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Item 1: The Lodge at Stillwater

Plat Amendment
Project: DEV-10080 | Stillwater Lodge Address: 1364 Stillwater Drive
Report Date: 2 January 2025 Existing Land Use: Condominium Hotel
Report Author: Anders Bake, Planner Existing Plat: 151 Units on 5.86 acres
Council Action Required: No Proposed Amendment: combining three units into two
Type of Action: Administrative Units Affected: R-1108, R-1110, and R-1112

Applicant: MJSAA

DETERMINATION ISSUE

Whether or not the proposed amendment meets the standards for ‘good cause’ as required by Utah Code Annotated
§17-27a-609 and other applicable ordinances governing the land use in Wasatch County. This determination is an
administrative decision to be made by the Wasatch County Administrative Land Use Committee.

RECOMMENDATION

Based on the analysis in this staff report, it appears that the proposal can be compliant with applicable laws. Therefore,
it is recommended that the Administrative Land Use Committee APPROVE the proposed Plat Amendment based on the
findings and subject to the following conditions:

1. The proposed Plat Amendment is not approved until the applicant provides documentation that they have
complied with the “Declaration of Condominium The Lodge at Stillwater”;
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2. The following language is included in the Owner’s dedication section on the plat according to Wasatch County
3.

Code: The owner shall dedicate and convey to the owners of the lots in all phases of the development all open
Water Board.

space, common areas, private trails, private roads, and any other property labeled on the plat as common; and

The following signature boxes are added to the Plat: Wasatch County Administrative Land Use Committee and
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BACKGROUND

The Lodge at Stillwater is a condominium hotel project that is part of the original Hailstone Village master plan that
contains 12 pods of development. The Lodge at Stillwater is included in Pod 10 and consists of 5.86 acres. The existing

plat is the Lodge at Stillwater Subdivision 2" Amended Condominium which was recorded by plat on 27 February 2023
under the requirements of the Jordanelle Basin Overlay Zone. The applicant is seeking to amend the number of

condominium units established in the existing plat in order to combine three one-bedroom units into two two-bedroom
units in building five level 1. The applicant has stated that the structural changes to the building will include the
replacement of two demising walls with one. Both new units are less than 1500 square feet.
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Wasatch County Code requires notice to be sent to all property owners within the plat, as well as property owners
within 500 feet of the requested plat amendment. After the notices were sent, an earlier version of this staff report was
posted to the Utah Public Notice Website and a seven-day comment period was opened according to the procedures
outlined in Wasatch County Code. During the comment period, the Planning Department received a written objection to
the application. The objection states that the proposal has not gone through the required process as stated in the
“Declaration of Condominium the Lodge at Stillwater” documents recorded on March 15, 2000. The County Code
requires that any application which receives an objection be reviewed by the Administrative Land Use Committee in a
public meeting. The objection letter and staff’s analysis of the letter are included in this report.

KEY ISSUES TO CONSIDER

e Compliance with zoning requirements including any supplementary development standards including but the
“Declaration of Condominium the Lodge at Stillwater”.

e Compliance with UCA §17-27a-609, and including WCC 16.04.02 definition of good cause.

STAFF ANALYSIS

— CONDOMINIUM OWNERSHIP ACT AND OBJECTION LETTER —

State Code Title 57 Chapter 8 creates the Condominium Ownership Act. These state codes outline unique laws,
rights, and responsibilities associated with condominium projects. Many of the regulations fall to the required
declarations and recorded covenants on the property. Those covenants are managed and enforced by the
condominium association. The Act requires the applicant to work with the association to prepare and record
amendments to the declaration that address the requirements under the act. The County expects that an
applicant, subject to the declarations, would comply with the requirements of their association. After
preparation of the initial staff analysis it was brought into question through a written objection (Exhibit F)
whether the applicant had followed the required procedures established by their condominium association.
Those declarations, as mentioned previously, are enforced by the condominium association and not the county.
However, given the concern raised, it warrants emphasis from the county that the county expects an applicant
to comply with all applicable laws, even those not administered directly through the county.

The objection to the application, that was sent during the comment period, is attached to this report (Exhibit F).
It raises the concern that the applicant did not follow the requirements of the “Declaration of Condominium The
Lodge at Stillwater” which states that “any amendment to this Declaration, or the Map require the affirmative
vote of at least sixty-seven percent (67%) of the Total Votes of the association cast in person or by proxy at a
meeting duly called for such purpose” According to the objection letter, the required voting process did not
occur.

With the concerns raised, staff recommends that the Administrative Land Use Committee may still approve the
proposed Plat Amendment application with the condition that the applicant holds a successful vote on the
proposed changes with the homeowner’s association according to the Declaration of Condominium the Lodge at
Stillwater. If the successful vote does not occur, the approval would be void and the applicant would not be
allowed to record the plat amendment.

