
1. 4:50 PM - Discussion and possible approval of final recommendations and ratification of
hearing officer decisions; Chase Black (10 min) The property with a significant adjustment
included in the staff report is 0408017, LOR-4

1. 5:00 PM - Discussion and possible action regarding a Discretionary Tax Abatement for
Adams Living Trust, Parcel PI-D-14-AM; Stephanie Poll (10 min)

2. 5:10 PM - Discussion and possible approval of an amendment to the Summit County Chart
of Positions-Assessor’s Office; Stephanie Poll and David Warnock (15 min)

3. 5:25 PM - Public comment may be taken regarding the proposed appointment, and possible
adoption of Resolution 2024-05, A Resolution Appointing Members to Serve on the North
Summit Fire Service District Administrative Control Board (5 min)

4. 5:30 PM - Advice and consent of the County Manager’s recommendation to appoint
members to the Summit County Weed Control Board (5 min)

AGENDA 
COUNTY COUNCIL 

Wednesday, March 13, 2024

NOTICE is hereby given that the Summit County Council will meet, on
Wednesday, March 13, 2024, electronically, via Zoom, and at the anchor location of

the Summit County Courthouse, 60 N. Main Street, Coalville, UT 84017
(All times listed are general in nature, and are subject to change by the Board Chair)

 
      To view Council meeting, live, visit the "Summit County, Utah" Facebook page

OR
To participate in Council meeting: Join Zoom webinar: https://zoom.us/j/772302472

OR
To listen by phone only: Dial 1-301-715-8592, Webinar ID: 772 302 472

4:00 PM Closed Session - Property acquisition (35 min)

4:35 PM - Move to Council Chambers (10 min)

4:45 PM - Pledge of Allegiance (5 min)

4:50 Convene as the Board of Equalization

 Staff Report-BOE Adjustments 031324.pdf
Dismiss as the Board of Equalization

5:00 PM Consideration of Approval

 Application for Discretionary Tax Abatement, Adams, PI-D-14-AM.pdf
Assessor Response-Discretionary Abatement PI-D-14-AM.pdf

 Staff Report-Chart of Position Amendment-Assessor's Office.pdf

 Resolution 2024-05-Appointment to NS Fire ACB.pdf
Ltr from Henefer dated March 6, 2024 re NS Fire.pdf
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5. 5:35 PM - Council comments (15 min)
6. 5:50 PM - Manager comments (10 min)

Public hearing and possible action regarding a Special Exception to Section 11-8-1 (A),
referencing Ordinance 181-D, Appendix B, Section 3, (2) of the Code.  The applicant, Randall
Brothers Construction is requesting to grade the first twenty feet of driveway at
approximately 8%.

Appointments to Summit County Weed Board.pdf

 
 
6:00 PM Public Input
Public comment is for any matter not on the Agenda and not the subject of a pending land use
application.  If you would like to submit comments to Council, please email
publiccomments@summitcounty.org by 12:00 p.m. on Wednesday, March 13, 2024.  If you wish to
interact with Council, for public input, please appear in person, or use the “Raise Hand” button at the
bottom of the chat window in Zoom.

6:00 PM Public Hearing
 

Staff Report-Special Exception-6224 Dakota Trail

Adjournment
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STAFF REPORT 
 
TO:  Summit County Council 
 
FROM: Summit County Auditor Office 
 
DATE: March 13, 2024 
 
RE: BOE Final Recommendations & Hearing Decisions 
 
 
Actions Requested by BOE 
 
See attached spreadsheet for parcels that (1) have received a hearing decision and are ready for 
ratification or (2) have been given their Final Notice for Action and are ready for Final Approval.  
 
A property with a “Significant Adjustment” is a valuation that differs from the original assessed value by 
at least 20% and $1,000,000. (UT Code 59-2-1004) These properties are highlighted on the spreadsheet 
in the MV Difference column. The property with a significant adjustment included herein is: 

• 0408017 LOR-4 
 
Action Requested – as the BOE, review and approve the Final Recommendations to the BOE and ratify 
hearing officer decisions.  
 
Scheduling Hearings – Ongoing 
 
Some appellants listed have requested a hearing or have scheduled a hearing. If they have requested an 
independent hearing prior to their public hearing date/time per their Final Notice, they will have an 
independent hearing scheduled. For those on this list who will have an independent hearing, the hearing 
officer decision following their hearing will supersede an approval today and they will be included in a 
future council report for final approval. 
 
Note – a column has been added to indicate properties that have had an independent hearing and 
shows the resulting hearing officer decision. Any properties with an independent hearing decision in the 
prior week have been sorted to the top of the list. If there is no date in the hearing date column, the 
property has not had an independent hearing and is part of the Mass hearing group.  
 
