STAFF REPORT
To:
From:
Date of Meeting:
Type of Item:
Process:

Eastern Summit County Planning Commission
Amir Caus, County Planner
November 7, 2019
Kelvin Judd Subdivision, Master Planned Development (MPD) – Work
Session
Legislative

RECOMMENDATION: The applicant is seeking Eastern Summit County Planning Commission
discussion, feedback, and direction on the proposed Master Planned Development. No formal
action is requested at this meeting. A public hearing will be scheduled in the future.

Project Description
Project Name:
Applicant(s):
Property Owner(s):
Location:
Zone District:
Parcel Number and Size:
Type of Process:
Final Land Use Authority:

Kelvin Judd Subdivision Final Subdivision Plat
Kelvin Judd
Kelvin Judd
1479 S Hoytsville Rd (Parcel NS-101-A), Summit County, UT
Highway Corridor (HC) Zone and Agriculture Protection (AP) Zone
– DENSITY DERIVED UNDER PREVIOUS ZONING
NS-101-A (25.91 acres)
Legislative
Summit County Council

Proposal
The applicant is requesting to subdivide Parcel NS-101-A (25.91 acres) into ten (10) lots through
the MPD process with Highway Corridor (HC) Zone density.

Background
On June 14, 2017, Summit County adopted the Master Planned Development process as
identified in Section 11-4-12 of the Eastern Summit County Development Code. The applicant
submitted the application on February 28, 2018. At that time the zoning for Parcel NS-101-A
was Highway Corridor (HC) and Agriculture Protection (AP). On June 1, 2018 Summit County
adopted the zoning as it currently exists. The subject density is vested under the previous
zoning.
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Parcel NS-101-A (25.91 acres) is a Conforming Parcel. The parcel is currently undeveloped.
The applicant has entered into a purchase agreement for Lot 1 with Summit County Mosquito
Abatement for a future Mosquito Abatement Building. According to Summit County Mosquito
Abatement their future plans include;
 A main office building of approximately 5,000 sq. ft.
 A parking/shop facility of approximately 6,250 sq. ft.,
 A chemical storage facility of approximately 1,000 sq. ft.
 A parking area to accommodate 30 vehicles
NOTE: Summit County Mosquito Abatement is an independent local government district and is
not an official department of Summit County. A Conditional Use Permit would be required
under the current code for the Mosquito Abatement building and use. Approval of this plat
does not imply a future land use approval.
With the exception of Lot 1, the remaining nine lots are proposed to be single family lots.

Vicinity Map
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Analysis and Findings
Per Section 11-4-12(B.2); The master planned development process shall be required for any
application to subdivide at base density resulting in four (4) or more lots or parcels.
MPD Requirements: All applications for a master planned development shall meet the following
minimum requirements. Additional project information necessary for the project analysis may
be required at the discretion of the Community Development Director, Planning Commission,
or County Council.
1. Density: The maximum density permitted on the project site will be determined as a result of
a site analysis. The maximum density shall not exceed that set forth in the proposed or existing
zone, except as otherwise provided in this section. In cases where a project site contains more
than one (1) zone, the County Council may permit the clustering of density irrespective of zone
boundaries so long as the relocation results in the project advancing the goals set forth in the
General Plan.
Analysis: Parcel NS-101-A consists of 25.91 acres and breaks down into 9.73 acres in HC
zone and 16.17 acres in the AP Zone. Using these numbers to calculate an equivalent zone
base density would allow for 10 units. That is 9.73 acres at 1 unit per acre plus 16.17 acres
at 1 unit per 40 acres = 10.13 Units. An average weighted density equivalent of 2.56 acres
per unit of density. COMPLIES
2. Density Bonus: A density bonus may be permitted in accordance with appendix B of this title.
Analysis: The applicant is not seeking a Density Bonus. N/A
3. Setbacks: The minimum setback around the exterior boundary of an MPD shall match the
setbacks of the more restrictive/larger abutting zone setback. In some cases, that setback may
be increased to create an adequate buffer to adjacent uses. The County Council may reduce or
increase setbacks within the project from those otherwise required provided the project meets
minimum Building Code and Fire Code requirements and can demonstrate that such change:
a. Maximizes agricultural land or open space; and/or
b. Avoids important natural features of the site.
Analysis: The applicant is not requesting to deviate from the 25-foot front, 12-foot side
and 12-foot rear development code setback requirements. There are adequate
development areas outside of any natural features. Staff has not identified any
features that would require an increase in setbacks. COMPLIES AS CONDITIONED
4. Building Height: The maximum building height for all structures within a master planned
development shall not exceed the zone standard. The County Council may grant additional
building height beyond the maximum zone standard up to forty-five feet (45') based on
demonstrated good cause related, but not limited to, structured parking, affordable housing,
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deed restricted open space, community outdoor common area improvements or superior
architectural design.
Analysis: The applicant is not requesting to deviate from the 32-foot height limit in the
development code. COMPLIES
5. Reduction of Minimum Lot Size Requirements: The County Council may reduce the minimum
lot size specified in a zone if it finds the proposed decrease in minimum lot size improves the
site design, clustering of buildings, and/or preservation of agricultural land or open space.
Analysis: The lots are designed in a single row format, fronting Hoytsville Road. The
lot frontages range from 129.16 feet to 267.70 feet in width at an average of 160.16
feet. The lot sizes range from 1.34 acres to 4.06 acres at an average size of 2.24 acres.
The minimum lot size in the HC Zone is 1 acre. At an average lot size of 2.24 acres, the
lots are not clustered and there is no meaningful preservation of agricultural land. The
applicant is not seeking a reduction in lot size requirements. COMPLIES AS
CONDITIONED
6. Open Space: Master planned developments shall provide for open space of at least ten
percent (10%) of the site area.
Analysis: The applicant is proposing a 10% (2.64-acre) “common area” and trail to be
used for non-motorized hiking/biking/horseback riding trail around development. The
Development Code defines Open Space as; Land that is left undeveloped. Open space
does not include open areas in private individual residential lots, public roads, private
roads, parking spaces and drive aisles in parking lots, land covered by structures not
designated for active civic recreational use, and outdoor storage areas. Because
common area is not a defined term and because this requirement is an Open Space
requirement, Staff has requested that the applicant revise the labeling and use a
defined Open Space term.
The applicant has stated that each of the lot owners will have an undivided interest in
the “common area.”
Staff recommends that a note be placed on the plat which states that no development
is permitted on the “common area”/open space. PENDING LABELING/NOTE CHANGE
7. Off-Street Parking: Master planned developments shall meet the following off-street parking
standards:
Single family dwelling units have a minimum requirement of 2 spaces per unit.
Office and Commercial uses have a minimum requirement of 2.5 and 3 spaces per 1,000 sq. ft.
net leasable area.
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Analysis: With the exception of Lot 1, the remaining nine lots are proposed to be single
family lots. The applicant is planning to sell individual lots and parking requirements are
going to be enforced during the building permit review.
Due to the large lot sizes, Staff does not anticipate any minimum parking issues.
COMPLIES AS CONDITIONED
8. Designing with The Topography: Master planned developments shall be designed to fit into
the topography of the site. The County Council may consider flexibility in the siting of
development so as to best fit into the natural terrain, minimize excessive site grading and
mitigate impacts on the natural environment and resources of the surrounding area. The
project design shall demonstrate the preservation of watercourses, drainage areas, wooded
areas, rough terrain and similar natural features and areas.
Analysis: Slopes over 30% have been identified on Lots 1, 10, and the “common area.”
The Eastern Summit County Development Code prohibits development on slopes over
30%. There appear to be adequate development areas outside of any natural features. In
order to avoid development of excessively long driveways, drainage areas, rough terrain
and similar natural features, it would not be unreasonable for the Planning Commission to
require that that building pads be designated. REQUEST DISCUSSION
9. Designing with Adjacent Uses: The master planned development plan shall take adjacent land
uses into consideration. Development along the project perimeter shall adequately mitigate
any potentially adverse effects, including but not limited to flooding, erosion, subsidence,
sloping of the soil or other dangers and nuisances.
Analysis: The adjacent uses are primarily agricultural and undeveloped parcels with
sparsely located single family residences. The project does not appear to adversely affect
potential for flooding, erosion, subsidence, sloping of the soil or other dangers and
nuisances. COMPLIES AS CONDITIONED
10. Access: All master planned developments shall have vehicular access from a public road. All
projects shall have a secondary point of access/emergency access unless otherwise mitigated to
the satisfaction of the County Engineer and/or Fire Marshal. All roads/streets shall follow the
natural contours of the site wherever possible to minimize the amount of grading.
Analysis: The applicant initially submitted a design which included a loop road which
would remove individual driveway access from Hoytsville Road. The applicant has since
redesigned the subdivision to not include the loop road. A secondary access has not been
provided. The applicant has cited cost and wishing to increase lot size as the reasons they
chose not to include a loop road.
The applicant proposes two (2) private driveways (Lots 1 and 10) and four (4) shared
driveways (Lots 2-9), six (6) driveways total. All driveways would access the development
off Hoytsville Road, a public road.
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North Summit Fire District in their first comment stated that they would prefer a loop
road design versus the Hoytsville Road concept. From a fire fighting and EMS standpoint
the engines and ambulances would be off Hoytsville Road when responding to
emergency. This would allow the apparatus to stage on the proposed loop road and not
block Hoytsville Road.
With respect to the North Summit Fire District preference, they are acceptable of the
Hoytsville Road access proposal and have requested that water supply be planned around
1,000 gallons a day per residence and a minimum of a 30,000-gallon water tank. They
stated that fire hydrants will need to be 500 feet apart along the Hoytsville Road. They
have also stated that the driveways will need to meet Summit County driveway
requirements.
After the applicant contacted North Summit Fire District further comments were received
which stated; I meet with Kelvin Judd to review what he is proposing for the Kelvin Judd
subdivision and here are some of the items we agreed to.
He is planning to install 4 separate driveways off of Hoytsville Road servicing 2 building lot
[sic] each. The driveway will meet the code requirements of Summit County for driveways.
Driveways that are over 275 feet well have a pull out where to emergency vehicles can
pass.
Water supply is 3 well serving 3 residents each. Mr Judd agree [sic] to install 3 water tanks
2500 gallons will service as water for fire suppression. One tank servicing 3 residents.
2.5 inch male fire thread with a protective cap that a fire engine can draft from with a 15
foot suction hose [sic]
Install 3 water risers next to the three driveways that are connected to pressurized
irrigation system for Summer use if needed for fire suppression. Install 2.5 male fire thread
hose fitting on the risers with protective caps.
The North Summit Fire District has stated that these were the minimum requirements
that the applicant has requested. They further stated that this minimum requirement is
not the best option.
Staff has requested that the water tanks be identified on the plat.
Summit County Engineer has stated the following regarding the access; Access could be
classified as good, better and best. Currently shared driveways have been platted along
sections of Hoytsville Road. This reduced the number of driveways by half. [NOTE: The
total number of driveways is 6] This is good. This reduces the number of conflict points
and spaces out the encroachments along Hoytsville Road. A better option would be is the
driveways were shared by more than just two adjacent properties. For example, three lots
are sharing a well, could those same three parcels share the same encroachment off of the
road? This would further reduce the number of encroachements [sic]. The best option that
I’ve seen would be the loop road – reducing the encroachments for the subdivision to two.
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We discussed the section of code that state road standards including road surface. Road
surfaces shall be capable of providing all weather, year around access as approved by the
appropriate fire district and the county. REQUEST DISCUSSION
11. Utilities: Existing or proposed utilities, including private and public services for master
planned developments will be adequate to support the proposed project at normal service
levels and will be designed in a manner to avoid adverse impacts on adjacent land uses, public
services, and utility resources. Unless otherwise permitted by this chapter, all master planned
developments shall comply with all requisite infrastructure standards found in chapter 6 of this
title.
Code Requirement
Fire Protection Standards

