
 

 

 

 

 

Memorandum: 

Date:  February 29, 2012 

To:  Council Members 

From:  Robert Jasper 

Re:  Recommendation to appoint members to the Summit County Board of Adjustment 

 

 

 

Advice and consent of County Manager’s recommendation to reappoint Alison Weyher, and appoint 

Brendon Longley, to the Summit County Board of Adjustment.  Alison’s and Brendon’s terms of service 

to expire November 30, 2014. 

 

 



 

 

 

 

 

Memorandum: 

Date:  February 29, 2012 

To:  Council Members 

From:  Annette Singleton 

Re:  Snyderville Basin Planning Commission 

 

 

 

Appoint Colin DeFord to the Snyderville Basin Planning Commission; his term to expire February 28, 

2015. 

 

Reappoint Chuck Klingenstein to the Snyderville Basin Planning Commission; his term to expire February 

28, 2015. 

 

Appoint Martyn Kingston to the Snyderville Basin Planning Commission, to fill the unexpired term of 

Julie Hooker.  Martyn Kingston’s term to expire February 28, 2013. 





To the Council;                January 30, 2012 

Re : Appeal of 8 properties of Platinum Funding Corp. 

 

The subject properties, NS‐446, NS‐446‐A, NS‐446‐B, NS‐446‐C, NS‐447, NS‐447‐B, NS‐448 are parcels 

located in North Summit near Coalville on the west side of the valley.  

In response to the 4 points mentioned in their appeal we indicate that; 

1.  The appellants had no standing as far as making application for the FAA Exemption unless 

specified in the loan agreements. There were no applications completed in any of those years 

 

2. Mike Smith being the lessee until 2009 could not have filed for FAA as purported since he was 

not the owner of record. After being asked to leave in 2009 the property has not been used for 

agricultural purposes.  

 

3. Upon becoming the owners of record in 06/03/2008 there was not an application filed for the  

FAA Exemption until 01/09/2012 

 

4. The Parcels in question are currently scheduled to receive the FAA Exemption for 2012 pending 

our inspection and proof of current use under the FAA.  

Under the statutory requirements for FAA Exemption, these properties never had a valid or active 

application during the years in question. 

 

Steve Martin 

Summit County Assessor 









































































To The Council;          February 6, 2012 

Re: Cummings refund MSTE‐2 

 

Morning Star Estates lot #2, located in lower Deer Valley was platted in 1993 as a single family 

subdivision lot consisting of an indicated 3.26 acre lot. The lot was purchased by the Cummings in 1993. 

The subdivision plat, approved and recorded, overlooked a previous parcel, contained in the legal 

description, of a .63 acre parcel already owned by Park City Municipal as a catch basin for the adjacent 

water tank, also owned by PCMC.  

The error was not noticed until the lot was almost sold in 2011 and a title report indicated the interest 

of PCMC in the subject lot. The Cummings are requesting a refund of the difference in taxes in the 

acreage value from 1993 forward. . 

The Assessor’s Office determines value and assesses taxes on the recorded descriptions as recorded in 

the County Recorder’s Office. We have met with Mr. Dillon and have agreed that the .63 acre value 

difference in the assessed value would have been $63,000. We made no conclusions that the refund is 

warranted.  

The County has made no error in the assessment of the property from the legally recorded plat. The 

error was not discovered or corrected until late 2011 or early 2012.  

The amount is relatively innocuous; however, the precedent is not. The County Should not be liable for 

the mistakes of a developer or PCMC who had final approval of the plat. 

 

Steve Martin 

Summit County Assessor 

435.336.3251 





































































































 
 

 
  TIFFANIE NORTHRUP-ROBINSON 

PLANNER II 
 

COMMUNITY DEVELOPMENT DEPARTMENT PLANNING DIVISION 
60 NORTH MAIN STREET 

P.O. BOX 128 
COALVILLE,  UTAH 84017 

PHONE (435) 336-3139   FAX (435) 336-3046 
trobinson@summitcounty.org 

 
 
 

STAFF REPORT 
 
To:   Summit County Council   
From:   Tiffanie Northrup-Robinson, County Planner 
Date of Report: February 23, 2012 
Date of Meeting: Wednesday, February 29, 2012 
Type of Item: Village at Kimball Junction Specially Planned Area Rezone and 

Development Agreement – Discussion and Possible Approval   
Executive Summary 
The authorized representative, Bret Wahlen from Great Basin Engineering, is requesting a 
rezone to Specially Planned Area (“SPA”) designation and Development Agreement (“DA”) for 
nine lots within the existing Village at Kimball Junction Subdivision.  The proposed uses 
include retail, office, restaurant services, a financial institution, fuel center and a fast food 
restaurant (Exhibit A). 
 
