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MINUTES
Eastern Summit County Planning Commission
MEETING
THURSDAY, OCTOBER 21, 2021
        ELECTRONICALLY, VIA ZOOM

COMMISSIONERS PRESENT:      
Tom Clyde		 Clint Benson	
Rich Sonntag 		 Alex Peterson
Marion Wheaton	                                   
       
Regrets: Don Sargent, Bill Wilde

STAFF PRESENT:
	Pat Putt- Community Development Director
Brian Craven – IT
Jennifer Strader – County Planner
Tiffanie Northrup-Robinson – Senior Planner

	Katy Staley-Secretary
Helen Strachan-County Attorney
Peter Barnes – Director of Zoning & Planning & Design



Chair Sonntag called the meeting of the Eastern Summit County Planning Commission to order at 6:00 PM.

REGULAR SESSION

[bookmark: _Hlk101795796]1.  Public input for items not on the agenda or pending applications.  

The Public hearing was opened. No Public Comment was made, and the Public Hearing was closed.
3.  Public hearing and possible action regarding the proposed Grit Guest Ranch Conditional Use Permit on parcel SS-69-B-15, 47.08 acres, located at 8835 North Park East Road, Browns Canyon, Kari Juip, Applicant. – Tiffanie Northrup-Robinson, Senior Planner.

Planner Northrup-Robinson shared the background for this application. The request is for a Conditional Use Permit on 47.08 acres in the Browns Canyon area. The property is owned by Middle Bear properties. The applicant is proposing to The proposed guest ranch and motorized recreational use is intended for year-round recreational activities, including winter snowshoeing & hiking, and summer activities such as adventure motorcycle training, health and wellness retreats, and some small backcountry survival & cooking clinics. The applicant is proposing to construct a 49 x 70 structure that would serve as the residence and guest barn. This building will include overnight lodging, food services, and a common area for meetings & classes. Additionally, six (6) primitive yurts would be located near the structure. They would not include water or electricity. Yurt guests would utilize the restrooms on the exterior of the barn.  The track would not be used for motocross, but more to teach technique and skills training. The Fire District standards and fees will need to be met. The applicant is in the process of drilling a well and installing a septic system. There was one comment received from an adjacent neighbor requesting that a fence be between their properties and that there be a Condition of Approval that no motocross racing or snowmobiling be on the property.
Commissioner Clyde stated he would like to see a road going from Browns Canyon Road all the way to the property. Chair Sonntag stated that he would also like to see a network of dirt roads.
Kari Juip, the applicant stated the request is for a guest ranch with a variety of recreational activities with a focus on backcountry mentality and possibly some yoga retreats. The number of employees and hours of operation would be contingent on bookings. No noise would be allowed between 7pm and 9am. There will be a designated area for snow removal. The goal is to keep the ranch small and quaint with an average of ten participants per class with one class per day. There will also be a residence and guest barn. The well is approved and approval for septic is being worked on. Solar power will be utilized. The entrance to the property is by the first rock quarry and there is only one option for the access road. The survey focused on border lines. A benchmark elevation will be done when the barn is ready to be built. The road does not follow the right-of-way in all sections but goes around the exterior of a ridgeline. The applicant does not want to create another road, but does propose to widen the road toward the property line. The applicant will talk to the Fire Marshall and make sure the other property owners are okay with bettering the road. Traffic numbers were discussed with Mike Kendall in Engineering. The small dirt road will not be paved but will be grated gravel. There is a deeded easement to the road.
Chair Sonntag shared his concern about the noise and dust from the motorcycles. Terry Woodruff, the applicant, stated that the property is not one hundred percent for motorcycles. There is noise that comes from the rock quarries. The motorcycles that will be on the property will be driven at 30 miles per hour or less. There are no neighbors within twenty acres. The motorcycles will be on an instructional course with zero dust. Participants may ride their bikes in, but there will be rentals available, too. Kari Juip stated that there is less dust from the motorcycles than there is from cars. There is a vegetation plan that will be used to keep the dust down and there will be a barrier of trees and plants between the applicant property and the neighbor that is asking for a fence. The obstacles are for slow racing. There will be a gate to keep others off the property. It would be easy to put a fence in on the eastern border. The applicant is comfortable with open grazing in the area and is amenable to whatever needs to happen.
Commissioner Wheaton stated that a fence may be preferred from a safety perspective. Commissioner Clyde stated that the motorcycles need to be kept within the property and not trespassing on the neighbors. Kari Juip stated there is only one access point to the neighbors. There should not be any impact on the golf course. The access road only goes to the Grit property. The top of the barn can be seen from Browns Canyon Road. Trees will be planted to keep the wind down. Natural woods will be used for the barn exterior and there will be little outdoor lighting. The layout of the barn is in the Staff Report. One of the best things about the property is the views. There may be low solar lights along the path. The parking lot lighting has not been planned yet. Ninety-five percent of participants will come during the day. The yurt lodging will have to go through the building permit process. The colors will blend into the existing landscape. There will be a focus on supporting local businesses.
Commissioner Clyde stated that he would not like an adventure motorcycling business near his property. Kari Juip shared the background of adventure motorcycling. The adventure motorcycling community is an intensely supportive community working to get into the backcountry to escape their everyday lives. The goal is to carry their gear and enjoy the outdoors. Adventure motorcycling is an expensive sport that requires a certain type of person. Backcountry Discovery Routes (BDR) enable staycations and is a nonprofit that has created dirt paths through ten states, with Utah being the most sought after. BDR is a growing industry.
Terry Woodruff stated that the proposed business would be the only BDR offering a guest ranch. The bikes that are used for BDR are big bikes that are quieter than motocross bikes. There are some electric bikes.

