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Synopsis 

Application Information 
Application Request: Consideration and action on final plat approval of The Ranches at Powder Mountain Plat A, 

The Ranches at Powder Mountain Plat B and The Ranches at Powder Mountain Plat C 
including the concurrent consideration and action of The Ranches at Powder Mountain Plat 
A, The Ranches at Powder Mountain Plat B and The Ranches at Powder Mountain Plat C 
Hillside Review and access via a private right of way request.   

Type of Decision:  Administrative 
Agenda Date: Wednesday, January 11, 2017 
Applicant: SMHG Phase 1, LLC 
Authorized Representative:  Rick Everson   
File Numbers: AE 2013-01 
 HSR 2016-02 
 UVS0713E 
 UVS0713F 
 UVS0713G 

Property Information 
Approximate Address: 7500 East Horizon Run Eden, UT 
Project Area: 163.431 Acres 
Zoning: DRR-1 Zone 
Existing Land Use: Resort Development/Open Space 
Proposed Land Use: Resort Development/Open Space 
Parcel ID: 23-012-0134, 23-012-0135, 23-012-0143 (previous Parcel ID 23-012-0133), 23-128-0032, 

12-128-0033 
Township, Range, Section: Township 7 North, Range 2 East, Section 6 

 Adjacent Land Use 
North: Ski Resort South: Ski Resort 
East: Ski Resort West:  Ski Resort 

Staff Information 
Report Presenter: Ronda Kippen 
 rkippen@co.weber.ut.us 
 801-399-8768 
Report Reviewer: RG  

Applicable Ordinances 

 Title 101, Chapter 1, General Provisions, Section 7, Definitions 
 Title 102,Chapter 1, Section 2 Administrative Authority 
 Title 104 Zones, Chapter 27 Natural Hazards Overlay District 
 Title 104, Zones, Chapter 28, Ogden Valley Sensitive Lands Overlay Districts 
 Title 104, Chapter 29 Ogden Valley Destination and Recreation Resort Zone (DRR-1)  
 Title 106, Subdivisions, Chapter 1-8 as applicable  
 Title 108, Standards, Chapter 7 Supplementary and Qualifying Regulations, Section 29 Flag lot access strip, private 

right-of-way, and access easement standards 

Development History 

 A Conditional Use Permit for a PRUD was approved on April 9, 2013. 

 A Conditional Use Permit Amendment for the PRUD was approved July 9, 2013. 

 A rezone petition along with a Zoning Development Agreement was finalized and approved in January 2015.   

 The PRUD for this area has since been vacated on July 19, 2016.   

 
Staff Report for Administrative Subdivision Approval  

Weber County Planning Division 

 



 Page 2 of 57 
 

  

 

 

Background and Summary 

The applicant has submitted a request for final plat approval of The Ranches at Powder Mountain Plat A, a small 
subdivision consisting of one lot; The Ranches at Powder Mountain Plat B, a small subdivision consisting of two lots; and 
The Ranches at Powder Mountain Plat C, a small subdivision consisting of three lots.  The applications for the three 
subdivisions includes the concurrent consideration and action on an application for access by a private right of way as 
well as approval of a Hillside Review application due to the existing slopes, topography and this area being located within 
a potential geologic hazardous area.   

The proposed subdivisions are located at approximately 7500 East Horizon Run, and are in the DRR-1 zone.  The six lots 
were not included in the Summit Eden Phase 1A which was initially approved as a PRUD in 2013 and platted in 2014.  
These phases initially were proposed as Summit Eden Phase 1E, Summit Eden Phase 1F & Summit Eden Phase 1G.  The 
applicant has renamed the development area to “The Ranches at Powder Mountain” in order to remain consistent with 
the Neighborhood Declaration (CC&R’s) and the lot numbers in The Ranches at Powder Mountain Plat A, Plat B and Plat C 
are based on the original lot layout of Summit Eden Phase 1A.  The applicant is desirous to continue using the previously 
designated lot numbers based on the private driveway easement notes that have been included on previous plats and in 
the CC&R’s for Summit Eden Phase 1A.  The private drive will provide access and frontage for all six lots in the three 
separate subdivisions.   