Three work sessions, a public hearing and meeting for further discussion and 
recommendation have been held regarding this SPA rezone application and DA with the 
Snyderville Basin Planning Commission (‘SBPC”).  On January 10, 2012 the SBPC forwarded 
a positive recommendation to the Summit County Council (“SCC”) with a vote of 5 to 1.  On 
February 8, 2012 the Summit County Council conducted a work session to give initial input 
on the project and requested the applicant look further into providing an alternative fuel site 
at the proposed Smith’s Fuel Center.  A public hearing was held on February 15, 2012 and 
the SCC gave significant input and requested the applicants consider the linearity of the 
project, additional landscaping along Highway 224 and behind the existing Smith’s along 
Ute Boulevard, burial of the power lines along Highway 224, pedestrian connectivity and 
additional money to be contributed for the construction of the roundabouts.  The applicants 
have provided a response to the requested information along with several exhibits for your 
review. 
 
Staff recommends that the SCC approve the Specially Planned Area Rezone and 
Development Agreement for the Village at Kimball Junction with the conditions outlined in the 
Staff report. 
 
A.       Project Description 

• Project Name: Village at Kimball Junction SPA Rezone and DA  
• Owner(s): Lot 4A - Fred Barth, Penrad Properties (Del Taco) 

  Lot 1-A,B,C,D,E,F - O’Brien Kiernan Investment Co (OBK) 
  Lot 2 and 2B - Smith’s Food and Drug Centers, Inc. (Smith’s)  
  Lot 2A - Well’s Fargo Bank representing the John Jarman Est.   
  (Jarmen) 

mailto:tnorthrup@co.summit.ut.us
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• Applicant(s): Paul Hitzelberger, Del Taco 
Ross Varner, OBK 
Steve Sorensen, Smith’s 
Todd Fuller, Jarmen  

• Authorized Rep: Bret Whalen, Great Basin Engineering 
• Location:  Kimball Junction 
• Zone District:  TC (Town Center) 
• Adjacent Uses: Commercial Retail/Office/Hotel/Residential 
• Existing Uses:  Commercial Retail/Restaurant 

 
B. Community Review 

The public hearing for this item was closed at the previous meeting held February 15, 
2012.  This item has been noticed on the agenda as a discussion and possible approval.   
 

C. Background 
Section 10-2-12 of the Code states, “The purpose of the Town Center (TC) designation is 
to allow, at the discretion of Summit County, flexibility of land use, densities, site layout, 
and project design.  Summit County may only use the Specially Planned Area (SPA) 
process to consider development within identified Town and Resort Center Zone Districts. 
This SPA process shall be used only when it is clearly demonstrated that, in doing so, 
substantial benefits will be derived by the residents of the Snyderville Basin by the 
application of the process.  The burden rests upon the applicant to demonstrate that the 
project proposed for consideration under the SPA process is in the best interest of the 
general health, safety and welfare of Snyderville Basin Residents. 

 
The purpose of a Town Center is to provide an economically and socially viable area that 
reflects the mountain character of its surroundings, promotes a sense of place and 
community identity supporting the residents of the Snyderville Basin, separate from, but 
complimentary to, Park City.  The Town Center is the appropriate location in the Basin for 
general retail uses, such as grocery stores, and for full service restaurants.” 
 
