
 

 

MINUTES 

SNYDERVILLE BASIN PLANNING COMMISSION 

REGULAR MEETING 
THURSDAY, MAY 10, 2016 

Sheldon Richins Building (Library) 
1885 West Ute Boulevard, 

Park City, UT 
 
COMMISSIONERS PRESENT: 

 

  
Bea Peck, Chair  
Julia Collins  
Colin DeFord  
Mike Franklin 
 

Canice Harte  
Chuck Klingenstein  
Greg Lawson 

 

The regular meeting of the Snyderville Basin Planning Commission was called to order at 
6:00 PM.  

 
REGULAR ITEMS 
 
1. General Public Input Items 

 
The general public input session was opened.  A member of the audience wished to 

make a comment on the Little Valley Subdivision application.  She was told it had been 

pulled from the agenda.  Accepting comments would not be appropriate.  No other 

comments were offered and the public input session was closed.   

 

WORK SESSION 
 
1. Discussion regarding a Low Impact Permit for accessory buildings over 2,000 

square feet; 857 Westwood Road; SL-B-117– Sean Lewis, County Planner 
 

Planner Ray Milliner said he is filling for Planner Sean Lewis.  He said the applicant is 

proposing two accessory buildings.  One is for a ~6,400 square-foot basketball gym.  
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The other is for a ~18,500 square-foot riding arena.  In addition, an existing 3,600 

square-foot barn will be renovated to become a garage.   

 

The proposed floor plan for the basketball gym was shown.  It will have a lounge, an 

office, and a fitness area.  Next, the floor plan for the arena and its elevations was shown 

including the riding area and the stalls.      

 

Planner Lewis requested the Commission discuss if the basketball area and horse stalls 

are appropriate for this neighborhood.  Should this application be processed as a low 

impact permit requiring Staff’s approval or should a public hearing be required?   

Planner Milliner said the architect is in attendance and is prepared to speak. 

 

Ivan Broman introduced himself.  This is a second home for the property owner.  Their 

primary residence is in Florida.  The basketball court is below the standard size.  It will 

be a court for his three boys to play on.  It will not be open to the public.  In addition to 

the court, the building will have a fitness center and a play area.  Upstairs will be the 

three offices.   

 

Mr. Broman said the arena backs a neighboring arena.  This means, there will be two 

arenas on the back property line.  It also means the back-yard neighbors will not be 

affected.  The neighboring arena was shown in an aerial photograph.   

 

Mr. Broman said the existing barn on the property will also be renovated.  Currently, it 

is a pre-manufactured building.  It will be converted to a garage with storage space.  

This action will only require a building permit.  They are hoping they can start 

construction this summer. 

 

COMMISSION DISCUSSION  
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Commissioner Lawson asked how the horses will be cared for when the home owner 

isn’t present.  Mr. Broman said there is a fulltime year-round stable hand.  This person 

lives in the apartment above the existing barn.   

 

Commissioner Klingenstein asked Planner Milliner about the complaints the County 

has received about a hockey arena located in the area.  Planner Milliner said the 

complaints are that a business is being run in connection to the hockey arena.  The Code 

Enforcement Officer is researching the accusations, but right now, this is hearsay.  If it is 

proven as fact, it might become a home-based business.  A home-based business would 

come before the Planning Commission.   

 

Commissioner Klingenstein said the uses being proposed seem to fit the 

neighborhood.  He is concerned that sometimes people come to the Commission and 

state that what they are proposing is not be a commercial enterprise, but later that is 

changed.  This situation can have all the impacts of urbanization like traffic, but they 

don’t have the tools to deal with it.   

 

Commissioner Klingenstein said he would like to put the neighbors on notice the 

applicants want to put in a basketball arena so there are no surprises.  Mr. Broman 

responded that the owner is willing to put in writing that the arena is only for family 

and friends.  It is not a standard regulation court.  It is a sports court that could be used 

for badminton or other uses.  It will not be open to the public. 

