
Synopsis 

Application Information 

Application Request: To consider and take action on a request to amend the Weber County zone map to 
rezone approximately 5.0 acres from the CVR-1 zone to the FR-3 zone at 
approximately 947 East Highway 39. 

Agenda Date: Tuesday, April 29, 2021 
Applicant: CW Land Company; Agent: Todd Meyers 
File Number: ZMA 2021-01 

Property Information 

Approximate Address: 947 East Highway 39, Huntsville (Unincorporated Weber County) 
Zoning: The property is currently zoned CVR-1 
Existing Land Use: Vacant 
Proposed Land Use: Residential (FR-3 zone) 
Township, Range, Section: T5N, R1W, Section 23 

Adjacent Land Use 

North: Residential South: Residential 
East: Underdeveloped Residential West:  Residential 

Staff Information 

Report Presenter: Charlie Ewert 
cewert@webercountyutah.gov 
801-399-8763

Report Reviewer: RG

Applicable Ordinances 

§102-5: Rezoning Procedures
§104-11: Commercial Valley Resort Recreation Zone (CVR-1)
§104-17: Forest Residential Zone (FR-3)

Legislative Decisions 

When the Planning Commission is acting as a recommending body to the County Commission, it is acting in a 
legislative capacity and has wide discretion. Examples of legislative actions are general plan, zoning map, and land 
use code amendments. Legislative actions require that the Planning Commission give a recommendation to the 
County Commission. For this circumstance, criteria for recommendations in a legislative matter require a review for 
compatibility with the general plan and existing ordinances. 

Summary 

This report is a review of a request to rezone approximately 3.22 acres from the CVR-1 zone to the FR-3 zone. 
Upon an evaluation of the zoning in the area, staff recommends also rezoning the adjacent property (to the east 
across Old Snowbasin Road) from the CV-2 zone to the FR-3 zone. This will preserve zoning consistency in the 
area. The two properties together comprise about 5 acres. We have received consent from the other landowner for 
this rezone. 

The CVR-1 zone and the FR-3 zone have almost identical lot development standards, meaning the overall density 
of the area will not be increased with this rezone, which is a critical recommendation found in the Ogden Valley 
General Plan.  

Staff Report to the Ogden Valley Planning 
Commission 

Weber County Planning Division 
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The subject properties are located in a village area, as depicted in the general plan. A village area is noted as being 
a primary receiving area for residential uses. Between the residential uses allowed by the CVR-1 zone and the 
village areas of the plan, residential uses of the applicant’s property appears to be a foregone conclusion. The future 
of commercial in this village, however, may not be as certain, or even recommended.  

Despite the property to the north of the subject parcel also being zoned CVR-1, very little if any commercial uses 
have been established. The commercial uses approved within that development are likely to be the result of the 
minimum requirement of the CVR-1 zone to provide 10 percent commercial space. The location of the intersection 
in proximity to existing residential properties, the reservoir, and federal land may render this location a poor choice 
for a commercial village. Even if a market existed to establish commercial uses in this village, the additional supply 
of commercial land will reduce the demand for commercial space at the intersection of Trappers Loop and Highway 
39 – which is only a little over three quarters of a mile to the east of this intersection. The Trappers Loop intersection 
provides for a better location for commercial opportunities, and is already pre-planned in the Snowbasin Masterplan.  

For these reasons, staff feel it may be prudent to consider this village more residential in nature. Staff are 
recommending approval of the rezone.    

Policy Analysis 

The Weber County Land Use Code has a chapter that governs application-driven rezones. The following is a policy 
analysis of the requested rezone based on the Land Use Code and best planning practices.  Figure 1 displays the 
subject parcels. 

 

Figure 1: Subject Parcels. 

 

 

 

Applicant’s Parcel 
Property 

Adjacent Property 
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Zoning. The current zone of the subject parcel is CVR-1. Figure 2 displays current zoning and the subject parcels 
and surrounding area, and Figure 3 displays the proposed zoning.  