The existing Village at Kimball Junction subdivision was recorded in 1992.  The plat 
consisted of seven (7) lots and five (5) common area parcels.  Lot 1 consists of multiple 
tenants within the old K-Mart building (retail, restaurant), Lot 2 is the existing Smith’s, Lot 
3 is owned by Chase Bank, Lot 4 is the Kimball Retail Center (retail and restaurant uses), 
Lot 5 is the Kimball Junction Properties Condominiums (retail, restaurant/bar, post office 
and general office use), Lot 6 is the Holiday Inn Express, and Lot 7 and Common Areas A 
and B are now part of the Redstone development. 
 
Over the course of the past year and a half the proposed Village at Kimball Junction has 
been reviewed at three separate work sessions, a public hearing held on November 29, 
2011 and a final recommendation from the SBPC was made on January 10, 2012.  The 
density, uses, orientation and general infill concepts of the project have been discussed at 
length.  The SBPC indicated that they felt the application was consistent the Specially 
Planned Area criteria as outlined in the development code and general plan within the 
Town Center zone and the requested density was acceptable.    
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The current application includes the following properties and proposed uses: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Village at Kimball Junction SPA 
VKJ-1-A-B OBK 0.778 acres 7,774 Retail/office 
VKJ-1-C OBK 0.0498 acres 4,000 Retail/office 
VKJ-1-E OBK 0.657 acres 6,750 Retail/office 
VKJ-D OBK 1.09  acres 34 Workforce units 
VKJ-1-F OBK 0.556 acres 4,250 Retail//office/restaurant 
VKJ-2 Smith's 7.84 acres 11,508 Expansion 
VKJ-2-B Smith's 0.47 acres 3,718 Fuel center 
VKJ-2-A Jarmen 1.2 acres 5,000 Financial Institution 
VKJ-4-A Del Taco 1.32 acres 2,890 Drive thru restaurant 
VKJ-4-A Del Taco 0 acres 5,000 Retail/office 

    12.8708 acres 
50,890 

34 
Square feet 
WFU (19.87 WUE) 

 
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  
D.  

D. General Plan Compliance 
Kimball Junction Planning Area and Policies 
This development is in the Kimball Junction Neighborhood Planning Area according to 
the current General Plan, and is zoned Town Center. The goal of this planning area as 
stated in the General Plan; “There shall be an economically and socially viable area at 
Kimball Junction that reflects the mountain character of its surroundings, promotes a 
sense of place and community identity supporting the residents of the Snyderville Basin, 
separate from but complimentary to Park City.” 
 
The General Plan encourages expedited approval of infill projects to enhance the 
economic viability within the Kimball Junction Neighborhood.  The Town Center should 
be the focal point for living, working, shopping, entertainment, and social interaction.   
As you can see on the infill concept plan, it promotes development along Uinta 
Boulevard to help strengthen the Town Center (Exhibit B).  Additionally it encourages 
shared parking, strong pedestrian connections and improvements to the traffic patterns.  
Specifically it states that within the Kimball Junction neighborhood there should be an 
appropriate mix of retail and restaurant use and structures should be of a pedestrian 
scale.  Other objectives include enhancing the streetscape, street lighting, transportation 
improvements and pedestrian connectivity. 
 
The applicants have taken into consideration these land use planning principles to 
achieve a mix of uses and create a more pedestrian friendly environment within the 
existing Town Center.  

 
E. Development Code Compliance 

Base density in the Town Center Zone District is 1unit/40 acres on Sensitive Lands and 1 
unit/20 acres on Developable lands.  The application exceeds base density and 
additional density must be based on compliance with the Incentive Community Benefit 
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Criteria as outlined in Section 10-2-12 of the Code.  The total acreage within this 
development application is approximately 19.82 acres.  On that exists approximately 
153,601 square feet of retail use.  Below is a breakdown of approximate units per acre 
utilizing the 1,600 square foot unit equivalent.  Although we have not adopted a unit 
equivalent formula, this number has been utilized on numerous applications to set a 
basis for SPA review.   

 

Project 
 

acreage commercial s.f. commercial UE* Total UE UE/acre 
Total 
s.f. 