Thank you for your time! 
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# Account # Parcel ID Old Market Value New Market Value MV Difference BOE Hearing Date Appellant Reason/Provided Documentation Assessor's Written Response
1 0182851 SNS-3 1,793,865$                       1,670,678$                         (123,187)$                             1/31/2024 Comps, market analysis, year over year comp, and pictures I have adjusted the effective age in the CAMA system to account for the subject's original 

condition on the interior and the deterioration of the exterior. the resulting values can be 
supported by the sales from Sunnyside sub going back to 2019.

2 0428833 LODV-5 4,562,400$                       4,562,400$                         -$                                       2/6/2024 explanation on appeal form Most sales of secondary condos sale furnished as would most likely the subject if marketed. Sales 
in complex are smaller and range in sold price from 4.26 to 4.42 million. Recommend holding 
mass appraised value. 

3 0215750 SBD-26-3AM 2,716,000$                       2,340,000$                         (376,000)$                             2/6/2024 Comps Submitted comps were significantly smaller than the subject. Recommend adjusting the value for 
2023

4 0036446 3K-2-D 1,483,900$                       1,483,900$                         -$                                       2/6/2024 Comps Sales this size in the actual 3K complex sold in a range from $1.45 million to 1.625 million, all with 
varying levels of updating. Recommend holding mass appraised value. 

5 0201214 JW-AM-8 1,032,750$                       900,000$                             (132,750)$                             2/6/2024 Letter, sq ft info, and a comp Appellant provides no pictures to determine condition. All condos are valued according to the 
legally recorded private ownership. The sold unit square was 2,320 and had updates. Will make a 
recommendation for interior updates and value at $900,000

6 0475131 71-DA-1 1,313,093$                       1,159,177$                         (153,916)$                             2/7/2024 letter including comp information After reviewing the information submitted make adjustment to effective age on home,
7 0463112 DLADY-1 950,000$                           900,000$                             (50,000)$                               2/7/2024 Letter and vacate and demolish order from PC  Land guide in old Town .03-.06 Acres are valued by the county at $1,050,000. Place house at 

salvage value and reduce lot to $900,000 this reflects problems with .17 acre lot

8 0379986 PRLW-2 1,764,996$                       1,600,000$                         (164,996)$                             2/7/2024 Appraisal Appraisal contain errors in adjustments for ADU's, basement areas, market appreciation, and land. 
Upon correcting the error's in the appraisal I have developed an alternate opinion of value.

9 0131619 SL-I-7-8 5,645,353$                       5,472,000$                         (173,353)$                             2/8/2024 Letter Request for adjustment is not supported by the information provided. The property was listed for 
sale in 2021 for $5,000,000 and then listed in 2022 for $6,000,000. The vacant areas of the 
building are currently offered for lease with Cushman and Wakefield for $22 to $32 per square 
foot. 

10 0496651 PEIIBCC-10-AM 2,242,364$                       1,800,000$                         (442,364)$                             2/8/2024 primary scanned into models We have received your application and all necessary proof of residency documentation. The 
primary residential exemption will be applied for this year only, a new application and lease will 
need to be provide in subsequent years verifying continued use as a primary residence.

11 0284509 NS-934-D 244,593$                           244,593$                             -$                                       2/8/2024 primary scanned into models The subject property sits in a commercial zone and would require a conditional use permit for the 
building to be used as a single family residence. At this time the Primary Residential Exemption 
can't be approved until the conditional use permit is applied for and approved.

12 0019335 PC-276 7,515,325$                       7,515,325$                         -$                                       2/8/2024 Income analysis Request for adjustment is not supported by the information provided in the appeal. Properties on 
Main Street in Park City have sold for an average of $700 per SF, the appellant is requesting $450 
per square foot. Main Street properties aren't selling based on their rental income like most 
commercial properties. 

13 0023030 PC-559 627,360$                           627,360$                             -$                                       2/8/2024 income analysis Request for adjustment is not supported by the information provided in the appeal. Properties on 
Main Street in Park City have sold for an average of $700 per SF, the appellant is requesting $450 
per square foot. Main Street properties aren't selling based on their rental income like most 
commercial properties. 

14 0017198 MAR-C 1,666,000$                       1,500,000$                         (166,000)$                             2/13/2024 Property info and comps Sales nearer resort center reviewed and find the mass appraised value is supported. Some sales 
show updating but most not major remodels. Recommend adjusting mass appraised value. 

15 0113245 CD-674-P 603,528$                           533,000$                             (70,528)$                               2/13/2024 photos and park record article The increase in value was mainly attributed to the increase in the land value of the parcel. 
Properties that have river access sell for significantly higher price than those properties without. 
Recommend adjustment to mass appraisal value.

2023 BOE Adjustments 3/13/2024
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# Account # Parcel ID Old Market Value New Market Value MV Difference BOE Hearing Date Appellant Reason/Provided Documentation Assessor's Written Response
16 0159925 SS-2323-IMP 702,390$                           582,410$                             (119,980)$                             2/13/2024 Comps Reviewed comp sales submitted. Most sales are inferior to the subject due to yr built. 2 sales 

submitted and another sale located within the forest area used. Updated cost approach value due 
to 0% complete basement. Recommend reducing value to updated cost approach value.