A geologic and geotechnical investigation has been compiled into one report for all three subdivisions by IGES (Project 
No. 01628-012 dated December 20, 2016).  Based on these two factors, all three applications are being combined into 
one review and staff report including the concurrent consideration and action on an application for access by a private 
right of way for all six lots as well as approval of a Hillside Review.  

The Zoning Development Agreement Master Plan and the conceptual plan have identified the proposed area as an area 
anticipated for large residential lots.  The proposed subdivisions and lots configuration are in conformance with the 
current zoning and the Zoning Development Agreement Master Plan (see Exhibit A) as well as the applicable subdivision 
requirements as required in the Uniform Land Use Code of Weber County (LUC).  The requests for an alternative access, 
Hillside Review and the subdivision process have been thoroughly vetted and have received approval from all the 
applicable review agencies.  The following is a brief analysis of the subdivisions, the alternative access and the Hillside 
Review applications.   

Analysis 

General Plan: The proposal conforms to the Ogden Valley General Plan by encouraging development within the existing 
resort-related commercial areas.   

Zoning: The proposed subdivisions are located in the Ogden Valley Destination and Recreation Resort Zone more 
particularly described as the DRR-1 zone.  The purpose and intent of the DRR-1 zone is identified in the LUC §104-29-1 as:   

“The purpose of this chapter is to provide flexible development standards to resorts that are dedicated to preserving 
open space and creating extraordinary recreational resort experiences while promoting the goals and objectives of the 
Ogden Valley general plan. It is intended to benefit the residents of the county and the resorts through its ability to 
preserve the valley's rural character, by utilizing a mechanism that allows landowners to voluntarily transfer 
development rights to areas that are more suitable for growth when compared to sensitive land areas such as wildlife 
habitats, hazardous hillsides or prime agricultural parcels. Resorts that lie within an approved destination and 
recreation resort zone shall, by and large, enhance and diversify quality public recreational opportunities, contribute to 
the surrounding community's well-being and overall, instill a sense of stewardship for the land.” 

As part of the subdivision process, the proposal has been reviewed against the current subdivision ordinance in LUC §106, 
and the standards in the DRR-1 zone in LUC §104-29.  Small subdivisions as defined in LUC §101-7 can be administratively 
approved per LUC §106-1-5(b)(1) and the proposal has been reviewed against the adopted zoning and subdivision 
ordinances to ensure that the regulations and standards have been adhered to.  The proposed subdivision is in 
conformance with county code.  The following is a brief synopsis of the review criteria and conformance with the LUC.    
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Lot area, frontage/width and yard regulations:   

The DRR-1 Zone does not have a minimum lot area or a minimum lot width requirement per LUC §104-29-2(h) for 
a single family residential dwelling.  The following development standards will be reviewed upon submittal for 
single family building permit:  

 Front yard setback: 0 feet 

 Side yard setback: 8 feet with a total of two required side yards of not less than 18 feet 

 Rear yard setback: 10 feet 

 Average building height: 35 feet 

The Ranches at Powder Mountain Plat A:  

The Ranches at Powder Mountain Plat A is a one lot subdivision with adequate access and frontage along 
Horizon Run, a dedicated private road (see Exhibit B).  Lot 9R in The Ranches at Powder Mountain Plat A is 
a 5.27 acre lot with approximately 121.36 feet of frontage along Horizon Run.  Lot 9R is considered to be a 
restricted or “R” lot due to the existing slopes exceeding 25%.  A note to provide the required “Notice to 
Purchasers of Restricted (R) Lots” has been added to the plat notes to ensure adequate notification of the 
required Hillside Review process.   

The Ranches at Powder Mountain Plat B:  

The Ranches at Powder Mountain Plat B is a two lot subdivision which will gain access by the private drive 
identified as “Valley View Lane” (see Exhibit C).  Lot 1R in The Ranches at Powder Mountain Plat B is a 
33.14 acre lot.  Lot 10R is a 7.58 acre lot.  Plat B also dedicates a 9.08 acre open space parcel identified as 
Parcel OS3.  Lot 1R and 10R are considered to be restricted or “R” lots due to the existing slopes 
exceeding 25%.  A note to provide the required “Notice to Purchasers of Restricted (R) Lots” has been 
added to the plat notes to ensure adequate notification of the required Hillside Review process.   

