPROVED AND ADOPTED this ______ day of __________, 2020. 
 
 
 
       ______________________________ 
       CHAIR 
 
 
ATTEST: 
 
 
____________________________________________ 
CITY RECORDER 
 
 
APPROVED AS TO FORM:         _____________________ 
    LEGAL     DATE 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
ATTACHMENT A 

 
Land Transfer and Development Agreement 
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Ogden, Utah
November 10th, 2020

WONDERBLOCK SUMMIT CONCLUSION



2

CHAD BESSINGER 
M.D., J Fisher Companies / JF Capital

ROBERT TAYLOR
Owner’s Representative, JF Capital

ROBB BERG 
Principal, Design Workshop
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Development 
Framework 
Overview
There is a strong emphasis in Episode 1 on increasing the supply and variety of housing types in downtown Ogden 
— in particular within easy walking distance to Historic 25th Street — to appeal to a diversity of residents. The first 
phase of the development of UTA-owned property north of 24th Street and west of Wall Avenue is intended to bring 
new employment opportunities to downtown. New residents and workers will benefit from retail and services located 
within identified redevelopment areas.

Figure 31: Private Development 

Micro-residential

Convention Center Expansion

Mixed-Use Office TOD 

Streetscape 
Improvements

Residential
Commercial Retail

Commercial Office
Civic

Hospitality
Parking

Parks
Paseos

Legend

Hostess/Wonderbread Redevelopment

Private  
Development
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Episodes

Market 
Potential
Metrics

Community
Equity
Metrics

Smart Growth Potential Scores

Social Equity/Social Vulnerability Index

14 OR 1/5

2.6 OR 0/5 $5,451

16.5 OR 1/5
WALKABILITY

INDEX

HOUSING DENSITY
INDEX

INCREASED TAXABLE
 VALUE PER ACRE

JOB DENSITY
INDEX

Metric Scores
Episode 1 anticipates the addition of over 1,600 
jobs and 900 residential units, an incremental 
first step to improving the downtown Market 
Potential score. The introduction of the BRT line 
and new affordable and attainable housing units 
will ensure that Social Equity Metrics remain 
strong.

Metric

Metric

Value

Value

Market Score

Market Score

Walkability  

Job Density

Housing Density

Market Score

Transit Accessible Population 

Housing + Transportation Costs

Renter Ratio

Social Vulnerability Index

Market Score

14

16.5

2.6

50%

34%

80%

.88

1

1

0

2/15

5

3

5

4

17/20

1,680
900

New Jobs 
over 5 years

NewHousing 
Units

Table 8: Smart Growth Potential Scores

Table 9: SEVI Scores

Parks
Paseos



6

61

Ep
is

od
es

Figure 33: Project Locations 
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Episodes

$

$

Implementation 
Strategies

Projects

Programs

Policies

PartnersFunding

 » Reconstruction of 26th Street, 
Washington Boulevard to Wall Avenue

 » Renovation of Historic 25th Street, Wall 
to Grant

 » Extension of the Grant Avenue 
Promenade to 27th Street

 » Renovation of Keisel Avenue from 24th 
to 25th and 26th to 27th Streets

 » Expansion of the Eccles Conference Center
 » Construction of the BRT line
 » Parking structures at FrontRunner station and north 

of Electric Alley 
 » Private development on vacant and government 

owned parcels including:
 » Utah Transit Authority/FrontRunner site 
 » Hostess/Wonderbread sites
 » Infill along 25th Street

 » Make Ogden brand deployment and 
campaign

 » Employer recruitment

 » Small business recruitment and retention
 » Develop Community Centers Strategic Plan
 » Structured parking incentives 

1. Adopt Downtown Design Standards

 » Design Standards control development of properties to insure that development results in a 
high quality public realm and architectural character that is aligned with the vision of Downtown. 
Standards have high authority, as developers are required to meet the regulation unless 
otherwise waived through a variance. 