17 0443152 JLC-501-AM 2,078,250$                       1,772,625$                         (305,625)$                             2/13/2024 letter with comp info A condo sales include the total private ownership that is legally recorded on the plat. 2023 sales in 
JLC will be reviewed for 2024. Sales in 2022 for this size unit suggest a lowered price per square 
foot of $725. Recommend value of $1,772,625

18 0494181 LIFT-414 1,837,500$                       1,837,500$                         -$                                       2/13/2024 Comps and appraisal. The quality that was sent to us isn't 
great 

Many of the comps submitted closed in 2023 and will be used in the valuation process for tax year 
2024. Of those that closed in 2022, many are in developments that are not considered competing 
projects to the subject. Sales of comparable units in the subject's complex and competing projects 
support the mass appraised value. Recommend no change.

19 0364244 SDLC-B410 1,162,700$                       1,162,700$                         -$                                       2/13/2024 Comp, spreadsheet, and letter Sales with an undisclosed price are not good indications of value. Paired sales analysis in Sundial 
Lodge indicates a 25% adjustment for higher level condos. After this adjustment comparable units 
sold for $1,070-$1,235 per square foot. The mass appraised value is supported. Recommend no 
change.

20 0364640 SDLC-C111 1,156,100$                       1,060,000$                         (96,100)$                               2/13/2024 letter with comps A review of comparable sales in the Sundial Lodge including adjustments for major renovations 
indicates that the current mass appraised value should be reduced.

21 0272876 WR-4 4,900,680$                       4,700,000$                         (200,680)$                             2/14/2024 Comp information An adjustment is made to account for the water damage which was a result of a break in the fire 
suppression system in 2022.

22 0491795 PNW-2-31 3,400,000$                       3,295,000$                         (105,000)$                             2/14/2024 Comparable sales See sales at 6684 Golden Bear Loop, 6650 Golden Bear Loop, and 6594 Golden Bear Loop for 
support of the value in this stipulation, make adjustment to original value.

23 0423008 BB-28 700,000$                           700,000$                             -$                                       2/14/2024 statement on appeal form No information provided by owner that an offer was made on property. Two lot sales in Bison 
Bluffs in 2022 one for $643,500 and $800,000. also we are valuing a partial complete home at 20% 
for 2023. Recommend no change

24 0423297 BB-57 3,935,376$                       3,388,872$                         (546,504)$                             2/14/2024 Appraisal. Check with Auditor for request and evidence. 
Would not go into TYLER

Adjust value to reflect fee appraisal submitted by owner.

25 0408017 LOR-4 4,421,799$                       3,190,152$                         (1,231,647)$                         2/14/2024 Comps attached. Wife Brandy (Amanda) will be attending the 
hearing. contact email brandy@strategicpropertytax.com 
214-906-3304

The best indicator of value for the subject is the sale at 7105 Juniper Draw at $714/sf. 

26 0408033 LOR-6 3,834,432$                       3,600,000$                         (234,432)$                             2/14/2024 Comps attached The six best indicators of value as of 01/01/2023 are the sales at 2848 Westview, 2426 
Saddlehorn, 7105 Juniper Draw, 3492 Westview, 4616 Aspen Camp, and 6407 Golden Bear. The 
Avg $/sf of these 6 sales is $756, which I have applied to the subject's square footage to arrive at 
the value in this stipulation.

27 0229165 IC-22 2,000,000$                       2,000,000$                         -$                                       2/21/2024 Letter including inconsistent assessing and comps We are required to set values at market value based on the lien date of Jan. 1st every year. We do 
sales studies on the previous years sales to determine market value. This subject sold in May of 
2022 for $2,025,000 which would be the best indicator of market value ,and supports the county's 
opinion of value. No change is warranted. 

28 0444799 SUM-42 5,832,504$                       5,570,000$                         (262,504)$                             2/21/2024 Appraisal The appraisal contains unsupported quality adjustments, inadequate age adjustments, and 
several superior comps have been overlooked. An adjustment has been applied to the value to 
reconcile with current researched analysis.

29 0407621 PSSR-4 4,698,752$                       4,317,685$                         (381,067)$                             2/21/2024 letter and comps The most relevant sale and best indicator of value is 2978 Arrowhead Trl. The sales at 2891 
Westview Trl, 3507 Westview Trl, and 3402 Westview Trl. are also considered as they are the most 
proximate sales outside the PSSR subdivision. The $/sf is $835.