Analysis
The proposed development is in the
Wildland Urban Interface zone.

Finding
COMPLIES AS
CONDITIONED

The North Summit Fire District has
stated that these were the minimum
requirements that the applicant has
requested. They further stated that
this minimum requirement is not the
best option.

Wildfire Hazard Guidelines

Road Standards
Road Grades
Intersections

Please refer to MPD Requirement #10
analysis for additional consideration.
The property will be serviced by the
North Summit Fire Station in Wanship
which is approximately 2.5 miles from
the property.

COMPLIES AS
CONDITIONED

If required, the fuel break limits shall
be determined by the North Summit
Fire District.
Because the applicant is proposing to
REQUEST
access off Hoytsville Road, there are
DISCUSSION
no road standards, road grades, road
grades at intersection, and turnaround
requirements to be met.

Turnaround/Cul-De-Sacs
Bridges and Culverts

A culvert design has not been
submitted. The Engineering
Department will review the culvert
design and confirm adequacy prior to
any development approvals. The
Engineering Department has stated
that they don’t anticipate any issues.

COMPLIES AS
CONDITIONED
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Driveway Access

Irrigation Ditch Easements

Water Storage for Firefighting
Purposes

The applicant proposes two (2) private
driveways (Lots 1 and 10) and four (4)
shared driveways (Lots 2-9). All
driveways would access the
development off Hoytsville Road, a
public road.
The ditch that runs north-south
through the property has been
abandoned. A notarized letter from
the Hoytsville Irrigation Company has
been received to confirm this.
The North Summit Fire Department
initially requested a preferred option
for water storage for firefighting
purposes.

REQUEST
DISCUSSION

COMPLIES

COMPLIES AS
CONDITIONED

After the applicant contacted North
Summit Fire District further comments
were received where the North
Summit Fire District stated that the
applicant will install three 2,500gallon water tanks for fire
suppression.

Revised Standards Applicable

Appeals

The North Summit Fire District has
stated that these were the minimum
requirements that the applicant has
requested. They further stated that
this minimum requirement is not the
best option.
The proposed development is subject COMPLIES AS
to revised general engineering
CONDITIONED
standards and ordinances which are in
effect at the time the application is
submitted for review and approval by
the County.
Appeals of requirements imposed by
N/A
the North Summit Fire District and the
Wildland Fire District (Summit County
Fire Warden) are made to the Summit
County Council pursuant to the
appeals procedure identified in section
11-7-16 of this title. Appeals of
requirements imposed by the South
Summit Fire District are made to the
South Summit Fire Commission.
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12. Building Locations: All buildings shall be located to avoid, to the extent practicable,
wetlands, riparian areas, steep slopes and ridgelines. Building locations and associated lot
configurations should be oriented to encourage active and passive solar design principles
wherever practicable.
Analysis: There are adequate development areas outside of sensitive lands. All lots are
facing west and will have the opportunity for active and passive solar design.
COMPLIES
13. Connectivity: Internal and external vehicular/pedestrian/bicycle circulation should be
demonstrated at the time of application as deemed necessary by the County Council.
Pedestrian/equestrian/bicycle circulation should be separated from vehicular circulation
wherever reasonable.
Analysis: The applicant is proposing to improve an internal 15-ft wide trail (crushed
rock, road base, and gravel) that will serve for non-motorized hiking/biking/horseback
riding. The development code does not specify when the improvements need to be
made. Staff recommends that a condition of approval and a note be placed on the plat
which require the trail improvements to be completed prior to issuance of the first
Certificate of Occupancy in the subdivision. REQUEST DISCUSSION
14. Snow Storage: Master planned developments shall include adequate areas for snow
removal and snow storage. An appropriate form of landscaping plan shall allow for snow
storage areas. Structures shall be set back from any hard surfaces so as to provide adequate
areas to remove and store snow. The assumption is that snow should be able to be stored on
site and not removed to an off-site location.
Analysis: At an average size of 2.24 acres for the lots, there is adequate snow storage
area. COMPLIES
15. Outdoor Lighting: All outdoor lighting shall be down directed and fully shielded. All outdoor
lighting shall be designed and installed to prevent light trespass on adjacent properties. Lighting
of the United States flag is exempt from this provision.
Analysis: The applicant is not proposing to develop the parcels and plans to sell them
to individual lot owners. Lighting requirements are going to be enforced during the
building permit review. COMPLIES AS CONDITIONED
16. Compliance with Development Evaluation Standards: Unless otherwise permitted by this
chapter, all master planned developments shall comply with all requisite development
evaluation standards found in Chapter 2 of the Eastern Summit County Development Code.
Code Requirement
Agriculture
Non-agricultural development
shall not be approved without
appropriate plat notes.

Analysis

Finding

The following note shall be placed on
the plat prior to recordation; The
owners of property within Eastern

COMPLIES AS
CONDITIONED
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Fencing

Preservation of Agricultural Land

Irrigation Patterns and Systems

Water and Sewage
The applicant shall submit
documentation indicating what
type of water system shall be
utilized within the subdivision.

Summit County recognize the
importance of agricultural lands and
operations and small rural business
enterprises. It is recognized that
agricultural lands and operations and
rural business enterprises have unique
operating characteristics that must be
respected. (Owners of each lot platted
in this subdivision/the owner of the
residence constructed upon this lot)
have/has been given notice and
recognizes that there are active
agriculture lands and operations and
rural business enterprises within
Eastern Summit County and
acknowledges and accepts that, so
long as such lands and operations
exist, there may be dust, noise, odor,
prolonged work hours, use of
roadways for the purposes of
herding/moving animals, and other
attributes associated with normal
agricultural operations and rural
businesses.
All State of Utah fencing laws will need
to be complied with should new
fencing be proposed.
The proposal results in loss of existing
productive agricultural land.
Staff is requesting discussion on the
development layout and whether the
development can preserve productive
agricultural land to the extent possible
and practical.
The ditch that runs north-south
through the property has been
abandoned. A notarized letter from
the Hoytsville Irrigation Company has
been received to confirm this.
The applicant is proposing to install
four wells (Lots 1, 3, 6, & 9) to be
shared by the owners of the
subdivision.

COMPLIES AS
CONDITIONED
REQUEST
DISCUSSION

COMPLIES

PENDING
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The applicant has provided partial
water information from the State
Engineer.

No development shall be
approved in the vicinity of
existing well and spring
protection zones which are used
for domestic purposes without a
contained sewage system.

No development shall be
approved without suitable
sewage treatment capacity point
of discharge and dependability
for the specific use.

Natural Resources
Development shall not
contribute to the acceleration of
the erosion of soil and rock and
stream sedimentation.
Development shall minimize the
highly visible placement of
homes on hillsides. It should be
sensitively sited.

The Division of Drinking Water has not
yet forwarded their approval of the
proposed water system method.
The applicant has identified the four
well locations on the plat and each
well has been identified with a 100
foot well protection zone.

COMPLIES AS
CONDITIONED

The applicant has also identified septic
tank locations which are outside of the
identified well protection zones.
The applicant is proposing individual
COMPLIES AS
septic systems. The Eastern Summit
CONDITIONED
County Sewer Advisory Committee
forwarded the approval of the
proposed septic systems to the County
Manager who subsequently approved
the proposal (September 5, 2019).
Permitting for grading and
construction will be required prior to
development.

COMPLIES AS
CONDITIONED

Building pads to identify development
areas are not being proposed.

COMPLIES

Development is discouraged in a
100-year floodplain.

The proposed subdivision is not
located on a prominent hillside,
however all homes on this property
will be visible.
The property is not located within the
FEMA 100-year floodplain.

No development is permitted in
wetlands.
No development is permitted on
slopes in excess of 30%.

There are no designated wetlands
present on this property.
Areas that are located on slopes over
30% are identified on the plat.

COMPLIES

COMPLIES
COMPLIES AS
CONDITIONED

Staff recommends that a note be
placed on the plat which prohibits
development on slopes over 30%.
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Development shall not be placed
on any hillside or ridgetop that
causes a structure to extend into
the skyline as viewed from public
roadways.
Development shall not
contribute significantly to the
degradation of air quality.

Due to the low elevation compared to
the adjacent ridgetops, Staff is not
anticipating structures to extend into
the skyline.

COMPLIES

Staff does not anticipate significant
unregulated contribution to the
degradation of air quality.

COMPLIES AS
CONDITIONED

Compliance will be verified during the
Building Permit process.
Infrastructure/Facilities/Services
No development shall cause the
traffic volume on any public road
to fall below the design capacity
of the roadway.