The Ranches at Powder Mountain Plat C:  

The Ranches at Powder Mountain Plat C is a three lot subdivision which will gain access by the private 
drive identified as “Valley View Lane” (see Exhibit D).  Lot 2 in The Ranches at Powder Mountain Plat B is a 
16.99 acre lot.  Lot 3R is a 8.28 acre lot and Lot 4R is a 26.02 acre lot.  Lots 3R and 4R are considered to be 
restricted or “R” lots due to the existing slopes exceeding 25%.  A note to provide the required “Notice to 
Purchasers of Restricted (R) Lots” has been added to the plat notes to ensure adequate notification of the 
required Hillside Review process.   

The proposed lot configuration meets the area and width standards in the DRR-1 Zone. The proposal is in 
conformance with county code and the Zoning Development Agreement.  

Natural Hazards Overlay Zone:: The proposed subdivision is located in a Zone “D” as determined by FEMA to be 
an area of undetermined flood hazards.  Areas designated as Zone “D” are typically areas in which no analysis 
of flood hazards has been conducted.   

A geologic and geotechnical investigation has taken place on The Ranches at Powder Mountain Plat A, Plat B 
and Plat C.  The investigation was performed by IGES (Project# 01628-012 dated December 20, 2016).  Lots 1R-
4R, 9R and 10R are considered to have a low risk for landslides/mass movements (including slope stability) on 
the properties (see Exhibit E) with the exception of the upper portion of Lot 9R where the private drive 
intersects with Horizon Run.  This area along the frontage of Horizon Run is located is within a mapped 
landslide.  During the excavation and construction of the private drive, the developer will need to adhere to the 
recommendations outlined in the IGES Geologic Hazards Assessment Report Project # 01628-012.  A condition 
of approval that a geologist and geotechnical engineer are onsite during excavation to ensure the 
recommendations are adhered to has been added to staff’s recommendations for approval.   

These lots have also been investigated for rockfall, surface fault rupture, earthquake related hazards, 
liquefaction, debris flow and flooding hazards and shallow ground water.  The rockfall, surface fault rupture, 
earthquake related hazards have been given a low to moderate rating due to the location of some “limited 
parts of the property immediately downslope of an outcrop of bedrock blocks” and the closest “active fault” 
being approximately 8.5 miles to the west of the property.  The liquefaction, debris flow and flooding hazards 
and shallow ground water have all been rated as a low hazard risk in the report.   
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IGES concludes that the areas located in the landslide and other mass-movement areas are as such that 
appropriate mitigation practices can reduce the level of landslide/mass movement hazard risk to an acceptable 
level for development.  IGES makes the following recommendations that shall be followed during the 
development process of these subdivisions:  

 The recommendations provided in the IGES geotechnical report (2015a) and rockery design 
submittal (2015b) should be followed for all proposed development on the subject property, 
except as amended herein. As a result of the additional subsurface exploration conducted for this 
report, the referenced geotechnical report may be considered to encompass Lots 5R, 6R, and 119 
(these three lots were not a part of the original scope in 2015).   

 

 For those areas identified as having moderate landslide risk, overexcavation of the landslide 
deposits and through the slide/shear zones to competent earth materials must occur preceding 
the emplacement of footings. In these areas, conventional spread footings are to be founded 
upon competent earth materials or appropriately compacted structural fill that immediately 
overlies the competent bedrock. The overexcavation must extend over the entire building 
footprint (not just the footings), and should extend a minimum of four feet beyond the exterior 
foundations.   

 

 For Lot 1R, to reduce the rockfall hazard risk to low, an earthen berm or rock wall approximately 
3 feet high is recommended on the north side of the proposed structure.  

 

 Because landslide deposits are noted on and near the property, an IGES geologist should observe 
the foundation excavations to assess the removal of potentially hazardous landslide deposits and 
to observe that the foundation footprint has been excavated down to competent, stable earth 
materials.    