- GOOD CAUSE -

2 January 2025 ADMINISTRATIVE LAND USE COMMITTEE STAFF REPORT — Item 1: (DEV-10080) Page |3 of 14



UCA §17-27a-609 allows the County to approve a plat amendment if the County finds that: (a) there is good
cause for the vacation, alteration, or amendment; and (b) no public street, right-of-way, or easement has been
vacated or altered. Wasatch County Code 16.04.02 has defined “good cause” as follows:

16.04.02: DEFINITIONS

GOOD CAUSE: Providing positive benefits and mitigating negative impacts, determined on a case-by-case
basis to include such things as: providing public amenities and benefits, resolving existing issues and non-
conformities, addressing issues related to density, promoting excellent and sustainable design, utilizing best
planning and design practices, preserving the character of the neighborhood and of Wasatch County and
furthering the health, safety, and welfare of Wasatch County.

The Development Review Committee has reviewed the plat amendment and finds the proposal complies with
the need to meet “good cause.” The proposed change from three one-bedroom units to two two-bedroom
units, increases the number of bedrooms but decreases the overall density of the Stillwater Lodge from 60 units
to 59 units.

— SETBACKS -

The proposed amendment only impacts the internal building walls which are used as the lot boundaries for the
existing condominium plat. There are no changes to the building footprint and therefore no impact to the
building setbacks.

— PUBLIC RIGHT-OF-WAY OR EASEMENTS -

The proposal does not impact any public street or right-of-way access or public utility easement.

— NON-CONFORMING UNITS —

The Lodge at Stillwater, and the associated master plan, were vested under previous codes that have since been
modified or replaced. The proposed amendment, since it is reducing the number of units would be able to be
considered under the previous vesting. If approved and recorded, the applicant would forfeit the right to re-
subdivide the property in the future to re-create the three units that are being reduced to two units by the
proposal.

— PARKING -

An in depth parking analysis was provided to the Planning Commission in 2023 through the review of a site plan
application for PODs 10B and 10C. In the approval of the Site Plan application the declared use was approved as
a condominium hotel. The proposed plat Amendment would not negatively impact the previous analysis as long
as the existing uses are not altered. It should be noted that the commercial tenant spaces in the Lodge have not
yet provided the required parking to occupy those uses.

DEVELOPMENT REVIEW COMMITTEE

This proposal has been reviewed by the various members of the Development Review Committee (DRC) for compliance
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with the respective guidelines, policies, standards, and codes. A report of this review has been attached in the exhibits.
The Committee has forwarded the item for the Administrative Land Use Committee to render a decision.

RECOMMENDED MOTION

Move to Approve the item consistent with the findings and subject to the conditions presented in the staff report.

— FINDINGS -

1. The subject property is 5.86 acres per the recorded subdivision plat.

2. The subject property is part of the Hailstone Village Master Development that includes 12 development pods
with uses and density identified in the master plan.

3. The “Declaration of Condominium the Lodge at Stillwater” was recorded on March 15, 2000, entry number
222531.

4. The subject property is POD 10 of the Hailstone Village Master Plan and contains 151 condominium units. The
proposed plat amendment will combine three one-bedroom units into two two-bedroom units in building five
level 1 of the Stillwater Lodge.

5. The proposal will replace two demising walls with one. There will be no changes to the building envelope on the
plat.

6. No public or private roads are being vacated as part of this plat amendment.

7. Good cause for the amendment exists since the proposed change will reduce the density of the Stillwater Lodge
from 60 units to 59 units.

8. The proposal is consistent with Utah Code §17-27a-609.

9. The Development Review Committee has reviewed the technical requirements of the proposed project and
determined the project is ready for decision by the Land Use Authority.

10. The plat amendment approval shall expire if the plat is not recorded within one year from the date of receipt of
final approval by the Administrative Land Use Committee.

11. Condominium plats are subject to UCA 57-8 and will require approval from the Condominium Association.

12. The applicant forfeits the right to re-create the three units being combined into one through this proposal.

13. An objection letter was received on 17 December 2024, within the seven-day comment period from Greg Griffin
stating that the proposal needed to comply with the “Declaration of Condominium the Lodge at Stillwater.”

— CONDITIONS -
1. The proposed Plat Amendment is not approved until the applicant provides documentation that they have

complied with the, “Declaration of Condominium The Lodge at Stillwater”;
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2. The following language is included in the Owner’s dedication section on the plat according to Wasatch County
Code: The owner shall dedicate and convey to the owners of the lots in all phases of the development all open
space, common areas, private trails, private roads, and any other property labeled on the plat as common; and

3. The following signature boxes are added to the Plat: Wasatch County Administrative Land Use Committee and
Water Board.