 

Commissioner Collins asked where visiting friends would park.  Mr. Broman said 

there is adequate parking.  Commissioner Collins said she thinks it would be 

important to open this up to the public to allow comment.  There may be a bigger 

impact than what the Commission perceives.  Mr. Broman commented he doesn’t think 

the basketball court will affect the neighbor’s view shed.    
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Commissioner Collins asked about exterior lights on the building.  Mr. Broman said 

the only exterior lights will be what is typically found on residential structures.  

Commissioner Collins noted the arena has a lounge/bar area.  Is it anticipated there 

will be events held there?  Mr. Broman said this will be a recreational area for the 

family.   

 

Commissioner DeFord said the situation of the hockey rink has caused him to be 

somewhat hesitant about allowing a basketball arena; however, he has to ask himself, 

who is he to deny a property owner from building the facilities he wants in an area that 

can take it.   

 

Commissioner DeFord noted the upstairs has three offices.  These are larger than 

most people’s home office.  He wonders if more than a home office is planned.  Mr. 

Broman said that both Mr. and Mrs. Dell and Mr. Dell’s father are attorneys.  That is the 

reason for the three offices.  They come for a couple of weeks at a time.  This is where 

they will work when they are here.  Meetings will not be held at this location.  All of 

their clientele is in Florida.   

 

Commissioner DeFord asked if this will increase the traffic.  Are they planning to add 

onto the parking?  Mr. Broman said they see no increase in traffic and that additional 

parking will be needed.  The only Staff the Dells intend to have is the caretaker who has 

an apartment above the garage.    

 

Commissioner Collins referred to Exhibit B which is the covered parking.  How many 

spaces will be there?  Mr. Broman said the area is 40’x40’.  They have a horse trailer 

that is 45 feet long that they plan to park there.  If an R.V. were purchased, it would be 

about 35 feet in length.   
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Commissioner Franklin also agreed a public hearing should be held.  He would like to 

see a rendering of where they lights will be located to ensure they don’t spill over into 

the existing neighborhood.   

Commissioner Lawson said he is also in support of a public hearing.  It would be a 

healthy process to air this with the neighbors.  He agreed the uses are compatible with 

the neighborhood as long as it is not commercialized.  If it should turn into some kind of 

public use, it wouldn’t fit in.  He asked what kind of controls or conditions are in place 

to prohibit that from happening.  Planner Milliner responded the Planning Commission 

can add a condition of approval this is for private use only.  If that condition were 

violated, the Code Enforcement Officer would become involved.  Eventually violations 

and fines could be levied.  

 

Commissioner Franklin said he would like to ensure they have the manure and hay 

storage worked out so that it wouldn’t be offensive to adjacent property owners.  This 

should also be addressed.            

 

Commissioner DeFord asked for an explanation of Standard #10.  Attorney Brackin 

said if a structure is built that would allow someone to see into a neighboring bedroom 

window that would qualify as a “sudden change of privacy.”  

 

Planner Milliner summarized by saying they will come back for a public hearing.  At the 

public hearing, information on lighting will be provided.  Mr. Broman said he will 

provide a sheet on the light fixtures.  He will also include a picture of the neighbor’s 

barn taken from the applicant’s lot.  It was noted the next meeting will be in June.     

 

2. Discussion regarding the  Colby School site Conditional Use Permit; 3770 North 

Highway 224; PP-102-A-3 –Ray Milliner, Principal Planner  

 

Julie McBroom, Emma Worsley, and Brook Hontz introduced themselves.  They are 

representing the applicant, Hoffvest LLC.  Planner Ray Milliner said the application is 
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for a conditional use for a property located on 3379 North Highway 224 in the Rural 

Residential (RR) zone.  A vicinity map was shown of the area.  A correction in the Staff 

Report was noted; TGC LLC is not part of the application.   

Planner Milliner began with a background of the property.  In 1985, Snowed Inn was 

approved as a class II development.  At that time, a class II development allowed a 

number of things including a bed and breakfast, hotel, meeting hall, and a reception 

center.  Later the property changed hands and was converted to the Colby School.   