A condition of approval that a “Natural Hazards Disclosure” document will be required to be recorded to 
provide adequate notice of any geotechnical and geological recommendations for future property owners.   

Additional design standards and requirements:  The proposed subdivision does have significant slopes.  Major grading has 
been proposed for the private access to the proposed subdivisions.  As part of the request for access to the lots using a 
private right-of-way or access easement the applicant has demonstrated compliance with the criteria and conditions 
outlined in LUC §108-7-31(1)(c) which state:  

“Based on substantial evidence, it shall be shown that it is unfeasible or impractical to extend a street to 
serve such lot/parcel. Financial adversity shall not be considered; however, circumstances that may 
support an approval of a private right-of-way/access easement as access to a lot/parcel may include but 
not be limited to unusual soil, topographic, or property boundary conditions.” 

The proposed private drive is shown as a 100 foot easement with an improved surface of 20 feet per LUC§108-7-29(1)(c) 
and will be designed to support a minimum weight of 75,000 pounds with the required turnouts for fire services.  The 
private drive is identified as “Valley View Lane” and will provide access to all of the lots within The Ranches at Powder 
Mountain Plat A, Plat B and Plat C.  The drive gains access from Horizon Run along the frontage of Lot 9R and Lot 117R.  The 
private drive then runs in an easterly direction through Lot 7A and 7B (which were recently combined into one lot now 
known as Lot 119) and then through lots 5R and 6R.  The private drive then meanders through The Ranches at Powder 
Mountain Plat B and Plat C.  The private drive terminates on Lot 2 in The Ranches at Powder Mountain Plat C.  A public 
utility easement will be included as part of the private drive infrastructure to provide utilities to the proposed subdivisions. 

The County Engineer and Weber Fire District have reviewed and approved the engineered drawings for the private drive.  
The review agencies do not feel that it is necessary to extend a street to provide access for the future lots due to the 
existing topography.   

As part of the considerations for granting access by a private right of way or access easement per LUC §108-7-31(2) the 
applicant will need to demonstrate that the “lot/parcel has appropriate and legal access due to historic use, court decree, or 
the execution of an easement, right-of-way, or other instrument capable of conveying or granting such right;” and requires 
that “the landowner of record or authorized representative shall agree to pay a proportionate amount of the costs 
associated with developing a street if, at any time in the future, the county deems it necessary to have the landowner 
replace the private right-of-way/easement with a street that would serve as a required access to additional lots. The 
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agreement shall be in the form considered appropriate and acceptable to the office of the Weber County Recorder and shall 
recite and explain all matters of fact, including a lot/parcel boundary description, which are necessary to make the 
agreement intelligible and show its successive nature.”  A condition of approval that the required agreements will be 
recorded with the final Mylar to ensure that if, at any time in the future, the County deems it necessary to have the 
landowners replace the private right-of-way/easement with a street that would serve the lots has been added to the staff’s 
recommendations for approval.   

There may be additional site preparation in conjunction with an approved building permit. The proposed subdivision does 
not require the realignment of or the creation of a new street system.  With the exception of the recommended conditions 
identified in this staff report, additional standards and requirements are unnecessary at this time. 

Culinary water and sanitary sewage disposal: Culinary and sewer services are provided by Powder Mountain Water and 
Sewer Improvement District.  Based on the original approvals, additional proof of culinary and sanitary sewage services will 
only be required for two lots in The Ranches at Powder Mountain Plat C.  A condition of approval has been added to staff’s 
recommendations to ensure that adequate proof of water and sanitary sewage services are received prior to recording The 
Ranches at Powder Mountain Plat C.   

Review Agencies: The Weber Fire District, Weber County Surveyor’s Department and Weber County Engineering Division 
have reviewed and approved the proposed subdivisions, alternative access request and Hillside Review applications.   

Tax clearance: The 2016 property taxes have been paid in full.  The 2017 property taxes will be due in full on November 1, 
2017.   