30 0511226 PINNP-1-18 5,127,972$                       4,824,982$                         (302,990)$                             2/21/2024 Appraisal Per Utah State Tax Commission standards of practice, properties under construction as of lien 
date for property taxes will be valued based on a percentage of completion of the improvements. 
As of 01/01/2023 the subject's improvements were determined to be 35% complete when 
following the Checklist supplied in the standards of practice. The Land value has been adjusted 
based on the appraisal provided.
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# Account # Parcel ID Old Market Value New Market Value MV Difference BOE Hearing Date Appellant Reason/Provided Documentation Assessor's Written Response
31 0424238 TCS-35 2,946,185$                       2,898,415$                         (47,770)$                               2/21/2024 Comparable sales The evidence provided lacks the sales at 3638 Blue sage and 8067 Western Sky. With these sales 

considered the avg $/sf is $1105 which is the number used to develop the value in this stipulation.

30 0213110 IRH-C-6 676,390$                           570,000$                             (106,390)$                             comp info attached. PRIMARY SCANNED INTO MODELS Upon preparation for hearing and review of evidence it was determined that this unit should be 
valued at $570,000. Appellant has agreed to the new value of $570,000.

31 0453308 LWPCRS-4816-AM 1,037,400$                       971,000$                             (66,400)$                               letter and analysis Preparation for value hearing and evidence review indicated this unit's value should be adjusted. 
Appellant agreed to stipulate to $971,000.

32 0502143 PERH-10 2,597,500$                       2,597,500$                         -$                                       Comps The subject property is superior quality, age, condition, location, etc. to most if not all of the 
comps provided as evidence. The most similar sales to the subject, support the County's opinion 
of value. No Change is recommended to the BOE. See 3653 Aspen Camp, 9065 Promontory Ranch, 
3499 Wapiti Canyon, 8046 Promotry Ranch, and 7501 Promotry Ranch, 

33 0407837 PSSR-24 7,258,964$                       5,900,000$                         (1,358,964)$                         Market value higher than attached CMA Appraisal from the BOE was used to adjust value.
TOTAL (7,219,147)$            
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Summit County Council Resolution No. 2024-05 

A Resolution to Confirm Henefer Town Council’s Appointment of a Member  
to Serve on the North Summit Fire Service District Administrative Control Board 

 
WHEREAS, the County lawfully created the North Summit Fire Service District (the “District”) 

codified in Summit County Code Title 2, Chapter 25 (the “Code”), which created an Administrative 
Control Board (the “ACB”) and delegated certain powers thereto to administer the responsibilities of the 
District; and  

 
WHEREAS, the Code requires the ACB be comprised of 5-9 members with one member 

appointed from the Coalville City Council, one member appointed from the Town Council of Henefer, 
and up to seven members appointed by the County Council, each of whom shall be a registered voter 
within the District; and  

 
WHEREAS, Henefer Town Council appointed Jim Rees, in July, 2021, to serve as it’s 

representative on North Summit Fire Service District’s Administrative Control Board; and 
 
WHEREAS, Henefer Town Council met on March 5, 2024, and appointed Steven Dallin to serve 

on North Summit Fire Service District’s Administrative Control Board; 
 
WHEREAS, the Council has complied with Utah’s Open and Public Meetings Act in making 

this appointment and has allowed interested persons an opportunity to speak with respect to this 
proposed appointment; and  

 
WHEREAS, pursuant to Utah Code Annotated §17B-1-304 et. seq., the County now desires to 

confirm the appoint of a member to the ACB of the District. 
 
 NOW, THEREFORE, the SUMMIT COUNTY COUNCIL resolves as follows: 
 
The following registered voter of the North Summit Fire Service District is hereby appointed to serve on 
the North Summit Fire Service District’s Administrative Control Board for the term specified herein. 
 
Steven Dallin, appointed by Henefer Town Council, will serve the unexpired term of Jim Rees; 

term of service to expire December 31, 2024. 
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 APPROVED, ADOPTED AND PASSED by the Summit County Council on 13th day of March 

2024. 

SUMMIT COUNTY COUNCIL 

 

_____________________________________ 
      Council Chair 
ATTEST: 
 
 
_______________________________ 
County Clerk 
 
 
APPROVED AS TO FORM: 
 
 
 
____________________________ 
Deputy County Attorney 
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Memorandum: 

Date: March 13, 2024 
To: Council Members 
From: Shayne Scott 
Re: Recommendation to appoint members to the Summit County Weed Control Board 
 
 
Advice and consent of County Manager’s recommendation to reappoint Wes Siddoway, Mindy 
Wheeler and appoint Laura Kvigen to the Summit County Weed Control Board. Terms of service 
expire November 30, 2027. 
 