The Public Hearing was opened.
Shawn Potter representing Promontory stated that Promontory, as a neighbor is concerned about the dust and noise that would be produced from this business. There is a substantial network of dirt roads in the area. There are already people coming onto the Promontory property from Browns Canyon. How will the applicant make sure that the rules are being followed? Terry Woodruff, the applicant stated there is no intention of riders riding off the property unless there is a tour through BDR to Browns Canyon. There will be strict rules about riding in and out.
Chair Sonntag shared his concern that the riders would be disturbing future residential use. Kari Juip answered there will not be any more dust and noise than a normal car would produce. Commissioner Peterson stated there are a number of tracks that are not public roads going through private property that may start being publicly used if this application is approved. Shawn Potter stated there is not legal access to Promontory property, but Promontory can be physically accessed from the applicant property. Terry Woodruff answered that the access is public and private and only to be used for maintenance. That road could not be accessed on a bike. Planner Northrup-Robinson suggested that there could be a Condition of Approval that bikes can only use the main road to access the property and be used on the applicant property. Kari Juip stated that there have been discussions about putting up speed limits on the road to the property. Shawn Potter stated that there are gates on the Promontory side in several locations. Promontory would not want a bunch of two-stroke bikes running on the ridge above the golf course. Terry Woodruff stated that the bikes that would be used on the property are not two-stroke.
The Public Hearing was closed.
Commissioner Clyde stated that the barn, yurts, and guest ranch are consistent with the Recreation/Commercial (RC) zone that the Planning Commission is trying to develop and encourage. Living near a motorcycle trailhead, the noise on a typical Saturday is unbearable. It is difficult to see a solution to the noise issue.
Commissioner Benson asked if there are more people driving onto the property or more people renting motorcycles. Kari Juip answered it is a combination. A large number of participants are learning how to ride their own bike. The concern with noise is understandable, but the bikes being used are not dirt bikes, not bullet bikes, and not Harleys, but are bikes that are not that noisy driven by mature individuals.
Terry Woodruff stated that applicants are all screened before coming to the property. There are two rock quarries and construction companies that are already making noise in the area.
Commissioner Wheaton stated she is trying to keep an open mind, but if she owned a parcel next to this property with the intent to build, she would be unhappy with this use. The struggle is with the motorcycle use that would have a broader impact to the county and the backcountry. Kari Juip stated these are big bikes being used on the roads and not going off-trail and only one rider at a time.
Commissioner Peterson stated that he understands the community and loves the idea, but he is concerned with the motorcycle aspect. There has been a problem in Eastern Summit County with motorcycle tracks before. Summit County keeps growing. The applicant seems responsible and is demonstrating the sorts of behaviors that we want in the county, but it is possible that a group of participants could go off and try other roads in the area. There needs to be mitigation with responsible development to ameliorate any concerns. The main concern is with the next person who wants to do something similar. Terry Woodruff answered that nationwide certified instructors will be hired to teach. The goal is not to go off-road, and anyone wanting to go off-road will not be approved to participate.
Chair Sonntag stated that there is not an RC zone yet. If only electric bikes were being used, he would fully support the application. A well-graveled road would help mitigate the dust.
Commissioner Clyde stated that a Conditional Use Permit runs with the land, and the next landowner may not be as responsible as the applicants. There needs to be a Condition of Approval that makes sure there is not a noise nuisance from the motorcycles. The exclusion of two-stroke bikes is a huge help. Motorcycles should not be heard at all. Planner Northrup-Robinson stated that motorized use is allowed in the zone.
Robert McConnell, legal counsel for the applicant stated that the applicant could have an operational rule that would prohibit guests from riding on and off the property. Motorized use is allowed in the zone, and the motorcycles being used are muffled. Mitigation can be imposed with the applicable standards. There can be a limit to the number of riders at a given time, with a restriction of riding in groups. Kari Juip asked if there is a noise ordinance that would be acceptable as a Condition of Approval that could be used to show that the bikes being used do not violate the noise ordinance. There is a limitation in determining what is developed in the future. The current neighbors are using quads on the property.
Chair Sonntag stated that quarries have lifespans and reclamation plans in place. Noise and traffic on other trails needs to be addressed in the Conditions of Approval. Robert McConnell stated that the applicant can agree to comply with the noise ordinance.
The item was continued to a later date to allow the applicant to further address some of the concerns expressed by the Planning Commission.