It appears that the multiple parcels fall within three separate taxing districts.  Prior to recording any of the subdivision 
Mylar’s, the applicant will need to annex The Ranches at Powder Mountain Plat A, Plat B and Plat C boundaries into the 
same taxing district to ensure that a residential lot is not split between two separate taxing districts per LUC §106-2-4(l) 
which states: “Parcels that are split by a taxing district shall have the entire parcel annexed into that taxing district prior to 
the recording of the subdivision. Exceptions will be made for bond obligations by the taxing district.” A condition of approval 
has been included in staff’s recommendation to ensure that the property is annexed into one taxing district prior to 
recording the final Mylar.   

Public Notice:  The required noticing for the final subdivision plat approval has been mailed to all property owners of record 
within 500 feet of the subject property regarding the proposed small subdivision per noticing requirements outlined in LUC 
§106-1-6(c).   

Staff Recommendation 

Staff recommends final plat approval of The Ranches at Powder Mountain Plat A, The Ranches at Powder Mountain Plat B 
and The Ranches at Powder Mountain Plat C including the concurrent consideration and action of The Ranches at Powder 
Mountain Plat A, The Ranches at Powder Mountain Plat B and The Ranches at Powder Mountain Plat C Hillside Review and 
access via a private right of way request.  This recommendation for approval is subject to all applicable review agency 
requirements and is based on the following conditions: 

1. A geologist and geotechnical engineer are onsite during excavation to ensure that their recommendations 
are adhered to as outlined in this report.   

2. A “Natural Hazards Disclosure” document will be required to be recorded to provide adequate notice of any 
geotechnical and geological recommendations for future property owners.   

3. The required agreements will be recorded with the final Mylar to ensure that if, at any time in the future, the 
County deems it necessary to have the landowners replace the private right-of-way/easement with a street that 
would serve the lots has been added to the staff’s recommendations for approval.   

4. Adequate proof of water is received for two additional lots prior to recording The Ranches at Powder Mountain 
Plat C.   

5. The property shall be annexed into one taxing district prior to recording the final Mylar.   

This recommendation is based on the following findings: 

1. The proposed subdivision conforms to the Ogden Valley General Plan.   
2. With the recommended conditions, the proposed subdivision complies with all previous approvals and the 

applicable County ordinances.   
3. The proposed subdivision will not be detrimental to the public health, safety, or welfare. 
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4. The proposed subdivision will not deteriorate the environment of the general area so as to negatively impact 
surrounding properties and uses. 

 
 

Administrative Approval 

Administrative final plat approval of The Ranches at Powder Mountain Plat A, The Ranches at Powder Mountain Plat B 
and The Ranches at Powder Mountain Plat C including the concurrent consideration and action of The Ranches at Powder 
Mountain Plat A, The Ranches at Powder Mountain Plat B and The Ranches at Powder Mountain Plat C Hillside Review 
and access via a private right of way request, is hereby granted based upon its compliance with the Weber County Land 
Use Code. This approval is subject to the requirements of applicable review agencies and is based on the findings listed in 
this staff report. 

Date of Administrative Approval: ___________________________ 

 

________________________________________ 
Rick Grover 
Weber County Planning Director 
 
 

Exhibits 

A. Approved Conceptual Plans  
B. The Ranches at Powder Mountain Plat A 
C. The Ranches at Powder Mountain Plat B 
D. The Ranches at Powder Mountain Plat C 
E. IGES Geologic and Geotechnical Hazards Assessment Report 

 
 
 

Map 1 
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Exhibit A-Approved Conceptual Plans 
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Exhibit B- The Ranches at Powder Mountain Plat A 
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Exhibit B- The Ranches at Powder Mountain Plat A 
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Exhibit C-The Ranches at Powder Mountain Plat B 
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Exhibit C- The Ranches at Powder Mountain Plat B 
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Exhibit D- The Ranches at Powder Mountain Plat C 
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Exhibit D- The Ranches at Powder Mountain Plat C 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 

 



 Page 16 of 57 
 

  

 

Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 

 



 Page 24 of 57 
 

  

 

Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 
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Exhibit E-IGES Project No. 01628-012 

 