Based on the Summit County
Engineering Department review, the
addition of ten lots will not cause the
traffic volume on Hoytsville Road to
fall below the design capacity.
The North Summit Fire District
reviewed the subdivision and they
have agreed with the applicant on a
minimum firefighting requirement.
The proposed subdivision has yearround access and is not located in a
remote area.

Development that presents an
unusual fire hazard which is
beyond the capability of the fire
district will not be approved.
Development in remote
locations that could affect
emergency services will not be
approved.
Residential development with
The applicant has stated that they are
private roads will not be
not proposing gates.
approved if there is a locked gate
at the entrance, unless
emergency services have access
to the property.

COMPLIES

COMPLIES AS
CONDITIONED

COMPLIES

COMPLIES

17. Site Design Narrative: An application for a master planned development shall include a
written explanation of how the project plan addresses the following design questions:
a. Neighborhood Connectivity: How does the proposed development interconnect and the
surrounding properties, neighborhood, and area? Including but not limited to:
(1) Where will vehicles enter and exit the site?
Analysis: The applicant plans to run six driveways onto Hoytsville Road. Four of the
driveways are proposed to be shared. Please refer to MPD Requirement #10 analysis
for additional consideration. REQUEST DISCUSSION
(2) Where will new streets be developed?
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Analysis: The applicant is not proposing any new streets. See analysis in MPD
Requirement 10 (Access) above. REQUEST DISCUSSION
(3) Is there a need for pedestrian and bicycle routes (including trails and sidewalks)
through the project area? If so, how are such needs addressed?
Analysis: The applicant is proposing to improve an internal 15-ft wide trail (crushed
rock, road base, and gravel) that will serve for non-motorized hiking/biking/horseback
riding. See analysis in MPD Requirement 13 (Connectivity) above. REQUEST
DISCUSSION
b. Availability of Neighborhood Facilities and Services: Is the location of the proposed
development within reasonable proximity (including walking and biking) to community
facilities such as schools, retail centers, parks, etc.?
Analysis: Apart from the amenities provided, none of the community facilities and
services are within reasonable walking or biking distance. Amenities are available via
car in Coalville. Given the nature and location of the project, Staff is assuming that the
internal open space and trail amenities would meet reasonable requirement. Please
refer to MPD Requirement #13 (Connectivity) analysis above for additional
consideration. REQUEST DISCUSSION
c. Meeting Housing Needs: How does the proposed development advance the community
need for a mix of housing types and affordability?
Analysis: The applicant is proposing all lots to be single-family residence lots with the
exception of Lot 1. The applicant has stated; …The development certainly best
addresses community and market demands, as there are very few parcels of ground in
Eastern Summit County that can provide spacious, rural living. This is a unique parcel
that satisfies a niche need for a one-of-a-kind development for families that want to
work their own land and have their own space…
The development repeats a historic highway corridor development trend. It is similar
to the traditional highway corridor development seen throughout the Eastern Summit
County and more specifically Hoytsville Road corridor development. The MPD process
was chiefly created to avoid highway corridor development. The open space and trail
proposed as part of the development may outweigh some of the negative effects of
the highway corridor design.
Goal 7.1 of the Eastern Summit County General Plan promotes Moderate Income
Housing and mix of housing types and availability. The applicant is seeking single-family
detached market rate units only and is not placing any deed restrictions. REQUEST
DISCUSSION
d. Character: What are the architectural design character objectives of the proposed
development? How do these design objectives address the local context, climate, and/or
community needs?
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Analysis: The applicant has stated; The development will require a minimum 1900
square foot main floor custom homes.
There are no specific plat notes which set restrictions or specific design requirements.
The requirements would divert to the Eastern Summit County Development Code
standards which have no restrictions beyond setbacks and height. REQUEST
DISCUSSION
e. Site Design: How is the proposed development designed to take advantage of the
existing topography, landscape features, trees, wildlife corridors, existing structures,
minimize site grading, etc.?
Analysis: The applicant has stated that “the homes will be built on a relatively flat ground
that has been a cultivated field for a very long time. Minimal grading required, minimal
environmental impact. Plenty of space to still grow alfalfa or have pastures for domestic
animals that the wildlife will still benefit from as well.
The applicant has also stated; The homes should be built not directly facing East Hoytsville
Road. Homes should be built a minimum of 175 feet from the East Hoytsville Road
Centerline. Landscaping will be designed with a berm along East Hoystsville Road, with
trees, shrubs, and rocks to reduce the visibility of driveways and grading.
175 feet from the centerline of Hoystville Road would be approximately 120 feet from
the front property line. The applicant has not identified building pads in the
subdivision. The berm details have not been provided.
Staff recommends that a note be placed on the plat which prohibits development on
slopes over 30%. Staff also recommends that a note be placed that all fencing be
wildlife friendly fencing. REQUEST DISCUSSION
f. Complete Street Design: How is the proposed development street/circulation system
designed to accommodate a variety of transportation modes (where appropriate), easy
route finding, and safe speeds?
Analysis: Hoytsville Road does not have pedestrian type facilities/amenities. There are
no internal streets in the subdivision. The applicant is requesting to place two
individual driveways and four shared driveways which would access onto Hoytsville
Road. The four shared driveways will help reduce curb cuts on Hoytsville Road. The
applicant has not stated why Lots 1 and 10 will not be part of the shared driveway
system. Please refer to MPD Requirement #10 analysis for additional consideration.
REQUEST DISCUSSION
g. Parking Areas: How does the proposed development balance the need for parking with
the need to design parking areas in a manner that minimize visibility, site grading, and
exterior lighting?
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Analysis: The applicant has stated that the large size of the lots accommodates this
requirement. The applicant is proposing a berm as a solution to minimize visibility.
Berm details have not yet been provided. The applicant has not proposed plat notes
which would restrict over-lot grading. REQUEST DISCUSSION
h. Public and Private Outdoor Spaces: What are the proposed development's need(s) for
outdoor space, open space, habitat/wildlife areas, parks, or outdoor amenity areas? How
does the proposed development address these needs?
Analysis: The applicant meets the minimum 10% open space requirement as part of an
internal trail and open space combination. See previous analysis on timing for the
proposed trail improvements and wildlife friendly fencing. COMPLIES AS
CONDITIONED
i. External Storage: How does the proposed project address needs for garbage collection,
equipment storage, etc.?
Analysis: The applicant is relying on large lot sizes to address this item. Staff
recommends that a note be placed on the plat which prohibits unscreened outdoor
storage. REQUEST DISCUSSION

Summary
Staff has summarized the list of pending and discussion items below;









MPD Requirement #6; Open Space:
o Plat note restricting development on “common area”/open space.
MPD Requirement #8; Designing with The Topography:
o Discuss building pad designation.
MPD Requirement #10; Access:
o Discuss the merits of the proposed and alternative layout.
MPD Requirement #13; Connectivity:
o Is the internal and external vehicular/pedestrian/bicycle circulation satisfactory?
o Staff recommends that a condition of approval and a note be placed on the plat which
require the trail improvements to be completed prior to issuance of the first Certificate
of Occupancy in the subdivision.
MPD Requirement #16; Development Evaluation Standards:
o Does the development “preserve productive agricultural land to the extent possible and
practical”?
o Water sources to be finalized prior to Planning Commission action.
MPD Requirement #17; Site Design Narrative:
o Vehicle access, streets, connectivity, and Open Space; see above.
o Neighborhood Facilities and Services:
 Apart from the amenities provided (open space and trail), no community facilities
and services are within reasonable walking or biking distance. Amenities are
available via car in Coalville. Given the nature and location of the project, Staff is
15
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o

o

o

o

o

o

assuming that the internal open space and trail amenities would meet reasonable
requirement. Staff is seeking confirmation from the Planning Commission regarding
satisfaction of Neighborhood Facilities and Services.
Meeting Housing Needs: How does the proposed development advance the community
need for a mix of housing types and affordability?
 The development repeats a historic highway corridor development trend.
 The applicant is proposing one housing type.
Character: What are the architectural design character objectives of the proposed
development? How do these design objectives address the local context, climate,
and/or community needs?
 No design requirements being proposed. Default to code minimum.
Site Design:
 No plat notes that identify design specifics or define what may be allowed.
 No building pads being proposed.
 Should building pads be required?
 Staff recommends that a note be placed on the plat which confirms prohibition of
development on slopes over 30%. Staff also recommends that a note be placed that
any fencing be wildlife friendly fencing.
Complete Street Design: “…designed to accommodate a variety of transportation
modes (where appropriate)” …
 No internal streets proposed.
 Is the proposed trail adequate or should sidewalk/bike path be added adjacent to
Hoytsville Road?
Parking Areas: How does the proposed development balance the need for parking with
the need to design parking areas in a manner that minimize visibility, site grading, and
exterior lighting?
 No plat notes which would restrict over-lot grading.
 Should notes be added to limit areas of disturbance?
External Storage:
 Staff recommends that a note be placed on the plat which prohibits unscreened
outdoor storage.