2. Update Zoning Code for Downtown Ogden

 » Tax Increment Financing (RDA Funds)
 » City General Fund
 » Federal BLOCK Grants 

(Community Centers Strategic Plan)

 » Private Developers
 » Utah Transit Authority (UTA)
 » Local Community Organizations

*Note: All projects listed are public, or City-funded projects. This list does not include the 
forecasted areas of private development as that will be subject market forces. This is not an 
exhaustive list, but is a means by which to help prioritize infrastructure implementation, public 
realm enhancements and future Capital Improvement Project (CIP) budgeting.
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Land Use 
Overlay District

Project Study Area
Entertainment Commercial (C-ENT)
Commercial Mixed Use (C-MU)
Downtown Commercial (C-DT)

Mixed Industrial Commercial (C-MI)
Vertical Multifamily Residential (R-MFV)
Horizontal Multifamily Residential (R-MFH)
Single Family Residential (R-SF)

Parks and Open Spaces
Riverway
Nine Rails Creative District
Jefferson Avenue Historic District

Legend

Figure 50: Proposed Downtown Land Uses
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4. Facade lot line coverage refers to the percentage of the front lot line that 
building facades must address. Areas in which buildings do not address the 
front lot line may include pedestrian pass-throughs, courtyards, parking (only 
as allowed) and driveways (only as allowed); building service areas, trash 
enclosures and transformers/generators are prohibited in these areas.

5. Public pedestrian access across a lot is allowed and encouraged in the 
Downtown Commercial district, up to 3 locations per block face; width not to 
exceed 16’.

6. Any building frontage that is not at the front lot line must be usable space, 
including entry forecourts, steps, stoops, porches and/or courtyards.  

7. Surface parking located at the front lot line or side lot line (on corner lots) 
must be screened. Appropriate techniques include metal fencing, masonry 
walls, landscape hedges, etc. Screening height: 42” min./72” max.

8. C-ENT, C-MU, C-DT, C-MI, R-MFV, R-MFH  A maximum of two vehicular access 
points are allowed on the primary lot frontage per block except along 25th 
and Washington where no access points are allowed.

NOTES:

* Asterisk indicates the Mass and Form (M) components that contain a representative graphic in this section. 

M* Mass and Form

*Page# 
graphic

C-ENT
(Entertainment Commercial)

C-MU
(Commercial Mixed-Use)

C-DT
(Downtown Commercial)

C-MI
(Mixed Industrial Commercial)

R-MFV
(Vertical Multi-Family)

R-MFH
(Horizontal Multi-Family)

R-SF
(Single Family Residential)

M1* 52,58 Building Placement

1* 52-5 Facade Lot Line 
Coverage4 n/a Min. 75% at front lot line 100% at front lot line5 Min. 50% at front lot line Min. 75% at front lot line6 Min. 75% at front lot line6 Min 65% at max. 20’-0” 

setback from lot line

2* 52-5 Facade Lot Line 
Coverage4 (corner lots) n/a Min. 75% at side lot line 75% at side lot line5 Min. 50% at side lot line 50% at side lot line6 50% at side lot line6 n/a

3* 55 Parking Max. 35% at front lot line7 Not allowed on ground floor at front lot line, surface nor 
structured Max. 35% at front lot line7 

Not allowed on ground floor 
at front lot line, surface nor 

structured 

Not allowed on ground floor 
at front lot line, surface nor 

structured

Accessed from rear lot 
line unless alley access is 

unavailable

4* Site Access Max. 2 vehicular access points on primary lot frontage (per block)8 Max. 2 vehicular access points on primary lot frontage (per block)8
Driveways are not allowed  

unless alley access is 
unavailable

M2* 52,56 Building Massing

1* 56 Height No height limit No height limit 
Min: 2 Stories 

Max: the lesser of 4 
stories or 55’ 

No height limit No height limit Max: the lesser of 3 stories 
or 45’ Max. 2.5 stories or 35’

2* 56 Vertical Setback n/a Min. 8’ above 66’ high Min. 8’ above 40’ high n/a Min. 8’ above 66’ high n/a n/a

3* 52-5 Horizontal Setback
Front lot line: max. 15’

Side lot line: max. 75’

Front lot line: max. 10’

Side lot line: max. 10’

Front lot line: max. 10’

Side lot line: max. 10’

Front lot line: max. 15’

Side lot line: max. 75’

Front lot line: max. 10’

Side lot line: max. 10’

Front lot line: max. 10’

Side lot line: min. 5’ - max. 10’

Front lot line: max. 20’

Side lot line: min. 5’

