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Staff Report 

      Coalville City 
    Community Development Director 

 
 

To:            Coalville City Council and Mayor  

From:   Don Sargent, Community Development Director  

Date of Meeting: July 26, 2022 

Re: Red Hills Ranch MPD/ Phase 1 Preliminary Plan Application 

Action:   Work Session  

________________________________________________________________________________ 

Red Hills Ranch – MPD/Phase 1 Preliminary Plan 

 

REQUEST  

The purpose of this work session is to continue the review and discussion of the proposed MPD 
and Phase 1 Preliminary Plan for the Red Hills Ranch Development (formerly known as the 
Parley Brown property).   

BACKGROUND 

Property Location: The property is approximately located at 800 South Main Street (Hoytsville 

Road) and includes several parcels on both the east and west side of Main Street as shown on 

the Aerial Context Exhibit in Attachment A. 

Current Zoning/Applicable Code Provisions: The property is in the Agricultural (AG), Residential 

Agricultural (R-5), Low Density Residential (R-1), Medium Density Residential (R-2), and High 

Density Residential (R-4) Zone Districts as shown on the Existing Zoning Map Exhibit in 

Attachment B. 

The project is subject to an annexation agreement, MPD and subdivision provisions of the 

development code including Title 8, Chapters 2,4 & 6 and Title 10, Chapters 3 & 12. 

Adjacent Parcels: 

North - Agriculture Fields/Residential 
South - Agriculture Fields/Residential 
East - Agricultural Fields 
West - Rail Trail, I-80 
 
Development Application Review 

The applicant, Ivory Homes, is proposing 349 total units of residential single-family lots and 
townhomes by applying the density bonus provisions in Section 8-6-070:C of the development 
code.  
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Phase 1 of the proposed MPD includes 7.86 acres and 31 single-family lots. Attachment C 
includes the overall MPD Concept Plan for the development. 

In 2001 Coalville City annexed and rezoned the project property. On December 19, 2001, the City 
entered into an annexation agreement setting forth provisions for development of the property. 
Attachment D includes the 2001 Annexation Agreement for reference.  

The applicant, Ivory Development, is applying for a Master Planned Development (MPD) for 
the property as required by the annexation agreement. The size of the overall property is 
approximately 248 acres. The approved base density for the property as indicated in the 
annexation agreement is 284 units plus any density bonuses available under the development 
code.  

On September 20, 2021, the Planning Commission reviewed the concept plan for the MPD and 

authorized the applicant to proceed with the MPD and preliminary plan for Phase 1 of the 

development.  

On March 21, 2022, the Planning Commission conducted a work session on the initial MPD, 
and preliminary plan set for Phase 1 of the development and directed the applicant to provide 
additional information to address the requirements of the annexation agreement and 
development code.  
 
Staff reviewed an expanded information submittal and determined the MPD, and Phase 1 
Preliminary Plan Application was complete on April 7, 2022.  
 
On April 18, 2022, the Planning Commission conducted a work session and public hearing on 
the expanded preliminary plan set with supporting documentation for the project as required 
by the development code. The expanded preliminary plan set can be accessed from the 
following Dropbox link:  
https://www.dropbox.com/sh/40iwdwc7c2rigzd/AAAyGI5_-AiGmNo38iUXydxja?dl=0 
 
On May 16, 2022, the Planning Commission conducted an additional works session on the MPD 
and Phase 1 Preliminary Plat and directed the applicant to address a list of project review 
items, questions, and concerns.  
 
On June 20, 2022, the Planning Commission conducted an additional public hearing and 
addressed a list of items, concerns, and questions with the applicant. It was the decision of the 
Planning Commission to recommended approval of the MPD and Phase 1 Preliminary 
Subdivision Plan to the City Council with the following conditions: 
 

1.  Side yard setbacks for single family dwelling lots shall be a minimum of 12 feet.  
2.  Side yard setbacks for townhome units shall be a minimum of 8 feet. 
3.  The applicant shall identity and propose a new source of culinary water to serve the 

development for review and approval by the city as required by the annexation 
agreement and development code. 

4.  Left and right turn lanes with acceleration and deceleration lanes shall be required for 
the development access points off Main Street (Hoytsville Road).  