Recommendation
The applicant is seeking Eastern Summit County Planning Commission discussion, feedback, and
direction on the proposed Master Planned Development. No formal action is requested at this
meeting. A public hearing will be scheduled in the future.
Per Section 11-4-12(D.3) of the Eastern Summit County Development Code; Planning
Commission Review and Public Hearing; County Council Action: The County Council is the Land
Use Authority for master planned developments. Prior to final action by the County Council, the
Planning Commission is required to hold a minimum of one (1) public hearing prior to
forwarding a recommendation to the County Council. The County Council shall take final action
on the application for a master planned development. County Council action shall be in the form
of written findings of fact, conclusions of law, and in the case of approval, conditions of
approval.
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Per Section 11-4-12(F) of the Eastern Summit County Development Code; Required Findings and
Conclusions of Law: The County Council must find sufficient evidence that supports the following
conclusions in order to approve a master planned development. In some cases, conditions of
approval will be attached to the final action to ensure compliance.
1. The master planned development is designed to fit well into the natural terrain, minimize
excessive site grading and protect and preserve the surrounding area.
2. The master planned development makes suitable provisions for the protection, preservation,
and enhancement of watercourses, drainage areas, wooded areas, rough terrain and similar
natural features.
3. The master planned development takes adjacent land uses into consideration and mitigates
potential impacts, including but not limited to flooding, erosion, subsidence, sloping of the soil
or other dangers and nuisances, through careful planning.
4. The master planned development has direct vehicular access from a public road or suitable
private road or driveway access meeting all requirements of the County Engineer and Fire
Marshal.
5. The master planned development has a secondary point of access/emergency access or other
mitigation satisfactory to the Summit County Engineer and Fire Marshal.
6. All roads/streets within master planned development follow the natural contours of the site
wherever possible to minimize the amount of grading.
7. Existing or proposed utility and public services are adequate to support the proposed master
planned development at normal service levels and are designed in a manner to avoid adverse
impacts on adjacent land uses, public services, and utility resources.
8. The proposed structures within the master planned development are located on reasonably
developable portions of the site. The open areas within the master planned development are
designed so that existing significant vegetation can be maintained to the greatest degree
possible.
9. The master planned development includes adequate internal vehicular and, where deemed
necessary, pedestrian/equestrian/bicycle circulation.
10. The master planned development includes adequate areas for snow removal and snow
storage.
11. All exterior lighting within the master planned development is down directed and fully
shielded.
12. The master planned development, as conditioned, complies with all the requirements of this
chapter.
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13. The master planned development, as conditioned, is consistent with the General Plan.
14. The master planned development has been noticed and a public hearing held in accordance
with this chapter. (Ord. 868, 6-14-2017)
Attachments
Exhibit A – Proposed Plat
Exhibit B – Slope Analysis (Lots do not match, but topo does)
Exhibit C – Applicant Narrative of MPD Requirements
Exhibit D – Sketch Rendering
Exhibit E – Photos
Exhibit F – Original Submittal
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EXHIBIT A
KELVIN JUDD SUBDIVISION
LOCATED IN THE SOUTHEAST QUARTER OF SECTION 4,
TOWNSHIP 1 NORTH, RANGE 5 EAST, SALT LAKE BASE AND MERIDIAN,
SUMMIT COUNTY, UTAH, OCTOBER 2019
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FOREVER, AND ALSO GRANT AND DEDICATE A PERPETUAL EASEMENT OVER, UPON AND UNDER THE LANDS
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ESTABLISH THE BOUNDARY WAS THE EXISTING SUMMIT COUNTY SURVEY
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SOUTH LINE OF THE SOUTHEAST QUARTER OF SECTION 4, TOWNSHIP 1 NORTH, RANGE
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WITH AN EFFECTIVE DATE OF MARCH 16, 2006.
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LINE; THENCE NORTH 10°24'55" EAST 1052.23 FEET ALONG SAID ROAD LINE; THENCE NORTH 09°44'18" EAST
267.70 FEET ALONG SAID ROAD LINE; THENCE NORTH 06°41'21" EAST 54.46 FEET ALONG SAID ROAD LINE;
THENCE NORTH 78°56'23" EAST 145.15 FEET; THENCE NORTH 05°32'19" EAST 88.56 FEET TO THE SOUTHERLY
LINE OF AN EXISTING LANE; THENCE NORTH 74°38'25" EAST 148.42 FEET ALONG SAID LANE; THENCE NORTH
63°47'25" EAST 112.02 FEET ALONG SAID LANE; THENCE SOUTH 01°01'48" EAST 2077.64 FEET TO THE POINT
OF BEGINNING CONTAINING 25.91 ACRES.

SURVEYOR'S CERTIFICATE
I, KLINT H. WHITNEY, DO HEREBY CERTIFY THAT I AM A LICENSED PROFESSIONAL LAND SURVEYOR IN THE STATE
OF UTAH AND THAT I HOLD CERTIFICATE NO. 8227228 IN ACCORDANCE WITH TITLE 58, CHAPTER 22, OF THE
PROFESSIONAL ENGINEERS AND LAND SURVEYORS ACT; I FURTHER CERTIFY THAT BY AUTHORITY OF THE
OWNERS I HAVE COMPLETED A SURVEY OF THE PROPERTY AS SHOWN AND DESCRIBED ON THIS PLAT, AND HAVE
SUBDIVIDED SAID PROPERTY INTO LOTS AND STREETS, TOGETHER WITH EASEMENTS, HEREAFTER TO BE KNOWN
AS KELVIN JUDD SUBDIVISION IN ACCORDANCE WITH SECTION 17-23-17 AND HAVE VERIFIED ALL MEASUREMENTS;
THAT THE REFERENCE MONUMENTS SHOWN HEREON ARE LOCATED AS INDICATED AND ARE SUFFICIENT TO
RETRACE OR REESTABLISH THIS SURVEY; THAT ALL LOTS MEET THE REQUIREMENTS OF THE LAND USE CODE;
AND THAT THE INFORMATION SHOWN HEREIN IS SUFFICIENT TO ACCURATELY ESTABLISH THE LATERAL
BOUNDARIES OF THE HEREIN DESCRIBED TRACT OF REAL PROPERTY.
SIGNED THIS ________ DAY OF ______________________, 2019.
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OWNER'S DEDICATION

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2019.

I THE UNDERSIGNED OWNER OF THE HEREON DESCRIBED TRACT OF LAND, HEREBY SET APART AND
SUBDIVIDE THE SAME INTO LOTS, PARCELS AND STREETS AS SHOWN ON THIS PLAT AND NAME SAID TRACT:

____________________________________
FIRE DISTRICT

KELVIN JUDD SUBDIVISION

X
IRR

VILLE

X

X
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O
H

LOT 5
2.29 ACRES
ADDRESS

IRR

X

ROCKY MOUNTAIN POWER

SIGNED THIS _______DAY OF ____________, 2019.

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2019.

JUDD DAIRY FARM INC.

____________________________________
ROCKY MOUNTAIN POWER

________________________________________
BY:

SUMMIT COUNTY ATTORNEY

ACKNOWLEDGEMENT

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2019.

X

HOYTS

X
X

____________________________________
QUESTAR GAS COMPANY

AND HEREBY DEDICATE, GRANT AND CONVEY TO SUMMIT COUNTY, UTAH ALL THOSE PARTS OR PORTIONS
OF SAID TRACT OF LAND DESIGNATED AS STREETS, THE SAME TO BE USED AS PUBLIC THOROUGHFARES
FOREVER, AND ALSO GRANT AND DEDICATE A PERPETUAL EASEMENT OVER, UPON AND UNDER THE LANDS
DESIGNATED ON THE PLAT AS PUBLIC UTILITY, THE SAME TO BE USED FOR THE INSTALLATION,
MAINTENANCE AND OPERATION OF PUBLIC UTILITY SERVICE LINES, STORM DRAINAGE FACILITIES OR FOR
THE PERPETUAL PRESERVATION OF WATER DRAINAGE CHANNELS IN THEIR NATURAL STATE WHICHEVER IS
APPLICABLE AS MAY BE AUTHORIZED BY SUMMIT COUNTY, UTAH, WITH NO BUILDINGS OR STRUCTURES
BEING ERECTED WITHIN SUCH EASEMENTS.
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I HAVE EXAMINED THIS PLAT AND OTHER DOCUMENTS ASSOCIATED WITH
THIS SUBDIVISION PLAT AND IN MY OPINION THEY CONFORM WITH THE
SUMMIT COUNTY ORDINANCE APPLICABLE THERETO AND NOW IN FORCE
AND EFFECT.
SIGNED THIS____DAY OF __________, 2019.
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STORM DRAIN RETENTION EASEMENTS

EASTERN SUMMIT COUNTY PLANNING COMMISSION
APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2019
__________________________________
CHAIR

APPORVAL AND ACCEPTANCE
ON BEHALF OF THE BOARD OF SUMMIT COUNTY COMMISSIONS
SIGNED THIS____DAY OF __________, 2019
AT WHICH TIME THIS SUBDIVISION WAS APPROVED AND ACCEPTED

__________________________________
SUMMIT COUNTY COMMUNITY
DEVELOPMENT DIRECTOR
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SUMMIT COUNTY PLANNING COMMISSION
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THE FOREGOING CONSENT TO RECORD WAS ACKNOWLEDGED BEFORE ME THIS _______ DAY OF _________,
OF 2018, BY:
MY COMMISSION EXPIRES __________________
_______________________________________
NOTARY PUBLIC
RESIDING IN ________________________________

P.O.B.
X
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X

X

BASIS OF BEARING
WEST 1303.90' P.O.B. (QUARTER SECTION LINE 2657.03')
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DEVELOPER:
KELVIN JUDD (JUDD DAIRY FARM INC)
115 W JUDD LANE
COALVILLE, UT 84017
435-640-4347
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COUNTY RECORDER
ENTRY NO. _________ FEE PAID ________
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FILED FOR AND RECORDED ___________,
AT ______. IN BOOK _______ OF OFFICIAL
RECORDS, PAGE ______. RECORDED
FOR ____________________________
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BY:_________________________
AUTHORIZED OFFICIAL

SIGNED THIS____DAY OF __________, 2019.
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THIS IS TO CERTIFY THAT THIS SUBDIVISION WAS DULY APPROVED BY THE
SUMMIT COUNTY PLANNING COMMISSION.
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STATE OF UTAH
COUNTY OF SUMMIT

__________________________________
COUNTY CLERK
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NICK BAGNELL
BAGNL-1

CONSENT TO RECORD

____________________________________
COUNTY ENGINEER

SHARED ACCESS WITH PULLOUT 100' DEEP
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CHAD SIMISTER
SKYB-3

SOUTH QUARTER CORNER SECTION 4,
T1N, R5E, S.L.B.&M.
(MONUMENT FOUND)

______________________________
NOTARY PUBLIC

SIGNED THIS____DAY OF __________, 2019.
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2.25 ACRES
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GRAVEL ROADWAY

On this
day of
2019, personally appeared before me ______________________, whose identity
is personally known to me (or proven on the basis of satisfactory evidence) and who by me duly sworn/affirmed, did say
that he/she is the ____________________ of JUDD DAIRY FARM INC., and that said document was signed by him/her in
behalf of said *Corporation by Authority of its Bylaws, or (Resolution of its Board of Directors), and said
_______________________ acknowledged to me that said *Corporation executed the same.