WORK SESSION

1.  Discussion regarding a proposed rezone from AG-40 to AG-10 and 64-lot subdivision/MPD on Parcel NS-157 containing 541.58 acres, Mike Phillips, Applicant. – Jennifer Strader, County Planner.

Planner Strader shared this is the second time the Planning Commission has seen the application for this project. The last time was December 2020. The applicant is proposing a rezone from AG-40 to AG-10 with 64 units. The applicant would be required to provide at least 253 acres of Open Space, which would be exceeded according to the applicant’s proposal. During the last review the applicant proposed additional amenities, but they have decided to forego those additional amenities and only apply for the subdivision that consists of half-acre lots and five-acre lots. Mitigation for the on-site sewer facility will be similar to the existing plant at Blue Sky Ranch and will be enclosed and screened. The proposal includes a gate and special exceptions will be required for road grading in some sections. A study was done for the intersection at Old Lincoln Highway. The study found that the intersection performs at level of service A and will continue to perform at that level. It is proposed that the speed limit be consistent at 35 miles per hour, with oversized speed limit signs to be installed by the County, not the developer.
Mike Phillips, the applicant stated that the County maintenance goes to the service entrance of Blue Sky Ranch then combines with the Bates family and Blue Sky. County Staff has indicated that the remaining surface level of road pavement is high with a life expectancy to 2030. There is consideration of doing other speed and maintenance mitigations.
Planner Strader stated that lot size will offer a good range of affordability. All of the property contains substantial habitat for mule deer and elk. The Division of Wildlife Resources (DWR) was contacted, and they believe there are adequate fuel breaks, a grazing plan, and other requirements are being met. The applicant will comply with all the DWR requirements. There are proposed homes that would be visible on the ridgeline. The intent of this Work Session is to see if the Planning Commission has any concerns that need to be addressed.
Mike Phillips stated that the proposal is for a continuation of Blue Sky as a gateway to Eastern Summit County. Blue Sky started as a cattle ranch that got involved with High West Distillery, then developed a hotel and barn and arena. The support kitchen is run as a ranch. The ranch is still running cows, and there are horses with a horse rescue operation. Hunting and motorized recreation are not allowed. There is Open Space to accommodate the wildlife.
Blue Sky Ranch has its own water system and water treatment. The current request is for 24 lots. The road system meets county standards and there is a secondary access that connects with the Blue Sky property. The applicant is requesting to increase the density on the property. The applicant feels the proposal is in character with a boutique lodge and the proposal would help people to experience the rural nature of the area and get educated about farming and ranching in a less-dense development. The Lodge at Blue Sky is successful and will continue to be successful and provide a launching pad for responsible development. The applicant wants to help the community and not have the interchange become another Kimball Junction. Blue Sky has many employees who live in Summit County, and they are trying to provide an economic generator.
Commissioner Clyde stated that the AG-40 zone is appropriate for the area. If the road requires a 21-foot retaining wall, then that road should not be built. The six lots proposed in the northeast corner would require a lot of road grading and disturbance and should be moved to another area. Providing water service is a concern and should be included as part of the Blue Sky water system or part of the Wanship system. The sewer is operated by the HOA and is a problem. The traffic on Old Lincoln Highway is solvable. Granting density bonus on land too steep to be buildable is a concern. Blue Sky is a wonderful contribution to the community, but changing zoning on steep land is not a good idea.
Commissioner Benson stated his agreement that Blue Sky is a quality benefit to the community with vision and a good example for future development. The land is steep. The water system should be linked with other water systems in the area. The traffic studies are a big help.