Interviewees: 
Wes Siddoway 
Mindy Wheeler 
Laura Kvigen 
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SUMMIT COUNTY WEED CONTROL BOARD 
Four-year terms - No term limit 

Terms expire November 30th of each year 
 
 

 
Last updated 2/9/23 

NAME EMAIL ADDRESS ADDRESS CONTACT 
NUMBERS 

TERM 
EXPIRES 

# of 
Terms 

1st 
appointed 

Reappointed 

Wes Siddoway 
Chair 

rockportrocksllc@gmail.com 7230 N SR 32 
Peoa, UT 84061 

810-244-4206 2023 1 3/4/2020  

Sam Blonquist sblonquist30@gmail.com  570 Border Station Rd 
Coalville, Utah 84017 

435-640-8076 2023 5 2004  

Robert Siddoway 
 

ksiddco@gmail.com  
 

7120 N SR 32 
Peoa, Utah 84061 

435-640-0168 2024 5 1999  

Mindy Wheeler wheelermindy@yahoo.com 4203 Sunrise Drive 
Park City, UT 84098 

801-699-5459 2023 1 3/13/19  

Sara Jo Dickens, 
Vice Chair 

jo@ecologybridge.com 570 Upper Evergreen 
Dr. 
Park City, UT  84098 

303-549-2089 2026 1 2/7/18 2/13/23 
 

Elizabeth Cohen 
Non-voting member 

Elizabeth.cohen@usu.edu PO Box 127 
Coalville, UT 84017 

435-214-9143     
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Interview Schedule 
Summit County Weed Control Board 

 

Wednesday, March 6, 2024 

Sheldon Richins Building 1885 W. Ute Blvd, Park City, UT 84017 

  and Zoom meeting: https://summitcountyut.zoom.us/j/9535992911  

Phone: 1-301-715-8592, Meeting ID 953 599 2911 

 
(3 vacancies; 3 applicants) 

 

11:30 AM  Wes Siddoway  *Reapplying Zoom 

11:45 AM Mindy Wheeler *Reapplying Zoom 

12:00 PM Laura Kvinge    Zoom 

 

Vacancies are a result of Wes Siddoway, Sam Blonquist, and Mindy Wheeler’s terms expiring 
November 30, 2023. 

 
 

Interview Instructions 
 
For your interview with County Manager please use one of the two following options: 

1) By video chat: Join Zoom meeting: https://summitcountyut.zoom.us/j/9535992911  Meeting ID: 
953 599 2911 
 

2) By phone only: Dial 1-301-715-8592, Meeting ID: 953 599 2911 
 

Shayne’s Zoom account automatically has a waiting room, so he will let you out of the waiting room 
after you join the meeting. 
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Staff Report 

To:   Summit County Council 

From:   Jesse Betebenner, Engineer 

Date of Report: March 6, 2024 

Date of Mee�ng: March 13, 2024 

Type of Item: Special Excep!on 

Process:  Legisla!ve Review 
 

 

 

Project Descrip�on 
 Project Name:    6224 Dakota Trail 

 Applicant(s):    Randall Brothers Construc!on 

 Property Owner(s):   Trina Summins 

Loca!on:    Promontory – Palisades, Park City, Utah 84098 

Zone District:    AG/Grazing - 80 

Parcel Number and Size:  PALSDS-31, 1.30 Acres 

Final Land Use Authority:  Summit County Council 

 

Background 
6224 Dakota Trail is located in the Palisades Subdivision within the Promontory Development, 

which is due east of the intersec!on between Interstate 80 and Highway 40 (Figures 1 and 2).  

The applicant, Randall Brothers Construc!on, is overseeing construc!on of a new home for 

Trina Summins. 

 

The Engineering Department approved and stamped the construc!on plans (Figures 3 and 4) for 

the building permit applica!on on April 4, 2022.  The rough grade inspec!on was completed on 

August 1, 2022.  A@er comple!on of the rough grade inspec!on, the owners of the property 

asked Randall Brothers Construc!on to adjust the grade of the driveway so that it would be 

graded using a similar slope throughout the driveway (approximately 8% slope).  The applicant 

elected to skip a pre-surface inspec!on, which is a recommended inspec!on that would have 

iden!fied any devia!on from the approved driveway plans.  The applicant requested a final 

inspec!on on January 31, 2024 and the driveway failed inspec!on due to slope requirements 

(Figure 5). 
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Figure 1, showing 6224 Dakota Trail in Promontory from Interstate 80. 

 

 

 
Figure 2, illustra!ng the 6224 Dakota Trail (PALSDS-31) parcel loca!on. 
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Figure 3, showing the driveway profile or cross sec!on of the approved site plans. 

 

 

 
Figure 4, illustra!ng the approved site plans and driveway configura!on. 
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Figure 5, showing the changed site plans and driveway configura!on. 

 

 

Special Excep�on Requested 
The applicant is reques!ng a Special Excep!on to Sec!on 11-8-1 (A) of the Eastern Summit 

County Development Code (Code) regarding driveway access which references County 

Ordinance 181-D, Appendix B, Sec!on 3, (2) regarding driveway grades. 