APPROVED AND ACCEPTED BY THE SUMMIT COUNTY ENGINEERING
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LOT 8
2.72 ACRES
ADDRESS
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COLLEEN SIMISTER
SKYB-1

____________________________________
COUNTY ATTORNEY

STATE OF UTAH

X

X

______________________________________
CHAIRMAN, SUMMIT COUNTY PLANNING COMMISSION

__________________________________
COUNTY RECORDER
BY: _____________________________
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EXHIBIT C.1

MPD Requirements: All applications for a master planned development shall meet the
following minimum requirements. Additional project information necessary for the
project analysis may be required at the discretion of the Community Development
Director, Planning Commission, or County Council.
1. Density: The maximum density permitted on the project site will be determined as
a result of a site analysis. The maximum density shall not exceed that set forth in
the proposed or existing zone, except as otherwise provided in this section. In
cases where a project site contains more than one (1) zone, the County Council
may permit the clustering of density irrespective of zone boundaries so long as
the relocation results in the project advancing the goals set forth in the General
Plan.
The base density for this 10 lot development was derived from the highway
corridor zoning the application was vested under prior to the zoning change in
2018.

2. Density Bonus: A density bonus may be permitted in accordance with appendix B
of this title.
The development is not requesting any bonus density.

3. Setbacks: The minimum setback around the exterior boundary of an MPD shall
match the setbacks of the more restrictive/larger abutting zone setback. In some cases,
that setback may be increased to create an adequate buffer to adjacent uses. The
County Council may reduce or increase setbacks within the project from those
otherwise required provided the project meets minimum Building Code and Fire Code
requirements and can demonstrate that such change:
a. Maximizes agricultural land or open space; and/or
b. Avoids important natural features of the site.
The development is not seeking lesser setbacks than required by code.

4. Building Height: The maximum building height for all structures within a
master planned development shall not exceed the zone standard. The County
Council may grant additional building height beyond the maximum zone
standard up to forty five feet (45') based on demonstrated good cause related,
but not limited to, structured parking, affordable housing, deed restricted open
space, community outdoor common area improvements or superior
architectural design.
The development is not seeking any building height beyond 32 feet.
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5. Reduction Of Minimum Lot Size Requirements: The County Council may
reduce the minimum lot size specified in a zone if it finds the proposed
decrease in minimum lot size improves the site design, clustering of buildings,
and/or preservation of agricultural land or open space.
The development is not seeking a reduction of minimum lot size
requirements.
6. Open Space: Master planned developments shall provide for open space of
at least ten percent (10%) of the site area.
10% open space requirement to be met by the following:
2.64 Acres of open space:
1.11 acres (42%) of open space >30% slope
1.53 acres of open space to be a commonly owned undivided interest
non-motorized trail for equestrian, bicycle, or walking use.

7. Off-Street Parking: Master planned developments shall meet the following off-street
parking standards:
a. Residential uses:
(1) Single family dwelling
unit

Minimum 2 spaces/unit

(2) Duplex dwelling unit

Minimum 2 spaces/unit (total of 4/building)

(3) Accessory dwelling unit

Minimum 1 space/unit

(4) Guest house

Minimum 1 space/unit

(5) Multi-unit (3 or more
units)

Minimum 1 space/unit

b. Non-residential uses:
(1) Commercial/retail

3 spaces/1,000 sq. ft. of net leasable floor area

(2) Commercial/restaurantcafe

3 spaces/1,000 sq. ft. of net leasable floor area

(3) Hotel/lodging

1 space/guest room or suite; 2 spaces/1,000 sq.
ft. support commercial

(4) Offices

2.5 spaces/1,000 sq. ft. net leasable area

Applicant Narrative of
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The off-street parking requirements for any other uses not listed above shall be
determined by the County Council based on a project-specific parking study. The
County Council may reduce or increase the overall parking requirement for a master
planned development based upon the applicant demonstrating reasonable justifications
for the increase/decrease in parking spaces.
The County Council may grant additional exterior/surface parking provided such parking
is designed to include permeable surfaces, additional landscaping and buffering.
The development has ample space for parking and is not seeking any reduction
of parking standards.
8. Designing With The Topography: Master planned developments shall be
designed to fit into the topography of the site. The County Council may consider
flexibility in the siting of development so as to best fit into the natural terrain,
minimize excessive site grading and mitigate impacts on the natural environment
and resources of the surrounding area. The project design shall demonstrate the
preservation of watercourses, drainage areas, wooded areas, rough terrain and
similar natural features and areas.
The development is not requesting any exceptions to this standard.
9. Designing With Adjacent Uses: The master planned development plan shall take
adjacent land uses into consideration. Development along the project perimeter
shall adequately mitigate any potentially adverse effects, including but not limited
to flooding, erosion, subsidence, sloping of the soil or other dangers and
nuisances.
The development will meet all engineering standards related to this requirement
(i.e. stormwater retention ponds).
10. Access: All master planned developments shall have vehicular access from a
public road. All projects shall have a secondary point of access/emergency
access unless otherwise mitigated to the satisfaction of the County Engineer
and/or Fire Marshal. All roads/streets shall follow the natural contours of the site
wherever possible to minimize the amount of grading.
The County Engineer and Fire Marshall have independently stated that shared
driveways between 2 homes meets this standard. Turnarounds and/or pullouts
on these shared driveways will meet the requirements of the County Engineer
and Fire Marshall.
11. Utilities: Existing or proposed utilities, including private and public services for
master planned developments will be adequate to support the proposed project
at normal service levels and will be designed in a manner to avoid adverse
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impacts on adjacent land uses, public services, and utility resources. Unless
otherwise permitted by this chapter, all master planned developments shall
comply with all requisite infrastructure standards found in chapter 6 of this title.
See Attached Addendum 1.
12. Building Locations: All buildings shall be located to avoid, to the extent
practicable, wetlands, riparian areas, steep slopes and ridgelines. Building
locations and associated lot configurations should be oriented to encourage
active and passive solar design principles wherever practicable.
The development is not seeking to build on any sensitive areas outlined in this
Requirement.
13. Connectivity: Internal and external vehicular/pedestrian/bicycle circulation should
be demonstrated at the time of application as deemed necessary by the County
Council. Pedestrian/equestrian/bicycle circulation should be separated from
vehicular circulation wherever reasonable.
Pedestrian/equestrian/bicycle circulation/connectivity to be accomplished via
common area/open space trail as previously stated.
14. Snow Storage: Master planned developments shall include adequate areas for
snow removal and snow storage. An appropriate form of landscaping plan shall
allow for snow storage areas. Structures shall be set back from any hard
surfaces so as to provide adequate areas to remove and store snow. The
assumption is that snow should be able to be stored on site and not removed to
an off-site location.
The development has adequate space for snow storage and does not seek to
deviate from this standard. Snow will be stored on site.
15. Outdoor Lighting: All outdoor lighting shall be down directed and fully shielded.
All outdoor lighting shall be designed and installed to prevent light trespass on
adjacent properties. Lighting of the United States flag is exempt from this
provision.
The development does not seek to deviate from this standard.
16. Compliance With Development Evaluation Standards: Unless otherwise
permitted by this chapter, all master planned developments shall comply with all
requisite development evaluation standards found in chapter 2 of this title.
See attached addendum 2.
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17. Site Design Narrative: An application for a master planned development shall
include a written explanation of how the project plan addresses the following design
questions:
a. Neighborhood Connectivity: How does the proposed development interconnect and
the surrounding properties, neighborhood, and area? Including but not limited to:
(1) Where will vehicles enter and exit the site?
Shared driveways between property owners will have a turnaround and/or a pullout that
meet the Fire Marshall’s standard for access, entry, exit, turnaround, and bypass.
(2) Where will new streets be developed?
Driveways to be constructed along lot boundaries (1 driveway per 2 lots).
(3) Is there a need for pedestrian and bicycle routes (including trails and sidewalks)
through the project area? If so, how are such needs addressed?
A trail will be built to allow non-motorized connectivity throughout the development.
b. Availability Of Neighborhood Facilities And Services: Is the location of the proposed
development within reasonable proximity (including walking and biking) to community
facilities such as schools, retail centers, parks, etc.?
Yes, the development suits the surrounding area and allows for convenient access to
established community infrastructure.
c. Meeting Housing Needs: How does the proposed development advance the
community need for a mix of housing types and affordability?
11-4-12: Master Planned Developments: A. Intent: “A master planned development (MPD) is
a comprehensive project design strategy to create projects that best address site conditions, the
characteristics of the surrounding properties, as well as community and market demands.”
The site conditions are more than ideal for beautiful, spacious country living. The development is not
seeking an extravagant, over-the-top design that unnecessarily isolates itself from the surrounding
existing homes and future area development. However, these will be very nice, custom homes that
align with such large lots. The development design fits the feel of its location. The development
certainly best addresses community and market demands, as there are very few parcels of ground in
Eastern Summit County that can provide relatively affordable, spacious, rural living. This is a unique
parcel that satisfies a niche need for a one-of-a-kind development for families that want to work their
own land and have their own space. Kids can play safely outside, but more importantly, kids can
work outside. There is space here for crops, gardens, pastures, horses, steers, etc. This is a rare
opportunity to help start the right ‘brand’ going forward of what Eastern Summit County can be.