POSSIBLE ACTIONS

The following is a list of possible motions the Administrative Land Use Committee can take. If the action taken is
inconsistent with the recommended findings listed in the staff report, the Administrative Land Use Committee should
state new findings.

1. Approve. This action may be taken if the Administrative Land Use Committee finds that the Plat Amendment
request is compliant as proposed with Wasatch County Code and all other applicable laws.

2. Approve with Conditions. This action can be taken if the Administrative Land Use Committee feels comfortable
that remaining issues can be resolved through specified conditions. *This action would be consistent with the
staff analysis. *

3. Continue. This action can be taken if the Administrative Land Use Committee needs additional information
before rendering a decision, if there are issues that have not been resolved, or if the application is not complete.

4. Deny. This action can only be taken if the Administrative Land Use Committee finds that the proposal does not
meet the ordinance or that the application is insufficient to comply with applicable law.

NEXT STEPS

If the requested plat amendment is approved, the applicant will need to satisfy any conditions, if applicable, and can
deliver a mylar plat to the planning office for recording. Actions must be taken to pursue the approval with reasonable
diligence as outlined in Wasatch County Code 16.01.16.

If the requested plat amendment is denied, there is no further action required. If the applicant desires to request an
alternative plan for approval, it will need to be made as a new application.

Any person adversely affected by a final decision made by the Land Use Authority can be appealed under the provisions
outlined in Wasatch County Code 2.02.02.

EXHIBITS
Exhibit A — Vicinity Plan.......cccocooeeieiiee e 7
Exhibit B — Existing Subdivision Plat.........c.cccccccvveeeiieneennee. 8
Exhibit C — Proposed Amended Plat.........cccccvvveeeeericnnnnneen. 10
Exhibit D — Applicant’s letter......ccccoeveeeicvieei e, 11
Exhibit E—DRC REPOIt ..ccuvveeeiiieee ettt 12
Exhibit F — Objection Letter......ccccceevviveeeiicieee e, 12
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Exhibit A — Vicinity Plan
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PREVIOUSLY RECORDED JUNE 25, 2001 AS ENTRY No. 234502

A UTAH CONDOMINIUM PROJECT

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 24,
TOWNSHIP 2 SOUTH, RANGE 4 EAST, SALT LAKE BASE & MERIDIAN
WASATCH COUNTY, UTAH
JULY 2022
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Exhibit C — Proposed Amended Plat
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Exhibit D — Applicant’s Letter

L 255 West 700 South
¢ L\ Salt Lake City Utah 84101

Telephone 801 364 5161

Movemiber 8, 2024

Wasatch County Government Planning Department
55 South 5™ East

Heber, Utah

84032

Dear S5irflMadame:

We are requesting The Lodge af Stilwater Plat o be amended due to the following:

1. The unit counts shall be reduced from &0 units To 59 units. This will be

accomplished by combining three 1-bedroom unifs into two 2-bedroom units in
Building 5 on level 01.

2. The structure has changed by reducing two demising wdalls to one. Both new
units are less than 1500 square feet. The structural plans have been permitted by
the building department in Addendum 3.0.

3. Purpose: The original three 1-bedroom units were not selling well, and the market
suggested the 2-bedroom units were more desirable.

Thank you for your assistance.

Warmly,

Kathleen Hill

IS A Architects, P.C.
255 west 700 south

Salt Lake City, Utah 84101
Cell: 801-499-6518
Office: 801-344-5161
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Exhibit E — DRC Report

Wasatch Cou nty ProJECT ID: DEV-10080
PROJECT NAME: ROBERT HUGGINS - STILLWATER DRIVE

DESIGN REVIEW VesTiNG DATE: 11/18/2024
CommiITTEE (DRC) REVIEW CYCLE #: 1
COMMENTS

ReviEw CYCLE STATUS: READY FOR DECISION

Project comments have been collected from reviewers for the above noted review cycle and compiled for your
reference below. Please review the comments and provide revised plans/documents if necessary. Resubmittals
must include a plan review response letter outlining where requested changes and corrections can be found. Failure
to provide such a letter will result in the project being returned to you.

When uploading revisions please name your documents exactly the same as it was previously uploaded.
Revision numbers and dates are automatically tracked. There is no need to re-upload documents that
aren't being changed. DO NOT DELETE documents and then upload new ones.

Once you have addressed all of your items and successfully uploaded your revisions, be sure to re-submit your
project for review. Resubmittal must be made through the portal in order to receive official review. Projects requiring
Planning Commission approvals or recommendations will not be placed on a planning commission agenda until all
DRC reviewers have recommended the item to move forward.