 

1. Sec�on 11-8-1 (A), Referencing Ordinance 181-D, Appendix B, Sec�on 3, (2): 

“All individual driveway access loca!ons shall be designed to func!on well with the 

exis!ng condi!ons and layout of each residen!al building. The maximum average grade 

of the first twenty feet of a driveway which has a total length greater than 100 feet shall 

not exceed five (5) percent. The maximum average grade of a driveway which has a total 

length of 100 feet or less, shall not exceed ten (10) percent.”  The applicant is reques!ng 

an excep!on to this sec!on of the Code with the first twenty feet of driveway grade at 

approximately 8%. 

 

 

Process for Approval 
Chapter 11-8-1 (A) of the Code contains regula!ons pertaining to infrastructure standards, 

including driveway access.  A Special Excep!on is the only applica!on available for this type of 

request. 

 

 

Staff Analysis and Findings 
The property owner decided to change the driveway grade to facilitate ADA access down to the 

mailbox.  The grade has some devia!on, but averages at approximately 8% slope from the 

house to the street.  By grading the driveway at an average 8% grade, it would be fully ADA 

compliant and allow the owner to access the mailbox (ADA s!pulates a maximum slope of 1:12, 

or 8.33%).  If the driveway was graded per code, the first 20 feet of driveway would be 5% or 

less, which would have made the remaining driveway steeper (approximately 12% for a short 

distance, as shown in Figure 3).  From an ADA perspec!ve, this would be hard to navigate. 
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The purpose of the Code requiring a 5% grade for the first 20 feet of longer driveways is to 

ensure that vehicular traffic can safely stop when coming into the roadway.  This sec!on of the 

code is primarily for the winter months when ice and snow can build up on roadways.  In the 

case of the Summins’ residence, the driveway is a heated concrete driveway that is finished with 

sand.  The heated driveway ensures that snow and ice will not s!ck to the driveway during the 

winter months.  The sand finish on the concrete is used to increase fric!on between the 

driveway and !res of vehicles, which allows them to stop more easily without sliding. 

 

The other reason that the Code requires a 5% grade for the first 20 feet of driveway is to allow 

access for fire trucks and other large emergency vehicles.  The grade requirement helps vehicles 

that have longer wheelbases and shallow approach and departure angles to navigate driveways.  

Fire Marshal Mike Owens of the Park City Fire Department has no issues with this driveway 

grade. 

 

Please note that in subdivisions such as Pinebrook, driveways of up to 15% are allowed.  To the 

Engineering Department’s knowledge, this has not led to an increase in accidents, cars sliding 

into the road or other traffic-related incidents. 

 

Special excep!ons have four criteria for approval, as listed in Code sec!on 11-4-11 (B).  The 

Code s!pulates that special excep!ons will not be approved unless the applicant demonstrates 

that: 

1. The special excep!on is not detrimental to the public health, safety and welfare. 

2. The intent of this chapter and general plan will be met. 

3. The applicant does not reasonably qualify for any other equitable processes provided 

through the provisions of this chapter. 

4. There are equitable claims or unique circumstances warran!ng the special excep!on. 

 

The Summit County Engineering Department believes that the Summins’ and Randall Brothers 

have addressed the special excep!on criteria for approval as follows: 

1. This special excep!on is not detrimental to the public health, safety and welfare because 

they have a heated, sand finished driveway.  This allows traffic coming down the 

driveway to effec!vely stop in their driveway in most, if not all condi!ons.  Due to the 

hea!ng and sand finish, this driveway is likely safer than many roads and driveways 

already in the County. 

2. The intent of the Code in this case is to prevent vehicles from sliding out onto the 

roadways.  This is addressed by the Summins’ heated and sand finished driveway. 

3. Because of the Summins’ driveway length, there are no other processes or means to 

circumvent this code. 

4. The Summins’ want the driveway to be ADA compliant to access the mailbox on foot.  

This falls into the unique circumstances category, as they are trying to make sure that 

their residence is as accessible as possible. 
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Recommenda�on 
The Summit County Engineering Department is taking a neutral stance on this special excep!on.  

Due to the facts presented above, the Summins and Randall Brothers Construc!on make a 

compelling argument for their special excep!on.  However, the Code does require the 5% 

coming into the roadway and the driveway was not constructed per plans. 
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Appendix 1 (From Applicant) 
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ASSERTION 
 

The current as-built driveway grade is SAFE and achieves the goal of 
providing adequate friction to prevent a vehicle from sliding from the drive 
into the street while maintaining ease of access per the ADA.  
 

EXPLANATION 
 

Summit County is asserting our heated driveway is not safe because the 
grade in the first 20 feet from the street exceeds the Code’s maximum 5% 
grade (we have an 8% grade). 
 
We are seeking a special exception for the max slope (5%) on the first 20’ 
of the driveway from the road. We are confident our current maximum 
grade of 8% is both safe and accessible. 
 
The building code adopted by Summit County (International Residential 
Construction Code) establishes minimum requirements to safeguard the 
public safety, health and general welfare. Given the winter snow with its 
low traction, the County was concerned that vehicles leaving driveways to 
enter the street needed to be able to stop for pedestrian or vehicle traffic. 
Thus, the Code limits the grade in the 20 feet from the street into the 
driveway to guarantee adequate traction for the vehicle.  
 