5.  The applicant shall pave the rail trail to 100 South in Coalville. 
 

On June 27, 2022, the City Council held a work session to review and discuss the proposed 
development and recommendation from the Planning Commission. The City Council provided 
additional direction to the applicant in preparation for a public hearing on the project. 
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On July 11th, the City Council conducted a public hearing on the project. It was the decision of 
the City Council to schedule the project on their July 26th work session agenda for additional 
review and discussion in preparation for a continued public hearing and possible action at their 
August 8th City Council Meeting 
 

ANALYSIS  

City Council Review  

June 27, 2022, Work Session - Additional direction was provided to the applicant on the 
development proposal included the following: 

1.  Side yard setbacks for single family dwelling lots and townhome units shall be 12-feet.  

2. The applicant shall identity and propose a new source of culinary and secondary water 
to serve the development with associated water rights for review and approval by the 
city as required by the annexation agreement and development code. 

3. Left and right turn lanes with acceleration and deceleration lanes shall be required for 
the development access points off Main Street (Hoytsville Road).  

4. The applicant shall pave the rail trail to 100 South in Coalville. 

5. The applicant shall provide a park to serve the development lots/units on the west side 
of Main Street (Hoytsville Road). 

6. The applicant shall provide a bus stop and staging area in the development on the east 
loop road off Main Street (Hoytsville Road). 

7. Twenty-nine (29) affordable housing units or 8% of the proposed project shall be 
provided and interspersed throughout the development. 

8. The applicant shall provide an affordable housing program for review and approval by 
the City Council (see Attachment E for Affordable Housing Program Information). 

July 11, 2022, Public Hearing - The City Council identified the following items that needed 
additional review and discussion and requested the project to be scheduled on their July 26, 
2022, Work Session meeting agenda: 

1. Work force housing eligibility priority  

2. Minimum lot size 

3. Side yard setback variations 

4. Secondary water requirements  

5. Culinary water requirements 

Other project items may also be reviewed and discussed at the work session meeting. 

MPD/Preliminary Plan Information 

The preliminary plan set of the development application includes the following information 
which was reviewed and discussed with the Planning Commission on April 18, May 16, and 
June 20, 2022. The City Council also reviewed and discussed the information on June 27, 
2022:  

1. Sensitive Lands Analysis  
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2. Preliminary Landscape and Irrigation Plan  
3. Storm Drainage Plan 
4. Preliminary Lighting and Signing Plan 
5. Preliminary Grading Plan 
6. Trails, Park, and Open Space Plan  
7. Phasing and Timing Plan 
8. Wildlife Habitat and Endangered Species Study 
9. Right to Farm Analysis 
10. Fiscal Impact Statement 
11. Visual Analysis 
12. Proposed Affordable Housing Plan 
13. Traffic Impact Analysis 
14. Draft Development Agreement Outline 
15. Utility Impact Analysis 

The applicant is proposing the following development components for the MPD and has 
provided responses to the required criteria and findings addressing Sections 8-6-060 and 8-6-
080 of the development code for the City Council review and consideration:   

1. Density Bonus – Red Hill is required to provide a base total of 36.8 acres of open space 
(14.9%) for the overall development. The site plan is proposing 154.4 Acres (62.3%) of 
open space, which exceeds the minimum requirement. This additional open space, as 
allowed thru the MPD application process, is proposed to be utilized to obtain a Density 
Bonus of 62 units. The maximum overall project density with the maximum bonus is 
396 units. Red Hill is currently proposing 349 units (287 base units + 62 bonus units). 
 

2. Reduced Lot Sizes - As part of this MPD application, Red Hill requests a reduction to the 
overall minimum lot size (minimum 0.10 acre) proposing to generate the following 
overall project improvements: 

a. Improves the development site design. 
b. Results in the clustering of buildings or lots. 
c. Preserves contiguous open land and natural resources. 
d. Provides efficiency of infrastructure. 
e. Produces unique product type development. 

 
3. Reduced Setbacks - As part of this MPD application, Red Hill requested a reduction to 

the required lot setbacks proposing to generate the following overall project 
improvements: 

a. Results in the clustering of buildings or lots. 
b. Preserves contiguous open land and natural resources. 
c. Produces unique product type development. 