4* 52,57 Street Frontage Max. 300’ for individual 
buildings at front lot line

Max. 300’ for individual 
buildings at front lot line

Max. 150’ for individual 
buildings at front lot line

Max. 300’ for individual 
buildings at front lot line

Max. 300’ for individual 
buildings at front lot line

Max. 300’ for individual 
buildings at front lot line

Front porches: min. 50% of 
the front lot line facade
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M* Mass and Form

*Page# 
graphic

C-ENT
(Entertainment Commercial)

C-MU
(Commercial Mixed-Use)

C-DT
(Downtown Commercial)

C-MI
(Mixed Industrial Commercial)

R-MFV
(Vertical Multi-Family)

R-MFH
(Horizontal Multi-Family)

R-SF
(Single Family Residential)

M5 Building Materials

1 Ground and 
Second Floors

Masonry/stone, architectural 
concrete, wood, metal, glass 

are acceptable

Masonry/stone, wood, 
architectural concrete, 

metal, glass are acceptable

Masonry/stone, wood, 
metal and glass are 

acceptable

Masonry/stone, architectural 
concrete, architectural CMU, 

glass are acceptable

Masonry/stone, wood, 
architectural concrete, glass 

are acceptable

Masonry/stone, wood, 
architectural concrete, glass 

are acceptable

Wood, stone, masonry, 
glass are acceptable

2 Prohibited Materials Vinyl siding, EIFS/stucco, synthetic stone Vinyl siding Vinyl siding, stucco, 
synthetic stone

Vinyl siding, stucco, synthetic 
stone Vinyl siding

3 Roof Use light colored (high albedo) materials.  Stone balast roofs, rooftop patios, and 
green roofs are also acceptable.

Use light colored (high albedo) materials.  Stone balast roofs, 
rooftop patios, and green roofs are also acceptable. Refer to building code Refer to building code

4 Glazing
All glazing at lobby areas 

and commercial spaces to 
be clear

Clear glazing on ground 
and second floor; Tinted 

on all other floors, but not 
mirrored

Clear glazing on ground 
and second floor; Tinted 

on all other floors, but not 
mirrored

All glazing at lobby areas and 
commercial spaces to be 

clear

Clear glazing on ground 
and second floor; Tinted 

on all other floors, but not 
mirrored

All glazing to be clear All glazing to be clear

5 60 Changes of Material - 
Horizontal At inside corners with a minimum 4” return. At inside corners with a 

minimum 4” return
At inside corners with a 

minimum 4” return. 
At inside corners with a 

minimum 2” return At inside corners

6 60 Changes of Material - 
Vertical Dimension relative to the material change Dimension relative to the material change

M6 Activated Ground Floor

1 Allowable Ground 
Floor Uses

Retail, restaurants/cafes, 
lobbies, venues

Retail, restaurants/cafes, 
professional and personal 

services, lobbies, max. 
40% residential

Retail, restaurants/cafes, 
professional and personal 

services, lobbies, 

Residential (except at 
front lot line)

Retail, restaurants/
cafes, professional and 

personal services, lobbies, 
manufacturing

Residential, retail, 
restaurant/cafe, professional 

and personal services

Residential, live-work units

(restaurants/cafes, retail, 
professional and personal 

services at corner lots only)

Residential, live-work units

(restaurants/cafes, retail, 
professional and personal 

services at corner lots only)

M7 Structured Parking

1 Allowable versus non-
allowable Allowable use

Allowable use; non 
allowable use on ground 

floor at front lot line

Allowable use; non 
allowable use on ground 

floor at front lot line

Allowable use; non allowable 
use on ground floor at front 

lot line

Allowable use; non allowable 
use on ground floor at front 

lot line
n/a n/a

2 61
Fenestration: 
Ground and 2nd Floor9

(See M1.3)

Articulated facade on 
primary and non- primary 

facades

No ground level parking 
on primary facades; 

articulated facade on non- 
primary facades and 2nd 

floor primary facades

No ground level parking 
on primary facades; 

articulated facade on 
non- primary facades and 
2nd floor primary facades

No ground level parking on 
primary facades; open-facade 

on non- primary facades for 
ground and 2nd floor

No ground level parking on 
primary facades; open-facade 
on non- primary facades for 

ground and 2nd floor

n/a n/a

3 61
Fenestration: 
Above 2nd Floor9

(See M1.3)