VKJ  existing 19.82 153,601 96.000625 96.00063 4.843624 153,601 
VKJ  SPA proposed  19.82 50,890 31.80625 31.80625 1.604755 50,890 

  
TOTAL 204,491 127.806875 127.8069 6.448379 204,491 

*based on 1,600 square feet 
      

The Mandatory Land Use Planning Principles in the Town Center are: 
• Dedication and Preservation of Viewshed/Environmental Features 
• Consistency with the Desired Neighborhood Character 
• Community and Neighborhood Recreation Facilities  

 
The amount of additional density will be based on compliance with the following criteria: 

• Environmental Enhancements 
• Restricted Affordable Housing 
• Contribution to Community Trails and Parks 
• Exceeds Open Space Requirements for Project 
• Tax Base and Economic Enhancements 
• Compatibility with Town, Resort, Village Design  

 
F.  Issues 

The applicant has provided information to address the items requested from the SCC at 
the public hearing held February 15, 2012 (Exhibit C).   The substantial items of concern 
to be reconsidered were: 

1. Burial of power lines along Highway 224 
2. Landscaping behind the existing Smith’s grocery store 
3. Landscaping along Highway 224 
4. Pedestrian Connectivity and Linearity of the project 
5. CNG Fueling station 
6. Additional financial contribution to the proposed roundabouts  

G. Recommendation 
Staff recommends that the SCC take into consideration the additional information provided 
by the applicant and approve the proposed Village at Kimball Junction SPA and DA based 
upon the following findings and with the conditions outlined below.   
 
Section 10-3-11 of the Code states, “At the discretion of the County Council, either in 
conjunction with or immediately following the public hearing, the County Council shall render its 
decision to approve, approve with conditions, or deny the application for the SPA. In approving 
the SPA the County Council shall first have determined that”: 
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(1) There are substantial tangible benefits to be derived by the general public of the 
 Snyderville Basin that significantly outweigh those that would otherwise be derived 
 if development occurred under the provisions of the existing zone district; 
 
With the agreement between the applicants and the County to advance the installation of the 
roundabout anticipated as part of the SBTMP, this seems to be the most substantial community 
benefit.  Also, the inclusion of the improved connectivity, pocket parks, streetscape, bus stop and 
improved lighting will benefit the project as well as the surrounding community. 
 
(2)  There are unique circumstances, above the normal limitations and allowances of the 
existing zone, that justify the use of a SPA; 
 
The only process for development within the Town Center is through the approval of the SPA.  
The General Plan anticipates and encourages the expedited approval of infill projects within the 
Town Center and the Kimball Junction Neighborhood.   
 
(3)  The development proposed in the SPA furthers the goals and objectives and policies of 
the Snyderville Basin General Plan, land use maps, and the applicable Sections of this  Title, 
and the program for resort and mountain development established in Chapter 1 of this Title; 
 
The applicants have taken into consideration the economic development objectives, 
neighborhood character objectives, function and scale, recreation amenities, transportation 
objectives and general infill provisions anticipated in the Kimball Junction Neighborhood.  

       
(4) A SPA designation must be implemented through a development agreement (SPA plan) 
as described in this Title; and 
 
The applicants along with Summit County have been working to compile a complete 
Development Agreement that addresses all the mandatory requirements, phasing and 
community benefits.   The Development Agreement will continue to be reviewed to ensure that 
the proposed community benefits obligations survive and additional language to articulate each 
parties responsibilities. 
  
(5)  Approving a SPA designation will not adversely affect the public health, safety and 
general welfare. 

 
It does not appear that by approving the SPA and Development Agreement that the public 
health safety and welfare with be adversely affected.  In fact, with the improvements to the 
pedestrian connectivity and implementation of the proposed roundabouts could significantly 
improve safety in this area.  
 
Conditions: 

1. The applicant shall continue to work with Staff and the Summit County Attorney’s 
office to finalize verbiage of the Development Agreement (DA) to ensure that all 
entitlements, phasing and survival of community benefits are clearly articulated prior 
final approval from the SCC of the agreement.  The DA shall be adopted by 
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ordinance by the SCC prior to recordation. 
2. The applicant shall include language in the DA that will require a review of the natural 

gas fueling stations requirements mandated by Questar or other alternative fuel site 
within two (2) years from the date of approval of the DA.  If the regulations change 
and the natural gas fueling stations area restrictions are reduced and can be 
accommodated on the Smith’s Fuel Center site, the owner of the Smith’s Fuel Center 
parcel shall consider installation of the CNG or other alternative fuels.   