Water Rights and Water System: Section 10 the Annexation Agreement sets forth the 
requirements of the developer to provide sufficient water rights to serve the development.  
Section 11 of the Annexation Agreement sets forth the requirements of the developer to 
provide new water sources (wet water) and design and construct the water systems to serve 
the development with culinary and secondary water. The applicant met with the City Council 
on March 28, 2022, to discuss possible options for providing water source(s).  

The applicant is exploring options for addressing the water requirements of the 
annexation agreement and development code for review and consideration.  

Sewer Service: Pursuant to Section 8-4-070 of the Development Code, an impact analysis was 
prepared by the applicant that addresses the sewer service demand required for the proposed 
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development, and the sewer disposal capacity available to serve the project from existing City 
sewer system and plant facilities. The Preliminary Plan Set includes a Utility Impact Analysis. 

The City Engineer and Public Works Director has been working with the applicant in 
addressing the impact analysis for providing sewer service to the development.  

Traffic Impacts: Pursuant to Section 8-4-040 of the development code no development 
application may be approved which causes a reduction in the level of service for any existing 
road below level of service “C” for City roads and intersections and a level of service “D” for 
state roads. "Level of service" is as defined by the transportation research board, highway 
capacity manual (special report 209, 1985). A traffic impact study has been provided by the 
applicant. Section 12 of the Annexation agreement also addressed the requirement for a traffic 
study. 

The Planning Commission and City Council discussed the need for left and right turn 
lanes with deceleration and acceleration lanes at the access entrances to the 
development and the applicant indicated they would consider the turn lanes as 
requested. The City Engineer has also reviewed the traffic study and provided similar 
comments on the traffic impacts of the project.  

Development Agreement: A Development Agreement between the Developer and Coalville City 
will need to be executed with the final plat approval of Phase I to set forth the terms of the 
MPD approval, describe the developer obligations, and ensure the proposed infrastructure and 
other standards and requirements for the project will be provided by the developer as 
represented.  

The applicant has provided an outline of a proposed development agreement in the 
preliminary plan set. 

Required Review Process 

The MPD and Phase 1 Preliminary Plan application process includes the review, public hearing, 
and recommendation by the Planning Commission and the review, public hearing, and action 
by the City Council.  

RECOMMENDATION 
 
Staff recommends the City Council continues the review and discussion of the proposed MPD 
and Phase 1 Preliminary Plan and provide any additional direction to Staff and/or the applicant 
regarding the project for a continued public hearing and possible action at the August 8th City 
Council Meeting with findings of fact, conclusions of law, and conditions of approval. 
 
Attachments: 

A. Aerial Context Exhibit  
B. Existing Zoning Map Exhibit  
C. MPD Concept Plan 
D. 2001 Annexation Agreement 
E. Affordable Housing Program Information 
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ATTACHMENT A
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ATTACHMENT B
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ATTACHMENT C
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ATTACHMENT D
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Red Hills Affordable housing Priority and priority level ranking  

 

Priority 1 

1. Coalville City Employees 

2. North Summit Fire District Fire Suppression employees 

3. North Summit School District Teachers 

4. Summit County, law enforcement, and 911 dispatch employees 

5. Utah Highway Patrol Troopers 

6. Park City Fire District (Summit County EMS employees only) 

 

Priority 2 

1. Any current Coalville City resident that is a first-time home buyer 

2. Summit County, non-law enforcement employees 

3. North Summit Fire District non-suppression employees  

4. North Summit School District non-teaching employees  

 

Priority 3 

1. Any current North Summit School District resident that is a first-time home buyer 

2. Employees of any other government agency within Summit County 

3. General Public  

 

Have targeted advertising to each priority level for a 2-month period when new affordable housing is 

coming on the market, with an application deadline for the priority level.  

If all 3 priority levels have been gone thought and affordable units are still available general applications 

will be received and prioritized on a first come first served basis.  

ATTACHMENT E

(provided by Council Member Rowser)
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Affordable Housing 

As Utah’s Number One Homebuilder, we are committed to making Utah the national leader in solutions to 
housing affordability and look forward to working with Coalville City to providing attainable and affordable 
housing. 

Since 2018, our Utah Workforce Housing Priority has provided nearly 500 homes for Utah’s most critical 
workforce and are expanding that effort to partner with cities. Last year, we collaborated with South Jordan City 
on deed-restricted for-purchase homes for police officers, teachers, and other city employees and look forward 
to a similar effort in Coalville.
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