Open facade on primary 
and non- primary facades 

with screening

Open facade on primary 
and non- primary facades 

with screening

Open facade on primary 
and non- primary facades 

with screening

Open facade on primary and 
non- primary facades

Open facade on primary and 
non- primary facades n/a n/a

4 Glazing No glazing required No glazing required No glazing required No glazing required No glazing required n/a n/a

5 61 Corners
(See M3)

Fenestration required on 
building corners 

Fenestration required on 
building corners

Fenestration required on 
building corners

Fenestration required on 
building corners

Fenestration required on 
building corners n/a n/a

6 Screening Required Required Required Recommended Recommended n/a n/a
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Mass and Form

C-ENT
(Entertainment Commercial)

C-MU
(Commercial Mixed-Use)

C-DT
(Downtown Commercial)

C-MI
(Mixed Industrial Commercial)

R-MFV
(Vertical Multi-Family)

R-MFH
(Horizontal Multi-Family)

R-SF
(Single Family Residential)

Building Placement

Facade Lot Line 
Coverage n/a Min. 75% at front lot line 100% at front lot line Min. 50% at front lot line Min. 75% at front lot line Min. 75% at front lot line Min 65% at max. 20’-0” setback 

from lot line

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Facade Lot Line 
Coverage4 (corner lots) n/a Min. 75% at side lot line 75% at side lot line Min. 50% at side lot line 50% at side lot line 50% at side lot line n/a

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Parking Max. 35% at front lot line Not allowed on ground floor at front lot line, surface nor structured Max. 35% at front lot line
Not allowed on ground floor 
at front lot line, surface nor 

structured 

Not allowed on ground floor 
at front lot line, surface nor 

structured

Accessed from rear lot line 
unless alley access is unavailable

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Site Access Max. 2 vehicular access points on primary lot frontage (per block) Max. 2 vehicular access points on primary lot frontage (per block) Driveways are not allowed  
unless alley access is unavailable

Building Massing

Height No height limit No height limit 
Min: 2 Stories 

Max: the lesser of 4 stories or 55’ 
No height limit No height limit Max: the lesser of 3 stories or 45’ Max. 2.5 stories or 35’

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Vertical Setback n/a Min. 8’ above 66’ high Min. 8’ above 40’ high n/a Min. 8’ above 66’ high n/a n/a

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Review the Ogden Design Standards and complete the checklist below. Please provide comments for those guidelines you could not meet and your course of action. 

Mass and Form Standards
Project Name and 
Description:

Will adjust setbakcs to meet criteria

Public Realm

C-ENT
(Entertainment Commercial)

C-MU
(Commercial Mixed-Use)

C-DT
(Downtown Commercial)

C-MI
(Mixed Industrial Commercial)

R-MFV
(Vertical Multi-Family)

R-MFH
(Horizontal Multi-Family)

R-SF
(Single Family Residential)

Irrigation Dedicated irrigation is required for all trees within the amenity zone (for all land use types)

CHECKLIST
MET                    NOT MET                    N/A

COMMENTS

Landscaping

Turf grass not allowed allowed; dedicated irrgation must be provided

CHECKLIST
MET                    NOT MET                    N/A MET                    NOT MET                    N/A

COMMENTS

Shrubs/perennials required in planting areas greater than 40 sf in surface area, dedicated irrigation required encouraged; dedicated irrigation must be provided

CHECKLIST
MET                    NOT MET                    N/A MET                    NOT MET                    N/A

COMMENTS

Review the Ogden Design Standards and complete the checklist below. Please provide comments for those guidelines you could not meet and your course of action. 