 

Planner Milliner said that County Deputy Attorney Dave Thomas issued a memorandum 

that this application is conforming and vested under the class II permit.  He determined 

that class II permits run with the land.  Planner Milliner said the memorandum states 

the original vested uses are applicable through the low impact process, but this process 

has since been upgraded to the conditional use process.  Most of Staff’s findings have 

been based on the memorandum of Attorney Thomas.    

 

Planner Milliner said on December 8, 2015, a public hearing was held.  The applicant 

proposed 15 hotel rooms.  They also proposed several cabins that would be located on 

two Brookside Estate lots.  Other activities included in the proposal were: a venue 

function center, a restaurant/bar, a yoga and palates’ studio, café, reception center, and 

a bath house.  The location of each of these was pointed out on the plat map.             

 

At the public hearing a lot of the discussion centered on if the use could be allowed to 

expand to the Brookside Estate lots.  Following that meeting, Attorney Thomas was 

asked to clarify if this is allowed.  A second memorandum issued by Attorney Thomas, 

stated the vested uses cannot be extended to the Brookside Estate parcels.  Planner 

Milliner said that as a result, the applicant went back and redesigned the project.  The 

development is now proposed to be placed entirely on the Colby School property.   

 

Planner Milliner said the current proposal is for a total of 33 rooms, 15 in the old Colby 

School and 18 rooms in an addition.  There are three cabin-style rooms proposed, and a 
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multi-use building with a restaurant, lounge, and studio.  Some of the existing smaller 

buildings will be demolished to enable the construction of a larger multi-purpose 

building.  There will be 63 spaces for parking.  The locations of the planned buildings 

were pointed out along with other modifications.   

 

Planner Milliner said there is a platted access easement in the rear of the property, 

which the applicant has proposed to use as an emergency access with a crash gate.  

Renderings of the proposed elevations were shown.  These are not the final product, but 

they give an idea of what the buildings would look like along with their size.  Slides 

were shown of different views of the project.   

 

Planner Milliner said he would like to have the Commission discuss if they believe the 

newly proposed uses and design is consistent with the two memorandums issued by 

Attorney Thomas.  Initial feedback on the site design would also be appreciated, 

keeping in mind there are items that still need to be worked out such as lighting.  

Alternatively, if they don’t agree with Attorney Thomas’ findings, what type of use 

would be appropriate?  Ms. Hontz has a slide presentation she would like to make.   

 

Ms. Hontz said that part of the job of being a Planning Commissioner is to balance the 

rights of property owners.  They have relied heavily on the two letters issued by 

Attorney Dave Thomas.  They believe their new plan reflects the requirements of the 

Code and the vested rights.   

 

Ms. Hontz said the property was acquired late in 2014.  At that time, they began 

studying what the property rights are.  That is where Attorney Thomas’ first letter came 

into play.  Late in December, they came to the Commission with a plan that included the 

Brookside Estate lots.  There were a variety of reasons why they stepped away from 

that plan.  She believes the new plan takes into account the input they received.    
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Ms. Hontz said after this meeting, she went through her notes and the minutes.  She has 

discovered some discrepancies about the outreach that has occurred.  She has 

submitted some information about the outreach that has taken place.    

Since that meeting, they have invited many of the neighboring property owners to meet 

with them to have a face-to-face conversation.  Many did.  They believe that if someone 

refused to meet with them, that person doesn’t have the right to complain about the 

lack of communication.   

 

Ms. Hontz said the appropriate methods of contact have been brought into question.  

She believes that emails, the United States Postal Service, and phone calls are legitimate 

and appropriate methods of contact.   

 

At the last meeting about 97% of the comments were about the Brookside Estates lots.  

That is now off the table.  At the December meeting, the Planning Commission 

requested a letter from the Attorney’s Office and a work session.  Both of those requests 

have been met.  She believes they are on the right track. 

 

Ms. Hontz displayed a slide that outlined what is physically on the site at this time.  It is 

the gym, the school building, the shed, the gazebo, and the pergola structures.  An 

addition to the building was pointed out.  She listed the buildings that would be 

removed.  New landscaping and some additional structures will be put in.   