This requirement was probably codified before heated driveways were as 
common as they are today. Our driveway is automatically heated. A large 
boiler in the home heats fluid which is pumped through flexible hoses 
buried in the concrete, and warming it, thus preventing all snow from 
accumulating. (see photos) 
 
 
 
6224 Dakota Trail is in the Promontory Club subdivision. Dakota Trail is a 
low volume road and is not a through street.  
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There are 4 routes on Dakota trail, delineated by the 4 colors. There are 
only (4) houses that drive past 6224 Dakota Trail, and these are all 
secondary homes. 
 
We observed traffic during construction and since we’ve applied for the 
special exception.  We’ve observed (1) car a day. There is very low traffic 
along Dakota trail. 
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No snow accumulation on the heated driveway 
Taken Feb 8, 2024 
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No snow accumulation on our heated driveway, while it is snowing. 
Taken Jan 17, 2024 
 
 
 
 
We’ll demonstrate that our driveway’s measured grade (8%) provides  
99.79% of the friction available on a 5% grade, EVEN IF THE DRIVEWAY 
HEAT IS NOT USED 
 

ARGUMENT 
 

Friction is a force that opposes the motion of one body rubbing against 
another body. 

F = µN 
is the formula for the Friction Force, where 
- F is the Friction force 
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- N is the normal (perpendicular to the driveway surface) component of 
the weight supported by each tire 

- µ (the Greek letter mu) is the coefficient of friction (i.e. slipperiness) for 
the specific surface (the driveway). 

 
When friction is measured on a grade, the equation becomes 

 
F = µN cos (θ) 

 
This is the same equation as above but multiplied by the cosine of the angle 
of the grade, where θ (the Greek letter theta) is the angle of the grade in 
degrees. The Cosine value ensures that only the component of the weight 
that is perpendicular to the driveway surface is used. 
 
The County expresses grade as a percentage, but to do this analysis, the 
percentage values of grade need to be converted to angles. 
 
For explanation, a 100% grade falls 100 feet for each 100 horizontal feet 
(45˚ angle). A 10% grade falls 10 feet for each 100 horizontal feet (5.71˚). 
A 5% grade falls 5 feet for each 100 horizontal feet (2.86˚). 
 
Converting % slope to an angle requires trigonometry, but values can also 
be found in tables. Applying the conversion, the County’s specification for a 
5% grade is equivalent to a ramp with an angle of 2.862˚. Our driveway 
with its 8% grade is equivalent to a ramp with an angle of 4.568˚. This 
seems like a large change, but physics equations demonstrate that friction 
is hardly affected. 
  
A road covered in ice is the worst-case scenario. The mu value (coefficient 
of friction) for a road covered in ice ranges from 0.10 to 0.15. (see 
references at the bottom) The lowest friction value is the worst-case. 
 
A method to evaluate the safety of our driveway is to determine how much 
friction we lose for having a grade of 8% (4.568˚) vs. a driveway with a 
grade of 5% (2.862˚). 
 
To calculate the stopping effectiveness of the county’s 5% grade vs. our 8% 
grade in providing traction for stopping, only 2 values are needed: the 
coefficient of friction (µ) and the cosine of the grade angle (in degrees). 
  
For the 5% grade, cos (2.862˚) = 0.9988 
For the 8% grade, cos (4.568˚) = 0.9968 
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When comparing the resultant friction force from a 5% v 8% grade. The 
vehicle weight (W) is not necessary. 
 
Assuming an ice-covered driveway with a slope of 8%, 
 F = (0.1) x W x (0.9968) = .09968 x W 
Assuming an ice-covered driveway with a slope of 5%, 
 F = (0.1) x W x (0.9988) = .09988 x W 
    
The friction computed at 8% divided by the friction computed at 5% yields 
the fraction of the force available at our 8% grade:  
 

0.09968 x W 
0.09988 x W 

  
The W values cancel each other, and the result is 0.9979, which means our 
8% grade provides 99.79% of the available friction at 5%. 
 
The driveway at 6224 Dakota Trail is superior because: 

1. It has a sand washed surface. The resulting surface finish provides 
enhanced traction vs. a brushed concrete surface.  

2. The driveway has an internal heating system. This prevents the 
accumulation of snow and the formation of ice.  

Taken together, our heated, sand washed driveway that will be free of 
contamination at 8% grade has FAR superior traction to a contaminated 
driveway with a 5% grade.  
Nevertheless, in the event our automatic driveway heat does not operate, 
the contaminated driveway at our 8% grade will still have 99.79% of the 
friction force available at the 5% grade. 
 
 
Other factors that have an even greater influence on stopping distance are 
the vehicle’s momentum (its speed and weight), the tire’s tread, and the 
driver’s skill and judgment.  
 