 

 

 

Figure 3: Proposed Zoning Map and the Subject Parcel(s). 

 

Applicant’s Property 

Applicant’s Property 

Figure 2: Current Zoning Map and the Subject Parcel(s). 
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The purposes of the CVR-1 zone and the FR-3 zone 
are interrelated: 

Weber County Code §104-11-1 says the purpose of 
the CVR-1 zone is: 

“The purpose of this zone is to provide locations in 
the Ogden Valley and at major recreation resort 
areas, where service facilities and goods normally 
required by the public in the pursuit of general 
recreation activities can be obtained. In this role, 
even though the area is primarily commercial in 
nature, it should be compatible with the general 
surrounding natural environment. To this end, the 
general siting and architectural design of buildings 
and structures, the layout of parking areas and 
landscaping shall be subject to review and 
recommendations by the public agencies, design 
review and approval by the planning commission to 
ensure that the natural environment is preserved to 
the greatest possible extent.” 

Weber County Code §104-11-1 says the purpose of 
the FR-3 zone is: 

“The purpose in establishing the Forest Residential, 
FR-3 zone is to provide for medium density 
residential uses of apartment clusters or condo-tels 
adjacent to and in conjunction with major 
recreational resorts, recreation areas and facilities 
in the mountain areas of Weber County on the basis 
that such medium density multiple-family housing is 
an integral and normal part of a recreational resort 
complex catering to the needs of both tourists and 
permanent home ownership. This zone is intended 
to be used in mountain locations in areas 
associated with major recreational resorts.” 

As can be reviewed in these purposes, the FR-3 zone 
is the residential compliment of a CVR-1 zone, and is 
intended to be located near recreation/resort areas.  

The intent for the FR-3 zone to be located near and be 
a part of “recreation areas and facilities” in the 
mountains could be interpreted to mean that this 
location is not intended for the zone since no recreation 
resort or area is immediately adjacent. If the Planning 
Commission desires to interpret it this way, then the 
rezone probably be denied. However, when staff 
evaluated other FR-3 zones in the valley, it seems that 
locating the FR-3 zone in the general proximity of 
recreation land or other property zoned for recreational 
uses in the valley have been sufficient to grant this 
zone on other property. Considering that the 
applicant’s property is currently zoned for recreation 
uses, as are the properties on the north side of 
Highway 39, Anderson Cove campground and the 
Pineview boat launch area are just east of the property, 
and Highway 39 is a major access corridor to 
Snowbasin and National Forest access, the area may 
be sufficiently recreational in nature to meet the FR-3 
zoning intent.  

The site development standards of the two zones are 
very similar in application. See Figures 4 and 5.  

Figure 5: CVR-1 Site Development Standards: 

Figure 5: FR-3 Site Development Standards: 
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Because the CVR-1 zone requires 10 percent commercial uses, rezoning the property to the FR-3 zone provides 
for a less intense use of the land than allowing it to remain in the CVR-1 zone. In fact, at the time the property was 
zoned to the CVR-1 zone, it was approved for a hotel. The proposed change will have less impact on the 
surrounding area.   

The maximum residential density for both zones is approximately 20 dwelling units to the acre. Despite this 
maximum potential, obtaining a density this great will require a sewer connection for every dwelling unit. Currently, 
the applicant asserts that no more than 13 sewer connections are available for the property, so the actual resulting 
density will be no greater than 13 total units on the applicant’s property.  The applicant’s intended subdivision layout 
can be seen in Figure 6. 

 

A review of Figures 7-8 will show that the allowed uses between the two zones also generally show less intense 
overall uses in the FR-3 zone. 