 

Contained in the packet is a letter from UDOT, granting permission to access the 

property from Highway 224.  There is also a description of a 70-stall parking area.  They 

have held a meeting where more than 70 cars were able to park.  The Code mandates a 

minimum of 63 parking stalls.  She added there will be 67% open space.   

 

Ms. Hontz said the fire access is a platted road.  It is located between Lots 38 and 39.  

The portion of the road located on the Colby School property has been vacated.  The 

road will be a drivable 20-foot wide surface; however, it doesn’t have to be a 20-foot 
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wide asphalt path.  The Fire District is willing to have it look more like a pedestrian or 

bike path but that, in an emergency, could be utilized for emergency vehicles.  A crash 

gate is proposed on the Park West Village side.  The gate could be attractive. 

Ms. Hontz said they will seek to have agreement with the Planning Commission that the 

lights are in the right places and the sizes are appropriate.  They are happy to come 

back with a lighting plan so everyone knows what the lighting plan will be.  Recycling 

and garbage has been identified in the plan.  It will be located at the entrance.  This 

location has room to turn around and it limits the entrance to the entire project.  It 

removes the noise and smell from the guests and the Park West subdivision.   

 

Transit and traffic control was addressed next.  Ms. Hontz said there will be bicycles 

available on the site for the guests.  There will be employee-based carpooling.  There 

will be incentives to encourage public transportation.  They will schedule employee’s 

shifts to begin during times that are not heavy traffic periods.  Car and van programs 

will help move people from the airport to the site.   

 

If the neighborhood chooses, there will be a great opportunity to enhance the 

connectivity to parks and the residential/commercial areas via a pedestrian walkway.  

Ms. Hontz said this is mandated by the General Plan but is not something they can 

require.  She described the way this could be done, but noted currently there is no legal 

access through Park West Village.  This would be up to the residents of the 

neighborhood.   

 

Ms. Worsley said they took a lot of time speaking to neighbors to develop the current 

site plan.  They are looking forward to restoring the building to its former glory.  While 

Ms. Worsley described the site plan, Ms. McBroom pointed out the described areas on 

the displayed slide.  There is an area that is like a park.  They hope it will be used by the 

Park City community.  One of the structures will house the food/beverage center along 

with a yoga and palates’ studio. They will be increase of landscaping around the 

property.  The location of the cabins was pointed out.    
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Ms. McBroom said they have added some programs such as a program for new mothers.  

Other programs include a holistic nutritional program and a program for teenage girls.   

COMMISSION DISCUSSION  

 

Chair Peck emphasized this will take a few work sessions; they should discuss some of 

the more obvious issues at this meeting.  She would like to see where the emergency 

access comes out in Park West Village.  She would like to see a larger version of their 

plans and the subdivision so they can really be able to see where things are located.   

 

Google Earth was used to show where the road is located in Park West Village.  Ms. 

Hontz said to complete the road to their property a few trees will have to be removed.  

Chair Peck said for the next presentation they need to have something that will give 

them a good look at this.  It would help them understand what the Fire Department 

wants.  Commissioner Lawson asked if the access will go in front of the three cabins.  

He was told that it would. 

 

Commissioner Harte asked if there was a specified density associated with the 

approval of the Snowed Inn.  Planner Milliner said it is his understanding that there was 

an open space calculation.  This, along with the height and the setbacks, would dictate 

the density.  He said that Staff finds the proposal meets the density requirements.   

 

Commissioner Harte said at the December meeting two concerns came up frequently.  

One was about the associated noise.  Another concern was trespass onto the adjoining 

residential properties.  He asked if there is a fence or if one is planned.  What is being 

done to address these concerns? 

 

Ms. Hontz said currently there is no fence; this is something they could consider.  

Having a fence would be a double-edged sword.  It would diminish the size of the 

residents’ backyard.  There has been an agreement that the homeowners were able to 
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utilize the Colby School property without cost if liability was waived.  She added if there 

is a concern of noise and trespass, a fence could fix it.   

 

Chair Peck asked Ms. Hontz to illustrate the approximate location of where the fence 

would be placed.  Ms. Hontz used Google Earth to show there is a vegetation buffer that 

separates the areas.  Someone would have to work hard to get through the plants.  Ms. 