The 8˚ grade versus a 5˚ grade would not be the difference between 
avoiding or hitting an obstacle; that is, our driveway is safe. 
 
 
 
 

= 0.9979 friction force at a 8% grade =  
friction force at a 5% grade 
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DRIVEWAY GRADE INFORMATION 

 
Our driveway can be considered two separate drives. The first driveway 
extends from the street to the lower, accessible garage. It is less than 100’ 
long and complies with the 10% maximum grade for a driveway of that 
length. 
 

 
 
The lower driveway goes from the street to the lower ADA accessible garage 
and is 100% compliant and passes inspection. 
 

54



 
 
The total driveway length is 168’.  
 
Ordinance 181-D 
Adoption of Ordinance 181-D contains the preamble “it is in the best 
interests of Summit County and the health, safety, and general welfare of 
its citizens to adopt this Ordinance”. 
 
When addressing the grade of the driveway in APPENDIX B, Section 3, 
Driveway Encroachments, (2) Driveway Grades, the ordinance states: 
“The maximum average grade of the first twenty feet of a driveway which 
has a total length greater than 100 feet shall not exceed five (5) percent. 
The maximum average grade of a driveway which has a total length of 100 
feet or less, shall not exceed then (10) percent. The maximum average 
grade of any driveway shall not exceed ten (10) percent.” 
 
We are being penalized for having a 168’ long driveway. If our driveway 
was less than 100’ long, the 5% grade limit in the first 20 feet would not 
apply. If the lower driveway to the lower garage was considered alone, it 

100 feet 

 

FULL LENGTH 
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would pass inspection. But the continuation to the upper garages invokes 
the 5% grade limit. 
 
Note that the owner is handicapped, and the home is handicapped 
accessible. ADA compliant ramps are less than 1:12, or 8.33%. The lower 
garage has the accessible entry to the house. Lowering the slope on the 
first 20’ would mean a larger slope on the remaining distance to the lower 
garage. This would make both pushing a wheelchair and walking more 
difficult. Typically, when local building codes conflict with ADA rules, the 
limits providing the easiest and safest access take precedence. 
 
Also of note, in recent years other owners in Promontory Club have been 
granted relief from this ordinance. 

 
 

Unheated driveway at 
2490 Prairie Schooner Trail 

Feb 15, 2024 
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CONCLUSION 
 
The current grade of our automatically heated driveway provides easy 
handicapped access while preserving safe traction.  The additional costs of 
time, effort, environmental impact, and money would reduce ease of access 
for wheelchairs, and only increase the available friction force by 0.20%. 
 

REFERENCES 
 

CREDIT:  https://onlinepubs.trb.org/Onlinepubs/sr/sr115/115-010.pdf 

CONVERTING SLOPE/GRADE (%) TO ANGLE (DEGREES) 

1. conversion TABLE 
Z - Conversion Table % to Ratio to Degrees - Mountain Passes South 
Africa 
https://mountainpassessouthafrica.co.za/news/facebook/item/449-conversion-table-to-
ratio-to-degrees.html 

2. conversion CALCULATOR 
Slope Percentage Calculator (omnicalculator.com) 
https://www.omnicalculator.com/math/slope-
percentage#:~:text=A%205%25%20slope%20means%20that%20the%20road%20rises,
of%20less%20than%203%20degrees%20above%20the%20horizontal. 

3. conversion FORMULA 
Slope in a Percentage to a Slope in Degrees (spikevm.com) 
https://www.spikevm.com/calculators/excavation/grade-
percentage.php#:~:text=Convert%20a%20slope%20percentage%20to%20an%20angle
%20in,arctangent%20function.%20Formula%20%3D%20atan%20%28percentage%20%
C3%B7%20100%29 
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5. Skid Resistance of Snow- or Ice-Covered Roads 
SKID RESISTANCE OF SNOW- OR ICE-COVERED ROADS (trb.org) 
h�ps://onlinepubs.trb.org/Onlinepubs/sr/sr115/115-010.pdf 

6. Summit County Ordinance 181-D 
Ordinance 181-D County Roads and Rights-of-Way Regulation 
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https://ut-summitcounty.civicplus.com/DocumentCenter/View/180/Ordinance-181-D-and-
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58


	County Council Agenda
	Item 1 - Staff Report-BOE Adjustments 031324.pdf
	Item 1 - Application for Discretionary Tax Abatement, Adams, PI-D-14-AM.pdf
	Item 1 - Assessor Response-Discretionary Abatement PI-D-14-AM.pdf
	Item 2 - Staff Report-Chart of Position Amendment-Assessor's Office.pdf
	Item 3 - Resolution 2024-05-Appointment to NS Fire ACB.pdf
	Item 3 - Ltr from Henefer dated March 6, 2024 re NS Fire.pdf
	Item 4 - Appointments to Summit County Weed Board.pdf
	Staff Report-Special Exception-6224 Dakota Trail