Commissioner Wheaton agreed with what has been said. The property is steep and disturbance of land is a concern. It is questionable whether the guard at the gate could afford the smallest lot being proposed. The visual impact of the ridgelines needs to be clarified. Water is a big concern.
Commissioner Peterson stated that he does not think the employee housing concern has been addressed. There will be an increase in traffic and that is a concern. Planner Strader clarified that there is not an affordable housing requirement in the Eastern Summit County Development Code.
Chair Sonntag stated there is very little preserved developable land. This development may not work without having nearby amenities.
Mike Phillips stated there will be the ability to put some lots into a rental pool. There will be amenities on the property and the plan is to have additional amenities in town. There has been an effort to have affordable housing for the hotel. There is a workforce in place that has housing and Blue Sky is working on increasing development housing and affordable housing. There are very few commercial zones in the area. More detail can be provided about the ridgelines. There will not be a decrease in traffic efficiencies. An effort is being made to solve the storage of garbage dumps. Blue Sky is working with the County and UDOT to put in a three-way stop. Blue Sky has more water than needed for development. Water would be pumped back up for irrigation. CC&Rs will be part of Blue Sky management. Chair Sonntag stated that pumping the water back up for irrigation was tried by Promontory, but there were objections from users downstream. The County probably does not want to maintain the Open Space.
Bob Sherry stated there are some areas that are not developable and there are only three locations with steep slopes on the road. Exceptions will be needed, and similar exceptions have been approved in Blue Sky. The applicant has done their best to minimize retaining walls and grading. This development will be as good or better than Blue Sky. The applicant will look at relocating the six lots that are on steep slopes.
Mike Phillips stated the applicant is working to cater amenities to what lot owners would want, including art studios and a living area with large works of art that would be less imposing than a large fieldhouse or clubhouse. There will be a farming aspect with a living orchard and aviary. There will also be a stargazing amphitheater. The applicant cannot afford to do anything but the absolute best. They have the number one rated luxury resort in Utah and need to maintain that image.
Randall Vickers stated that the proposal has been gone through carefully and has as close to the best road route as possible. This proposal is no different than what has been done at Blue Sky, and all the lots are intended to blend in.
Chair Sonntag stated there is not any suitable multi-family ground, but it is doable as part of the Master Planned Development (MPD) process.
Commissioner Benson stated that if there is any way to integrate the art center into the greater community that would be a benefit. Mike Phillips answered that the plan is evolving. The horse program has evolved and is still evolving. The program is great for young people. Agriculture is a dying art. The same thing could be done with the art program if it can be subsidized. The applicant is also looking for a music venue that could be a performing arts center as a possibility for the future. The goal is to have Eastern Summit County evolve into those areas.

Director Items
Director Putt shared that for the November 4th meeting the Ray Richins MPD and the riding arena will have continued discussions. Jeff Jones will share the moderate-income housing report. There will be a discussion about the General Plan on November 18th. There have been annexation discussions in Francis, Kamas, and Park City (about Quinn’s Junction). A regional planning meeting is being scheduled, and the Planning Commission will be updated as the planning meetings come up.

Commission Items
Commissioner Clyde shared that there were complaints about a trailer house that should have been removed. Director Putt stated he will talk to Tom James in Code Enforcement and report back. 
The property owners in Samak have not come to an agreement. There should be a deadline of early spring for the HOAs and property owners to come up with solutions to their concerns.
Planner McDonough is working on a corridor plan to address situations like connectivity between Blue Sky and the Rail Trail. The corridor plan will be presented soon.


ADJOURN
	
At 9:01 p.m. Chair Sonntag and Commissioner Peterson made the motion to adjourn the meeting. 

· MOTION CARRIED (5-0) 
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