Worsley said both parties would rather not put a fence up.  Perhaps they can increase 

the vegetation or add hedging.     

 

Commissioner Harte noted there are six homes that border the Colby property.  How 

many homeowners did they make contact with?  Ms. Worsley said they spoke with four; 

two didn’t respond.  Commissioner Harte asked how the conversation went with the 

neighbors concerning the noise issue.  Ms. Worsley said that noise is a real concern.  

They will have rules to meet.  The residents who were there during the time of the 

Snowed Inn hoped the new owners would manage the site better.  Ms. Hontz said they 

will apply noise softening elements to the building.  They will have hotel guests, so they 

will need to keep the noise down for them as well.   

 

Commissioner Harte asked Attorney Brackin if the memorandum from Attorney 

Thomas allows building expansion.  Attorney Brackin answered that the vested use he 

described would apply to the entire property.  As long as the original conditions are 

being met, the square footage is not specified.   

 

Commissioner DeFord noted that the memorandum by Attorney Thomas referred to 

the low impact (LIP) process, but this is being processed as a conditional use permit 

(CUP).  Attorney Brackin said the LIP would be applicable if there were no additions or 

changes being made.  After conferring with the Community Development Department, it 

was determined the CUP process would be more appropriate.   
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Commissioner DeFord said in the Use Chart specifies a “small hotel.”  How is that 

being defined?  Attorney Brackin said it would be different than a bed and breakfast or 

a large hotel.  The Commission or the Community Development Director has the 

discretion to decide what that means.   

Commissioner Collins asked how many employees they expect to have. Ms. Hontz said 

the Staff Report indicates they will have approximately 37 employees.  They believe this 

is significantly high.  They did some research on other similar properties, and their 

number is about half of that.        

 

Commissioner Collins asked how they will get there.  She is concerned with the 

connection to Highway 224.  Ms. Worsley said there is a bus stop at the Canyons.  It is 

about a five minute walk.  A front pedestrian entry could be added.     

 

Commissioner Collins asked what would be the hours of operation for the restaurant, 

café, and yoga studio.  Ms. Worsley said they intend the restaurant to be open for 

breakfast, lunch, and dinner.  They would begin serving about 7:00 a.m. and end by 

10:00 p.m.  People will be directed to the café when the restaurant is not serving.  They 

are considering opening the yoga studio at 6:15 a.m.; the palates studio at 7:30 

 

Ms. Worsley said they will have a shuttle to pick up people from the airport, but the 

details have not yet been worked out.  Bikes will be available for people to use once 

they get to the site.  Commissioner Collins asked if there are any plans for a crosswalk 

or some way to alert people this is an active area with bikes and joggers.  Ms. Worsley 

said they can put up warning signs by the gate for drivers on the way out.   

 

Commissioner Collins asked how much additional impervious surface will be created 

for parking.  Her main concern is how the imperious surface will interface with the 

drainage to the adjacent stream.  Ms. Hontz referred to the site plan to point out the 

areas that have imperious surface.  They had a surveyor measure the impervious 

surfaces including rooflines.  Imperious surfaces will increase, but the parking will 
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decrease.  Commissioner Collins reminded the applicants to come back with employee 

transit and incentives will be so they can calculate the traffic generation that will occur.   

 

Commissioner Franklin asked if the 100-foot setback from Highway 224 will be met.  

Ms. Hontz said they believe it will be maintained.  The parking stalls will be within the 

setback.   

 

Commissioner Lawson said the impervious surface is not to exceed 65%.  He asked 

what the 200-foot landscaping buffer will be.  Ms. Hontz said it is unclear which 

boundary this requirement is referring to.  Landscaping plans will be enhanced on all of 

the boundaries.     

 

Commissioner Lawson said the access has a 60-foot dedicated right-of-way.  If that is 

reduced to 20 feet in perpetuity, it would forever eliminate any future connection with 

a major road.  This would be a win for the neighbors.  Ms. Hontz said they would also 

support that because they don’t want to have a road bisecting the lot.   