County Surveyor Ready for Decision
GIS Department Ready for Decision
Health Department Ready for Decision
Fire 55D Ready for Decision
Sheriff's Office Ready for Decision
Engineering Department Ready for Decision
Planning Department Ready for Decision
Public Works Department Ready for Decision
Recorder's Office Ready for Decision
Jordanelle 55D Ready for Decision
DRC - S5A 1 Water Mo Action Taken

Approved = Reviewing entity has approved the project under consideration of their applicable codes. Any open comments are considered
conditions of the entities recommendation.

Ready for Decision = Reviewing entity recommends the project move forward to a Planning Commission meeting (if applicable). Any open
comments are considered conditions of the entities recommendation.

Changes Required = Reviewing entity has identified an issue(s] that needs to be resolved before recommending the project mowe forward.
Mo Action = Reviewing entity has mot taken any action for the review cycle.

Project |D: DEV-10080 — Wasatch County Project DRC Comments - December &, 2024 Page 1of 3
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OVERALL PROJECT COMMENTS
DRC Project Comments

Comment ID Entity Comment
FIRE-App-1 55D - Fire 550 Remodel would need to meet suppression and alarms
Approval requirements.

PROJECT DOCUMENT SHEET COMMENTS BY REVIEWING ENTITY

DRC - Planning Dept
| Comment ID Sheet Name Comment
DRC-PLN1 02b - Amended Plat Condition of Approval:
Include the following language in the Owner's dedication:
The owner shall dedicate and convey to the owners of the lots in
all phases of the development all open space, common areas,
private trails, private roads, and any other property labeled on
the plat as common;
_ (WCC 16.27.12.k.1.a)
DRC-PLNZ 02b - Amended Plat | Condition of Approval:
Include signature boxes for the following:
Wasatch County Planning Commission

Water Board
DRC - Recorder Office
- Comment ID Sheet Name Comment
DRC-REC1 02b - Amended Plat ~ Looks good.
Project 1D: DEV-10080 — Wasatch County Project DRC Comments - December 6, 2024 Page 2 of 3
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Exhibit F — Objection Letter

DATE: December 17, 2024- via email only to planning@wasatch.utah_gov

TO: Wasatch County Planning Department

FROM: Greg Griffin, Owner Units 1034 and 3029 3illwater Lodge, 1364 Stillwater Drive 84032
RE Amendment to Stillwater Lodge Plat

CC: file

| am in receipt of letter from Wasatch county Planning dated December 11, 2024 [copy attached)
regarding plat amendment to Stillwater Lodge to combine three 1 bedroom units into two 2-bedroom
units.

Please consider this my written objection to the proposed amendment for the following reason:

1. The property is encumbered by the “Declaration of Condominium The Lodge at Stillwaoter” recorded
on the land records of the County of Wasatch marked as 00222531, dated March 15, 2000.

2. This Declaration in 3ection 23 AMENDMEMNT requires "any amendment to this Declaration, or the
Map (emphasis added) require the affirmative vote of at least sixty-seven percent (67%) of the Total
Viotes of the association cast in person or by proxy at a meeting duly called for such purpose”.

4. Further, the change of the map will affect percent ownership and voting rights as set forth in the
declaration. Section 22 MORTGAGEE PROTECTIOM, sub paragraph 22.2 states in part "the vote or prior
written consent of Owners entitied to vote at least sixty-seven percent of the Total Votes of the
Association ..shall be required... 22.2.2 Amend any material provision of the Declaration, Articles,
Bylows or Map”, Section 22.2.2 goes on to state {an amendment to the such documents shall not be
considered material if it is for the purpose of correcting technical errors or for clarification only)”,
Clearly a change to the plat/map to combine units is not a correction or clarification. Section 22 2.2 11
simply states “Voting Rights “-as another change that would require Association approval.

In summary, no individual owner can amend the map without the consent and approval of the
Association as set forth in the recorded document that run with the land. | am an owner of property in
The Condominium at Stillwater Lodge and no notice, meeting or action has taken place that would allow
this change in the map to ocour. Until such time that the complete amendment that includes the
modification to the map and associated adjustments to the documents for voting and share of common
area may be approved by the Association, the Planning Department and Flanning Commission should
and cannot take action on this proposed amendment.

Please confirm receipt of this correspondence by relying to gregrif @ gmail.com within 24 hours or
receipt and notify me when this is scheduled to go before the planning commission.

Thank you. Please contact me at (202) 253-3382 or gregrifi@ email.com if you have any questions or wish
to discuss further.
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	MJSAA, representing Robert Huggins, requests a Plat Amendment to combine three 1-bedroom units into two 2-bedroom units and reducing two demising walls to one in Building 5 Level 01 of The Lodge at Stillwater.