d. Character: What are the architectural design character objectives of the proposed
development? How do these design objectives address the local context, climate,
and/or community needs?
Prefabricated homes are prohibited in this development. The development will require a
minimum 1900 square foot main floor custom home, or 1900 square foot minimum first
and second floor requirement, excluding basements and/or bonus rooms.
e. Site Design: How is the proposed development designed to take advantage of the
existing topography, landscape features, trees, wildlife corridors, existing structures,
minimize site grading, etc.?
The homes should be built not directly facing East Hoytsville Road. Homes should be
built a minimum of 110 feet from the East Hoytsville Road Centerline. Landscaping will
be designed with a berm along East Hoystsville Road, with trees, shrubs, and rocks to
reduce the visibility of driveways and grading.
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f. Complete Street Design: How is the proposed development street/circulation system
designed to accommodate a variety of transportation modes (where appropriate), easy
route finding, and safe speeds?
Shared driveways and non-motorized trail allow easy access and connectivity while
maintaining low traffic and privacy. No pass-through traffic system needed.
g. Parking Areas: How does the proposed development balance the need for parking
with the need to design parking areas in a manner that minimize visibility, site grading,
and exterior lighting?
Adequate space for private, off-street parking.
h. Public And Private Outdoor Spaces: What are the proposed development's need(s)
for outdoor space, open space, habitat/wildlife areas, parks, or outdoor amenity areas?
How does the proposed development address these needs?
The development will have a common area trail, an undevelopable common area
adjacent to a conservation easement conducive to wildlife, and open space to allow
wildlife and domestic residences to coexist. Minimal, if any, encroachment on existing
wildlife habitat.
i.
External Storage: How does the proposed project address needs for
garbage collection, equipment storage, etc.?
Adequate space for private residences to store their garbage, with easy
access to Hoytsville Road for garbage collection. I anticipate some of
these homes will have outbuildings for storage of equestrian equipment,
lawn maintainence, trailers, etc.
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The Development does not seek to deviate from any requirements as outlined
from 11-6-1 through 11-6-7.
11-6-8: INFRASTRUCTURE STANDARDS:
A. Fire Protection Standards:
Letter from Fire Marshall stating the development standards relative to Fire Protection that
will be met.
1. All development, including a single-family dwelling on an individual lot or parcel, which does not have
year round access or is located within the wildland fire urban interface zone, is subject to the fire
protection measures required by the 2006 Utah wildland fire urban interface code and the respective
fire district and/or fire warden.
The wildland urban interface (WUI) zone map was developed using the roads to the outside of the
valley floors as a simplified boundary. The areas within the valley floors typically have a water supply
or are in areas with irrigated fields/modified vegetation and are in the vicinity of maintained roads
that lower the wildland fire potential, and are therefore excluded from the WUI zone. Areas within
two hundred fifty feet (250') of these road centerlines are also excluded from the WUI zone, as fire
equipment can typically access these buildings within National Fire Protection Association (NFPA)
requirements for hose length. The two hundred fifty foot (250') buffer is to be measured from
centerline of the road across the ground to the build(s) by way of the normal access provided.
For wildland/urban fire requirement purposes, the following criteria shall be used by the applicable
fire district when reviewing development applications in eastern Summit County:
a. Location of building with respect to designated wildland urban interface (WUI) area based on the
county and state approved map.
b. Response time for responding fire units.
c. Access, including road and bridge weight limits.
d. Space at the building for sufficient fire equipment to adequately and safely fight or defend the
building(s).
e. Type and density of vegetation around the buildings.
f. Separation of buildings from vegetation as to prevent a building fire from spreading to wildland.
g. Type of road or driveway, length, and grade, as well as type of access (seasonal versus year round).
h. Distance from established water supply and the ability to get that water to the fire based on pump
capacity, access, and space at the building and turnarounds.
i. Other criteria that shall be used are the following state adopted laws and rules:
(1) The state fire code adoption act.
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(2) Utah code subsection 65A-8-203(3)a (re: cooperative fire protection agreements with counties).
(3) Utah administrative code R652-122-200 minimum standards for wildland fire ordinance.
(4) Utah administrative code R309-550-5 water main design.
(5) 2006 Utah wildland urban interface code.
(6) Other provisions of this title.
(7) The 2009 international fire code (IFC) or newer as adopted by the state of Utah.
Based on this review, applicants may be required to enact a variety of measures to minimize the level
of fire hazard. The fire protection measures may include the following:
a. Connection to a community or private water system, well or spring with a minimum five thousand
(5,000) gallon water storage tank, pond, or other accessible water body with a dry hydrant.
b. Defensible space around each dwelling.
c. Noncombustible roofing materials.
d. Internal fire sprinkler systems.
Based upon specific site characteristics (e.g., a meadow or irrigated field within the WUI zone) and the
applicant's ability to provide an adequate combination of the above listed building or on site
improvements, the fire district may waive certain requirements.
All applicants for new development shall, at the time of application, acknowledge that they have
reviewed the "Summit County Living With Fire" information pamphlet and consulted the building
department, insurance companies, builders and fire districts/fire warden regarding fire protection.

B. Wildfire Hazard Guidelines:
1. All proposed developments within the AG-100 and AG-160 zone districts shall be analyzed and rated
on its wildfire risk using the fire hazard severity scale developed by the state, division of state lands
and forestry. A development shall be rated based on the following criteria. The composite score will
categorize the hazard level of the proposed development as moderate, high, or extreme. This rating,
based on the following, shall be submitted to the county as part of any sketch plan:
a. Slope of the site on which the development is proposed;
b. Aspect, or the general direction in which the surface of the ground faces;
c. Response time of the responsible fire agency as measured in minutes;
d. Vegetation density to measure the fuel loading of the area; and
e. Type of vegetation to identify rates of spread, resistance to control and other factors.
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2. Hazardous fuels in the form of native vegetation will be cleared around structures and around the
perimeter of subdivisions where appropriate to assist in wildfire prevention. Fuel breaks are not
intended as complete vegetation removal; but rather, they shall serve as a change in fuel continuity,
type of fuel, and degree of flammability of fuel in a strategically located area to reduce or hinder the
rate of fire spread. The amount of vegetation to be removed/left within a fuel break area shall be
recommended by the appropriate fire district. Fuel breaks around residential dwelling units shall be
in place before the issuance of a certificate of occupancy.
3. Fuel break clearing limits shall be as follows:

Type

Moderate

High

Extreme

Structures

30 feet

50 feet

75 feet

Development perimeter

None

75 feet

100 feet

4. As part of a recorded plat for a subdivision in the AG-100 and AG-160 zone districts, fuel break
easement shall be identified and a note shall be placed on the plat stating the following:
The fuel break easement is granted for the benefit of the Utah state area forester. Fuel breaks
shall be maintained by the landowner or homeowners' association. Failure of the landowner to
maintain the fuel break shall cause the area forester to cause the maintenance of the fuel break and
charge the landowner for costs incurred.

B. Road Standards: Public and private roads in subdivisions shall meet the following minimum
right of way, surface and shoulder width standards. Road surfaces shall be capable of
providing all weather, year around access as approved by the appropriate fire district and the
county.
16 Foot Wide Shared Driveways will meet the standards outlined in section B. above.
County Engineer and Fire Marshall have stated that meets their standards. A pullout
or turnaround for each shared driveway is required and will be constructed.
1. Width Of Surface:

Design Volume
Design
Speed

<25

25 250

251 699

700 999

1,000 2,499

2,500 5,000

5,000+

20 mph

14

16

20

22

22

24

24

30 mph

16

18

20

22

22

24

24

40 mph

18

20

22

22

22

24

24
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22

22

22

24

24+

Roads designed to carry a large traffic volume per day at higher speeds may be required to be wider
than described. This will be based on a determination of the specific design volume, speed, terrain
and other characteristics to be calculated at the time of development application. Public roads, to be
owned and maintained by the County, shall be a minimum of twenty four feet (24') of paved surface
width.
2. Width Of Shoulder:

Design Volume
Design
Speed
All
speeds

<25

25 250

251 699

700 999

1,000 2,499

2,500 5,000

1' to
2'

1' to
4'

2' to
4'

2' to
6'

2' to
6'

2' to
6'

5,000+
2' to 8'

Shoulders may be required to be compacted road base, asphalt or other suitable hard surface, or a
combination thereof.
3. Width Of Right-Of-Way: The minimum right-of-way width for a public road shall be sixty feet (60').
The requirements may increase as the paved surface width increases due to traffic volumes, as
described above. The minimum right-of-way for private roads shall be double the driving surface of
the road.

D. Road Grades: The maximum road grade of an arterial road shall be eight percent (8%). On all
other roads, a grade of less than eight percent (8%) is encouraged and preferred. However, road
grades in excess of eight percent (8%), up to a maximum of ten percent (10%), may be allowed
for short distances when, in the opinion of the County, it is in the best interest of preserving the
natural environment and when approved by the appropriate fire district. Short distances shall not
exceed five hundred feet (500') within any one thousand foot (1,000') segment.

E. Intersections: The road grade at an intersection shall not exceed four percent (4%) for a minimum
distance of one hundred feet (100') on each leg of the intersection, and flatter grades are
desired.

F. Turnaround/Cul-De-Sacs: Cul-de-sacs will be a maximum of one thousand three hundred feet
(1,300') in length for developments with a moderate fire hazard rating, nine hundred feet (900') in
high fire hazard rated areas, and five hundred feet (500') in areas of extreme fire hazard. No culde-sac shall have a driving surface width of less than twenty feet (20'), and twenty four feet (24')
from public roads. All cul-de-sacs shall have a turnaround of not less than sixty feet (60') in
diameter, or as otherwise approved by the fire district, and ninety feet (90') from public roads. All
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cul-de-sacs must have a sign indicating that the road is a "dead end" road, to be located within
one hundred feet (100') of the outlet.

G. Bridges And Culverts: Bridges and culverts on public roads shall be designed to support an HS20 highway loading requirement. Permanent culverts will be installed at all intermittent and
perennial stream crossings. Specifications for bridges, culverts and other stream crossings shall
take into account at least the 100-year frequency storm for bridges and the 25-year frequency
storm for culverts.

H. Driveway Access: The maximum grade of a driveway shall not exceed ten percent (10%). Twelve
percent (12%) grades may be allowed for up to but not to exceed two hundred fifty (250) linear
feet. The minimum width of a driveway shall be twelve feet (12').

I. Irrigation Ditch Easements: An unobstructed easement at least sixteen feet (16') in width shall be
provided and shown on the subdivision plats or site plans, to ensure proper access and
maintenance of irrigation ditches and canals.

J. Water Storage For Firefighting Purposes: New development shall be required to meet the
minimum water storage requirements for firefighting purposes as established by the appropriate
fire district.

K. Revised Standards Applicable: Development is subject to revised general engineering standards
and ordinances which are in effect at the time the application is submitted for review and
approval by the County.

L. Appeals: Appeals of requirements imposed by the North Summit Fire District and the Wildland
Fire District (Summit County Fire Warden) are made to the Summit County Council pursuant to
the appeals procedure identified in section 11-7-16 of this title. Appeals of requirements imposed
by the South Summit Fire District are made to the South Summit Fire Commission. (Ord. 751, 112-2011)

The Development does not seek to deviate from any requirements as outlined
from 11-6-9 through 11-6-21.
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11-2-1: PURPOSE:
A. Purpose: The purpose of this chapter is to establish a set of development guidelines applicable to
any development within Eastern Summit County. These guidelines are necessary and desirable
in order to: 1) protect the county's rural, agricultural, small town character and lifestyle; 2) protect
the natural resources and ecologically and environmentally sensitive areas of Eastern Summit
County; and 3) facilitate the efficient use of the land in relation to the county's ability to ensure
the availability of adequate services and infrastructure.