Public Realm StandardsPublic Realm

C-ENT
(Entertainment Commercial)

C-MU
(Commercial Mixed-Use)

C-DT
(Downtown Commercial)

C-MI
(Mixed Industrial Commercial)

R-MFV
(Vertical Multi-Family)

R-MFH
(Horizontal Multi-Family)

R-SF
(Single Family Residential)

Transition Zone

Width (min/max) 3’-0” 3’-0” / 10’-0” 6’-0” n/a 3’-0” 3’-0” n/a

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Paving Materials stone, concrete, unit paving stone, concrete, unit paving concrete only n/a concrete only concrete only concrete only

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Access Clear, unobstructed access across transition zone to sidewalk must not be less than building entry opening or 6’-0” in width, whichever is greater (for all land use types)

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Fences/ Railings 40” high max 40” high max 40” high max n/a n/a n/a n/a

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Sidewalk Zone

Width (min) 6’-0” 6’-0” 5’-0”2 6’-0” 5’-0”2 5’-0”2 5’-0”2

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Paving Materials stone, concrete, unit paving stone, concrete, unit paving stone, concrete, unit paving concrete only concrete only concrete only concrete only

CHECKLIST
MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A MET NOT MET N/A

COMMENTS

Public Realm Standards
Review the Ogden Design Standards and complete the checklist below. Please provide comments for those guidelines you could not meet and your course of action. 

Project Name and 
Description:

Materials not determined but will meet Standards.

Confirm building entires as currently only massing level plan

Materials not determined but will meet Standards.

Wonderblock. A Mixed-Use development at the former Wonderbread/Hostess site
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SUMMIT CONCLUSION:
PHOTO JOURNAL
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COMPANY FIRST NAME LAST NAME EXPERTISE/DISCIPLINE
J. Fisher Companies Owen Fisher Client / Project Developer
J. Fisher Companies Chad Bessinger Client / Project Developer
J. Fisher Companies Ruth Hill Client / Project Developer

J. Fisher Companies Jake Wood Client / Project Developer
J. Fisher Companies Brock Loomis Client / Project Developer
J. Fisher Companies Mitch Vance Client / Project Developer
J. Fisher Companies Glenn Girsberger Client / Project Developer
Robert Taylor Collective Robert Taylor Owner’s Representative

WOW Atelier Greg Walker Architecture
WOW Atelier Todd Johnson Urban Planning / Landscape Architect
WOW Atelier Nick Lorenzo Architecture
WOW Atelier Chimso Onwuegbu Architecture
WOW Atelier Jon Turkula Architecture
WOW Atelier Gurikat Singh Architecture

Kimley Horn Jeremiah Simpson Parking Strategist

Talisman Civil Consultants Dan Bourque Site Civil Engineering

SAR Architects Jesse Adkins Architecture

SAR Architects Chris Shears Architecture

Design Workshop Robb Berg Urban Planner / Landscape Architect

Carrie Bobb and Co. Carrie Bobb Leasing Strategist
Carrie Bobb and Co. Emily Jones Leasing Strategist
B2 and Company Beth Bradford Leasing Strategist
Mountain West Commercial Mike Medina Broker - Retail Leasing
STRUCK Brent Watts Branding / Marketing

STRUCK Kylie Kullack Branding / Marketing
Hoffman Strategy Group Jerry Hoffman Market Research - Retail
Hoffman Strategy Group Dan Sheridan Market Research - Retail
Hoffman Strategy Group Jeff Green Market Research - Retail

GUESTS
City of Ogden Brandon Cooper Economic Development
City of Ogden Greg Montgomery Community Planning
City of Ogden Justin Anderson Public Works 
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SUMMIT CONCLUSION:
INITIAL SCHEMES FROM SUMMIT

RAILYARDS GROUP OGDEN RIVER GROUP

WEBER CANYON GROUPWASATCH MOUNTAIN GROUP
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SUMMIT CONCLUSION:
RESULTANT SCHEME AND YIELDS



17

OVERALL PROJECT YIELDS:

Residential 			   298 Units
a.	 Total Area		  290,700 sf
a.	 Amenity: 			  6,150 sf

Office 				   107,700 sf
a.	 4 levels: 			   25,800 sf		

				    each
b.	 Ground Level:		  4,500 sf

Retail 				   63,400 sf

BOH 				    3,200 sf	

Hotel				    96 Keys
a.	 Total Area		  39,650 sf

Parking			   1,123 spots
a.	 Mid Block West:		  369 spots
b.	 Grant Ave:		  754 spots
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SUMMIT CONCLUSION:
PRECEDENT IMAGES
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	LAND TRANSFER AND DEVELOPMENT AGREEMENT – JF CAPITAL WONDER BLOCK PARTNERS QOZB, LLC.
	Action:  Adopt or Not Adopt Resolution