Figure 6: Site Development Plan 
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Figure 8: FR-3 Use Figure 8: CVR-1 Uses 

Planning Commission Staff Report -- Basin/Waterside Rezone     Page 6 of 16



  

 

General plan. Weber County Code § 102-5-2 specifies that rezoning should be in compliance with the general 
plan. It does not require that a rezone be approved if it complies with the plan, but rather, it suggests pursuing 
opportunities to implement the plan.  

The applicable general plan is the Ogden Valley General Plan. The rezone proposal appears to comply with the 
plan, provided the Commission is comfortable with the village in which the property is located being a residential 
village rather than a commercial or mixed-use village. Figure 9 displays the commercial locations and village map 
from the general plan. 

  

General Considerations. When considering whether a general plan implementation opportunity is appropriate, the 
Planning Commission should consider whether this is the right time and the right place for the proposed rezone. A 
review of land uses and development compatibility in the area is important. A review of the uses and existing 
development in the area show that the north side of Highway 39 has high density housing relative to the 
neighborhoods on the south side of the highway. A residential cul-de-sac immediately adjacent to the applicant’s 
property has seven lots with an average lot size of approximately 26,500 square feet. The proposal will create 13 
residential lots with an average lot size of approximately 9,200 square feet. Keep in mind however, that not rezoning 
the property could result in about the same residential lots or equivalent impact. 

Another key consideration is traffic impact. The proposed development is a cul-de-sac with a single access onto 
Old Snowbasin Road. During high-traffic events, the left-hand-turn wait time to get from Old Snowbasin Road to 
westbound Highway 39 can get lengthy. The engineering division has no concerns over the proposal at this time, 
but if it is likely that traffic wait times will be materially reduced as a result of this development, then the engineering 
division will pursue a traffic impact analysis to determine whether turning lanes should be installed at the time of 
development.  

Rezoning. Weber County Code § 102-5-3 sets forth approval criteria when considering a rezone. Because a rezone 
is legislative, this criterion allows broad deference to the County Commission’s legislative decision-make authority. 
The criterion is twofold:  

Applicant’s Subject 
Property 

Figure 9:Figure 4: Ogden Valley Commercial Locations and Villages Map. 
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(a)  To promote compatibility and stability in zoning and appropriate development of property within the county, 
no application for rezoning shall be approved unless it is demonstrated that the proposed rezoning promotes 
the health, safety and welfare of the county and the purposes of this chapter. 

(b)  The planning commission and the county commission will consider whether the application should be 
approved or disapproved based upon the merits and compatibility of the proposed project with the general 
plan, surrounding land uses, and impacts on the surrounding area. The commissions will consider whether 
the proposed development, and in turn the application-for rezoning, is needed to provide a service or 
convenience brought about by changing conditions and which therefore promotes the public welfare. The 
county commission may require changes in the concept plan in order to achieve compatibility and may 
impose any conditions to lessen or eliminate adverse impacts. 

Water, waste water, fire, engineering, and other utilities. This application was sent for review by all relevant 
review agencies. None of them returned any negative responses. When the project proceeds to subdivision review, 
all utility and firefighting provisions will be required before the subdivision can be approved.  

Staff Recommendation 

Staff recommends that the Planning Commission forward a positive recommendation to the County Commission 
regarding File #ZMA 2021-01, a proposal to rezone approximately 5.0 acres from the CVR-1 zone to the FR-3 
zone. This recommendation comes with the following findings: 

Findings: 

1. The Ogden Valley General Plan provides for a greater residential density on this property – as long as no 
new density is created. The proposal creates no new residential density than already entitled.  

2. The proposed rezone will promote the health, safety, and general welfare of the Weber County public by 
offering more affordable lot sizes than surrounding zoning. 

3. The proposed zone is more harmonious with surround land uses than the property’s current zone.  

Exhibits 

Exhibit A: Concept Development Plan 
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Name Area

BSMT 1,213 SF
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LEVEL 1 1,415 SF

LEVEL 2 1,638 SF

3,053 SF

Grand total 4,266 SF
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