B. Standards; Compliance: The following standards shall be applied to the review of any
development application submitted in accordance with the provisions of this title. Nothing in this
chapter shall be construed to prevent the county from allowing an applicant to propose and
agree to implement acceptable and suitable solutions to such impacts which otherwise result in a
finding of noncompliance with these standards. (Ord. 708, 12-10-2008)

11-2-2: AGRICULTURE:
A. Plat Notes And Memorandums: Nonagricultural development shall not be approved without
appropriate plat notes and memorandums of understanding, as described in this title, that
educate new residents of the presence of agriculture operations in Eastern Summit County
and protect the rights of farmers and ranchers to actively conduct normal operations
associated with the farm or ranch.
Official note addressing this to be included on Recorded Plat:

The owners of property within Eastern Summit County recognize the importance of
agricultural lands and operations and small rural business enterprises. It is recognized
that agricultural lands and operations and rural business enterprises have unique
operating characteristics that must be respected. (Owners of each lot platted in this
subdivision/the owner of the residence constructed upon this lot) have/has been given
notice and recognizes that there are active agriculture lands and operations and rural
business enterprises within Eastern Summit County and acknowledges and accepts
that, so long as such lands and operations exist, there may be dust, noise, odor,
prolonged work hours, use of roadways for the purposes of herding/moving animals,
and other attributes associated with normal agricultural operations and rural businesses.

B. Minimization Of Complaints: Nonagricultural development shall not be approved in an agricultural
area without appropriate efforts from the developer to minimize potential complaints from future
residents of the development regarding noise, odor, length of work hours, and the normal
characteristics of the agricultural operation.
See above plat note.
B. Livestock Fencing: New, nonagricultural development immediately adjacent to an existing
agricultural operation (defined by this title as "agriculture") shall not be approved unless the
developer and/or subsequent owners of property within the development assume the
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responsibility for fencing or paying one-half (1/2) of the cost thereof for fencing out livestock in
accordance with the Utah code. All major developments, including residential subdivisions,
commercial and industrial operations and other projects that border agriculture lands shall be
subject to the following fencing considerations:
The development does not seek to deviate from these fencing standards:
1. At the discretion of the adjoining agricultural landowner, the developer may be required to pay for
one-half (1/2) of the cost, including labor and materials for a fence if:
a. The fence is or becomes a partition fence separating the project site from the adjoining agricultural
landowner's property;
b. The cost of the fence is reasonable for the type of fence commonly found in that particular area.
2. Notwithstanding the above fencing requirement, the developer may, at his or her own discretion, cost
and expense, construct a perimeter fence to enclose the development.
3. In project areas including wildlife migration corridors or critical wildlife habitat, as determined by the
state division of wildlife resources (DWR), wildlife friendly fencing may be considered with the
following recommended design standards:
a. Total fence height should not exceed forty two inches (42").
b. The space between the two (2) top wires (of a wire fence) should be at least twelve inches (12")
apart with the top wire preferable being a smooth wire without barbs.
c. The bottom wire should be at least thirteen inches (13") from the ground and smooth.

D. Preservation Of Agricultural Land: New nonagricultural development within Eastern Summit
County shall preserve productive agricultural land to the extent possible and practical.
The development seeks to meet this standard, and the development anticipates residential
agricultural uses including but not limited to: Pastures, Crops, Gardens, and Livestock.
E. Irrigation Patterns And Systems: Nonagricultural development shall preserve the integrity of
existing irrigation patterns and systems. Surface irrigation ditches shall be mapped and
easements of record created. (Ord. 708, 12-10-2008)
The development does not seek to deviate from this standard and plans to use and improve existing
irrigation patterns and systems on the property.

11-2-3: WATER AND SEWAGE:
A. Order Of State Engineer Required: New residential, commercial and industrial development shall
not be approved in accordance with the provisions of chapter 4 of this title, nor shall a building
permit be issued on a previously platted lot, without evidence of a memorandum of decision from
the State Engineer demonstrating that water rights of adequate quantity are available on the site
and that water pursuant to such water rights can be used on the site by the applicant to serve
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the proposed uses/lots, or a commitment from a municipality or private service company to
provide water of adequate quantity and quality to serve the proposed use/lot. However, lots
within all subdivisions consisting of three (3) or less lots shall not be required to have a
memorandum of decision from the State Engineer nor commitment from a municipality or private
service company for each lot. The applicant shall submit documentation indicating what type of
water system shall be utilized within the subdivision consisting of three (3) or less lots, i.e.,
private wells, municipality or private service company. A note shall be included on the
subdivision plat that indicates:
It shall be the responsibility of each lot owner to demonstrate that water rights of adequate quantity
are available for each lot prior to the issuance of a building permit. This shall be accomplished by an
order of the State Engineer demonstrating water rights for a private well or a written commitment
from a municipality or private service company.
Order of State Engineer demonstrating adequate water rights for this development has been
received. Culinary water provided via private wells (4 total wells-3 wells serving lots 2-10, 1 well
serving lot 1). Shared well agreements that have been reviewed by the County and release the
County from any liability to provide water will be signed by each lot owner of lots 2-10. Pressurized
secondary water exists on the property, and proportionate secondary water shares are included in
the purchase of each lot.

C. Capacity And Capability: No new development or building permit for a previously platted lot,
for which water and/or sewer service will be provided by a private service provider, will be
approved until the service provider has submitted documentation demonstrating that it has
the capacity and capability to serve the development/lot and that it is committed to providing
the service.
State Engineer Order shows the capacity and capability to provide adequate water service.

D. Sewage Collection: New residential, commercial and industrial development shall not be
approved in the vicinity of existing well and spring protection zones, which are used for
domestic consumption purposes, without a contained sewage collection and disposal
system. The impact on protection zones shall be determined based on distance, soil
conditions, slope and drainage patterns, or in compliance with State law. Individual septic
disposal systems will not be allowed when these zones can be impacted.
Adequate well protection zones and favorable soil percolation allow for individual septic
tanks for each lot. Individual septic tanks have been approved by County Manager.

D. Sewage Treatment: No development shall be approved without suitable sewage treatment
capacity point of discharge, and dependability for the specific use proposed.
Septic Tanks approved by County Manager.
E. Adequate Water: No building permit, low impact use, conditional use or commercial or
industrial development shall be approved without adequate water quantity, quality, pressure
and dependability to support the use intended and to provide for protection from fire.
The development does not seek to deviate from this requirement.
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1. Applicability: With the exception of subdivisions consisting of three (3) or less lots and low impact
uses, the standards for adequate water rights to serve a project shall be satisfied prior to the
approval of a final subdivision plat or final site plan for the proposed development.
Water standards for subdivisions consisting of three (3) or less lots and low impact uses shall be
satisfied prior to the issuance of a building permit. (Ord. 886, 8-29-2018)
Development does not seek to deviate from this requirement.
2. Water Systems: If a water system serving a development has fewer than fifteen (15) connections,
then the Summit County Public Health Department regulations for the installation and approval of
nonpublic water systems shall apply. For systems serving fifteen (15) or more connections, the
applicant must furnish a letter from the Utah State Department of Environmental Quality, Division of
Drinking Water, that the water system meets all current Utah State standards and that no
unresolved notices of violation or noncompliance are outstanding.
The Drinking Water Division originally approved the development’s request for private systems to
serve this subdivision. The Drinking Water Division has decided to review the development again.
3. Standards: All development, utilizing either public or private water systems, including commercial
and industrial uses, shall be subject to the following water requirements:
a. Quantity: Water quantity includes paper water rights (i.e., the legal right to divert the water) and wet
water (i.e., the actual ability to provide flowing water for culinary, irrigation and fire protection
purposes). If individual wells are proposed as sources of supply for each subdivision lot, or if
nonpublic water supply wells are proposed to serve several lots, a statement from the State
Engineer's Office must be submitted indicating the feasibility of obtaining ground water suitable in
quantity to serve the proposed residences throughout the subdivision.
This statement has been received from the State Engineer’s Office.
(1) Water Rights: A memorandum of decision from the Utah State Engineer showing sufficient water
rights for the proposed development shall be required. The "sufficiency" of the water rights shall be
determined based on State water use guidelines that generally require 0.45 acre foot of water for
indoor use per dwelling unit and three (3) acre-feet of water per one (1) acre of irrigated land for
outdoor use, or such other figures as determined by the Utah State Engineer.
(2) Wet Water: It is recognized that the transfer of paper water rights by the State Engineer does not
necessarily correlate with the actual availability of wet water. Therefore, the sufficiency of wet water
shall be determined based on the actual amount required (according to the water rights
determinations above) compared to the actual sources available.
(A) In order to ensure that sufficient wet water is available, a flow test for any proposed well or
representative test well shall be required. For individual wells, a flow test of four (4) hours minimum
is required. For community wells, a flow test of twenty four (24) hours minimum shall be required.
For community wells in bedrock or fault/fracture soil conditions, longer tests will typically be required
to ensure that water storage in the formation has been pumped and the water flow is actual well
production.
(B) In the event that the adequacy of the underground aquifer cannot be addressed by the State
Engineer's Office, a representative number of test wells, depending on subdivision acreage and lot
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size, shall be drilled on the property and the quantity and quality of the water in each well tested and
found satisfactory before a statement of feasibility for such wells to serve the entire subdivision is
issued. Information from existing wells in reasonable proximity to the project may also be
considered. Shared or common wells will be strongly encouraged whenever feasible or possible,
especially in cluster design subdivision developments.
b. Quality: A chemical and bacteriological analysis of the water shall be required that meets the
standards of the Utah State Department of Environmental Quality, Division of Drinking Water, and
the Summit County Public Health Department.
c. Pressure: Adequate water pressure shall be provided, at the point of delivery, for an end user such
as a homeowner, as well as for firefighting. Water pressure for firefighting shall generally be
regulated by the respective fire district. Adequate firefighting water pressure shall be deemed
acceptable upon receipt of an approval letter from the fire district. Adequate water pressure to an
end user shall constitute a minimum of thirty five (35) pounds per square inch of water being
provided at the floor level of the dwelling. For individual private wells, it will be assumed that
adequate pressure can be provided by the homeowner for their own needs according to the size of
the well pump and/or storage tank elevation.
d. Dependability: The water source shall be dependable in meeting the water demand and in providing
adequate flow capacity to serve the intended water user as well as water storage for fire protection.
The source shall meet the anticipated water demand on the day of highest water consumption, or
peak day demand. The peak day demand for the year round indoor use of a single-family dwelling
shall be eight hundred (800) gallons per day. Generally, storage volume must at least equal one (1)
average day's demand or four hundred (400) gallons whichever is greater. Source demand for
indoor culinary water use of a single-family dwelling shall generally be calculated as 0.56 gallons per
minute. Outdoor irrigation use shall generally be calculated as 2.80 gallons per minute per irrigated
acre. The water source shall not create negative impacts or reduce the dependability of other water
resources in the area.
2500 gallon storage tanks as also recommended by the Fire Marshall will be installed to meet this
requirement.
e. Fire Protection: All development, including a single-family dwelling on an individual lot or parcel, that
does not have year round access or is located within the Wildland Fire Interface Zone may be
subject to the following fire protection water measures as required by the respective fire district
and/or fire warden:
(1) Connection to a community or private water system, well or spring with a minimum five thousand
(5,000) gallon water storage tank, pond, or other accessible water body with a dry hydrant.
Development is located within 250 feet of centerline of E Hoytsville Rd and is therefore excluded from
the WUI Zone Requirements.
(2) Internal fire sprinkler systems.
4. Submission Requirements: The applicant shall provide the following information regarding the
proposed development and project area:
a. Proposed density of the development;
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10 lots
b. Well logs;
Letter from State Engineer stating adequate water quantity. Interviews with adjacent residents also
on wells: consensus of adequate wet water provided by their wells. Historically adequate water
quantity along the Weber River per information from Division of Water Rights.
c. Evidence of any ground water;
None.
d. Historic well water levels in the surrounding area;
See b. above.
e. Septic tank density of the surrounding area;
Relatively low septic tank density surrounding the development. Minimal development surrounding this
development, namely a large conservation easement immediately East.
f. Proposed lateral distances for protection zones between septic tanks/drain fields and water supply
wells; and
100 foot lateral distances well protection zones. The development is not seeking to deviate from
established standards.
g. Other similar information to determine whether sufficient water is available to serve the proposed
development. (Ord. 708, 12-10-2008)