3. A copy of the new CC& R’s for the subdivision shall be reviewed by Summit County to 
address cross easements, parking lot maintenance and the like prior to recordation of 
the Village at Kimball Junction subdivision plat.   

4. Prior to final approval by the Summit County Council, funding shall be verified to 
ensure that the North roundabout can be installed in 2012 and the South roundabout 
shall be constructed in 2013. This would include funding approved by the COG for 
right of way acquisition. 

5. No building permits shall be issued until all transportation impact fees have been paid 
to the County as outline and agreed upon by all parties.  Summit County shall not be 
held responsible to construct the roundabouts if all fees are not paid by the individual 
parties. 

6. The comprehensive sign plan must be reviewed by Staff and shall be included as an 
exhibit to the Development Agreement prior to recordation of the DA. 

7. A Low Impact Permit shall be submitted and approved for each development site prior 
to issuance of any building permits.  This shall be submitted in Final Site Plan format 
to verify the project is meeting all necessary approval standards as outlined in the 
Development Agreement and Chapter 4 of the Development Code.  Each project site 
will be required to provide detailed site plans including but not limited to, building 
elevations, parking layout, landscaping and pedestrian improvements, snow storage, 
recycling facilities, signage and lighting plans.   

8. All service provider conditions must be met, including but not limited to all previous 
service provider comments and conditions and the inclusion of the intersection 
justification request for the street enhancement/traffic calming improvements along 
Uintah Way as suggested by Kent Wilkerson (Exhibit D). 

 
Optional motion(s):  If the SCC feels that they do not have adequate materials or need 
additional time to consider the application, they may choose to request specific information 
from the applicant and/or staff and reconsider the Village at Kimball Junction SPA Rezone 
and DA at a later date.   
 
Alternatively, if the SCC deems that the project does not meet the criteria set forth in the 
General Plan and Development Code, they may choose to deny the proposal and articulate 
specific findings to support the denial. 
 
Attachment(s): 
Exhibit A – Proposed Site Plan 
Exhibit B – General Plan Infill provision 
Exhibit C – Applicants response and exhibits 
Exhibit D – Uintah Way street enhancement recommendation  
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_____________________________________________                    

Draft 10-15-08 –(see cover note)Connectivity Study – Kimballs Junction 10  
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Existing Site Proposed Site Plan

Site Plan Comparison
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Tax Base and Economic Enhancement

Score 10

…significant assessed valuation increases…

•Property Taxes ( $23,000,000.00 Assessed Property Value)

…significant increases in sales tax revenues to the County…

•Retail Sales ($20,000,000.00 Annually)

•Local Government Fees ($2,862,566.00)

•Private Roads mean no Summit County 
Maintenance Costs

…job generation for the local labor supply…

•Job Creation (Approx. 170 Jobs)
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From: Kent Wilkerson
To: Tiffanie Robinson
Subject: VKJ discussion
Date: Thursday, February 23, 2012 11:20:36 AM

Tiffanie – I’m holding you up sorry.
 
Here is the executive summary per our discussion – more detail will come later:
 
The Uintah Way features have been referred to as ‘false’ roundabouts. They are not roundabouts
but ‘street markings’, ‘architectural features’, ‘street enhancement’ or similar. The features could
be constructed as traffic calming also. However the overall intersections designs needs to be
justified.
 
I recommend the Council grant approval with the addition of the Uintah Way features for
‘aesthetic’ and ‘traffic calming’ as generally illustrated.  An intersection alternatives analysis,
approved by engineering and planning staff, will be required prior to the first low impact permit
issuance. It will be consistent with recognized traffic standards and promote the goals of a
pedestrian environment, more or less as illustrated.
 
 

Kent S. Wilkerson, P.E.
            Engineer II
Summit County, Utah
PO Box 128 - 60 N. Main
Coalville, UT 84017
435.336.3294
435.615.3294
435.783.4351 ext 3294
Fax 435.336.3043

kwilkerson@summitcounty.org
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