 

Commissioner Klingenstein said they have a hybrid of an old class II permit and a 

CUP.  They are trying to mitigate the impacts of the development through the CUP.  The 

Commission needs to know how this will be done.  He gave a list of things that need 

further discussion:   

 The landscape buffer 

 The preservation of existing trees in connection with the 20 foot right-of-way 

 The lighting should not bleed off-site 

 Odor control as they will be venting a restaurant  

 The parking, including event parking.  He recommended they develop an event 

management plan.  If people have to park off-site, they should have some kind of 

transit system to bring people to the event.   
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Chair Peck asked if there are any problems with the 12-foot setback in connection with 

what is being proposed, particularly in connection with the restaurant or café.  Planner 

Milliner said the impacts of having a restaurant 12 feet away from a residence may be 

significant.  To help mitigate this, they faced away the building away from the setback.  

The Commission needs to determine if that will be enough to mitigate the potential 

impact on the neighbors.  The garbage associated with the business could be another 

source of odor.   

 

Ms. Hontz responded that the home sites sit quite a distance from where they are 

proposing the restaurant.  Chair Peck requested at the next meeting they have that 

figure.  Commissioner Klingenstein said distance will also come into play if they have 

a liquor license.   

 

Chair Peck said Attorney Thomas’ memorandum needs to have more discussion.  She 

said another Work Session would be appropriate.  She encouraged the applicant that 

complete details are provided at the next meeting.     

 
DRC UPDATES 

 

(None) 

 

COMMISSION ITEMS 
 

Commissioner Klingenstein asked if it would be possible to have the County GIS map 

running in the background on the computer at future meetings.  If the parcel number is 

available, it can take them directly to the right place.   

 

Commissioner Klingenstein asked if they have received any feedback on the signs in 

connection with Skullcandy.  Director Putt said the comprehensive sign plan with Boyer 

allow signs to be 25% of the window area.   
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Commissioner Collins said their emails were flooded for this meeting.  How does that 

relate to ex-parte communication?  Attorney Brackin said she has strongly emphasized 

that public comment not be taken at a work session.  When comments are taken, both 

parties are not present.  This gets into some concerns about due process and open 

meeting.  A work session is the Commission’s time to ask questions.  The time for the 

public to give comment is when the application is fully vetted and a public hearing is 

held.    

 

Attorney Brackin said when emails are received from the public, they should be 

forwarded to the Planning Department. Comments received by the Planners will be 

relayed to the Commission if the Planner feels it is a legitimate issue.  That way 

everyone receives the same packet with the same comments.     

 

Commissioner Collins asked what is allowed to be commented during the 6:00 p.m. 

public input time.  Attorney Brackin said this time is for things other than items on the 

current agenda or that have pending applications.  There is a time and place for 

everything.  Work session is neither the time nor the place, but there will be one later.   

 
DIRECTOR ITEMS 
 

Director Putt said the Skullcandy final site plan has not yet been signed.  They are working 

towards final plans and details.  Once that is signed and recorded, the building permit process 

can begin.   

 

The Apex final site plan is scheduled to be signed by the County Manager on May 12
th

.   

 

There is a helicopter subcommittee consisting of representatives from the County Attorney’s 

Office, Staff, and the Park City Planning Department.  It is their objective to have something 

in writing to the Commission very soon.    
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The date and time of the retreat was discussed.  Director Putt suggested a topic of 

conversation could be a general review of the process that an application goes through when 

it comes to the Planning Department.  Transportation could be discussion.    

 

Chair Peck said she likes the idea of discussing the process, but would prefer to hear about 

transportation during a work session.  There are other things she would like to discuss, like 

how they interact with each other and with an applicant.  What are their goals?  The first hour 

could be about the process and the second hour a discussion among themselves about general 

Commission items.  Commissioner Klingenstein recommended an email be sent asking 

for their input on discussion subjects.  It would give them a chance to ponder what they 

would like to discuss.   

 

ADJOURN  
 

At 8:20 p.m. the meeting was adjourned.   

 

 
 
_____________________________ 
Approval Signature 