11-2-4: NATURAL RESOURCES:
The Land Use Authority shall review all applications for compliance and consistency with the
following development evaluation standards:
The Development is not seeking to deviate from any standard listed in section 11-2-4.
A. Undevelopable Lands: Development is prohibited on land which is found, on the basis of
engineering and/or geologic data, to be within a geological hazard area.
1. Notwithstanding the foregoing prohibition, development upon lands containing geologic hazards may
be allowed by approval of the Community Development Director in cases where the developer
demonstrates that the geologic hazard is fully mitigated so as to ameliorate the risks to health, safety
and the general welfare of residents by appropriate design and construction techniques.

B. Erosion: Care shall be taken to ensure that development shall not contribute to the acceleration of
the erosion of soil and rock and stream sedimentation or cause other significant environmental
concerns.
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C. Hillside Development: Development shall minimize the highly visible placement of homes and
other structures on hillsides. Whenever possible, development shall be sensitively sited in order
to encourage effective open space and the conservation of the natural appearance and aesthetic
beauty of the mountains. When hillside development is permitted, it shall be integrated into the
site, using topography, vegetation and other reasonable techniques, in a manner that causes it
to blend into the hillside. Development near the toe of the hill, including the transitional area
between the hillside and flat meadow areas, is appropriate.

D. Floodplain: Development shall be strongly discouraged in a 100-year floodplain or in areas where
there is a high water table.
1. Development shall meet all requirements of the Federal Emergency Management Agency.
2. Development shall not significantly alter the natural drainage patterns of the land.

E. Wetlands: Development is prohibited in wetlands unless appropriate mitigation is approved by the
Army Corps of Engineers.

F. Natural Grade Slopes (Prohibition): Development is prohibited on natural grade slopes in excess
of thirty percent (30%).

G. Natural Grade Slopes (Exception): In the event a conforming parcel has no locations (or
insufficient area) for otherwise permissible development without violating subsection F of this
section, or in the event access to a suitable development area on a conforming parcel requires
the crossing of an area of thirty percent (30%) slope, the Community Development Director may
approve development as a low impact permit subject to the findings in section 11-4-8 of this title
and the following additional findings:
1. The proposed development is located on the least environmentally sensitive portion of the site. The
development is designed so that existing significant vegetation can be maintained to the greatest
degree possible;
2. Development is designed to fit well into the natural terrain, minimize excessive site grading and
protect, preserve, and enhance the level of quality of the surrounding area;
3. To the greatest extent possible, all driveways and walkways shall parallel slope contours;
4. The structure is designed to be stepped to follow the natural line of the existing topography; and
5. The applicant demonstrates to the satisfaction of the building official that the soil is stable and
suitable for construction activity.

H. Wildlife, Range Areas, Migration Corridors: Care shall be taken to ensure that development shall
not significantly affect in a negative fashion wildlife birthing areas, critical winter range areas and
migration corridors.
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I. Ridgeline Development (Prohibition): Ridgeline development shall not be placed on any hillside or
ridgeline in a manner that causes any portion of a structure to extend into the skyline as viewed
from a public road when:
1. The public road is located below the ground elevation of the structure; and
2. The public road is more than one-half (1/2) linear mile from the structure measured from the proposed
building location; and
3. The public road is less than one and one-half (11/2) linear miles from the structure, measured from
the proposed building location.

J. Ridgeline Development (Exception): Where it is not possible to build on a conforming parcel
without violating the prohibition in subsection I of this section, the Community Development
Director may approve ridgeline development as a low impact permit subject to the findings in
section 11-4-8 of this title and all of the following additional criteria:
1. The proposed ridgeline development is located on the least environmentally sensitive portion of the
site. The development is designed so that existing significant vegetation can be maintained to the
greatest degree possible.
2. The proposed ridgeline development shall be located to ensure that the least amount of the structure
extends into the skyline.
3. The height of all structures shall be limited to twenty six feet (26').
4. The structure is stepped in levels to conform to the slope of the hill and keep a low profile.
5. Except for flashings, roof vents and equipment, the structure shall not use highly reflective finish
materials. In the event flashings, roof vents and equipment are used, such shall be painted to match
the structure.
6. Structure colors shall be consistent with the natural colors of the surrounding geology and
vegetation.
7. Glass areas are limited so as to avoid highly reflective surfaces which are viewed from public roads.
Mirrored glazing is prohibited.
8. The structure shall be designed so that the pitch of any roof is generally parallel to the slope upon
which it is located.

K. Drainage: Development activity shall not cause run-off characteristics of a parcel to be more
disruptive to perennial, intermittent and ephemeral streams, land uses or drainage systems, than
existed prior to the development activity. The integrity of existing and natural drainage patterns
shall be preserved so that:
1. The aggregate of development activities will not cause storm drainage and floodwater patterns to
exceed the capacity of natural or constructed drainages;
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2. Other areas are not subjected to increased potential for damage by flood, erosion or sedimentation;
and
3. Perennial, intermittent, and ephemeral streams are not contaminated with pollutants in violation of
State and/or Federal standards.

L. Air Quality: Development shall not contribute significantly to the degradation of air quality in the
County, including violation of any applicable State and/or Federal pollution control laws.

M. Noise Limits: Non-agriculture development activity shall not generate noise:
1. Equal to or exceeding sixty (60) decibels, as measured at the property line of the parcel generating
the noise; and
2. Which would result in materially adverse impacts relating to the use of the parcel generating the
noise, or to adjacent parcels and/or its occupants. (Ord. 865, 6-14-2017)

11-2-5: COUNTY INFRASTRUCTURE, FACILITIES AND SERVICES:
The Development is not seeking to deviate from the standards in 11-2-5, and does not present a
significantly adverse impact on public services or traffic volume.
A. Impact: Major development shall be evaluated to determine its impact on the quality of public
services, facilities or programs provided to the general community, or portions thereof. It is the
policy of the County to ensure that the financial integrity of existing County and/or special service
district programs is not jeopardized by over extension, inadequately or poorly phased use levels
or lack of revenue base as a result of new development. Any adverse impacts caused by the
development shall be minimized.

B. Traffic Volume: No development shall cause the traffic volume on any public road or intersection
thereon, affected by the proposed subdivision, to fall below the design capacity of the roadway,
as measured by the "Highway Capacity Manual" (Transportation Research Board, Special
Report 209, 1985).

C. Fire Hazard: Any development that, due to size, building materials or proximity to vegetation,
presents an unusual fire hazard which is beyond the firefighting capability of the fire district within
which it is located is inappropriate and will not be approved by the County.

D. Remote Locations: Development in remote locations that will adversely and unreasonably affect
the firefighting or emergency service capability of a fire district or special service district within
which it is located to provide adequate service to the majority of the people located within the
district, is inappropriate and will not be approved by the County.

E. Locked Gates On Private Roads: Residential development, with private roads providing direct
access to residential properties, will not be approved if there is a locked gate at the entrance to
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the residential property unless the developer/owner has made prior arrangements with the
County Sheriff and fire district for emergency access to the property. (Ord. 708, 12-10-2008)

11-2-6: INFRASTRUCTURE DESIGN AND MAINTENANCE:
The development does not seek to deviate from the standards in 11-2-6.
A. Rural Standards: Eastern Summit County shall maintain rural infrastructure design
standards. Infrastructure that is not consistent with these standards is not appropriate.
Roadways shall be designed, engineered and constructed so as to minimize future
maintenance costs, to alleviate hillside visual and functional problems and to avoid deep
cuts.
County Engineer has stated that the designed year-round access driveways meet this
standard.

B. Traffic Hazards: No development shall be approved which will create traffic hazards or which
does not provide adequate access for service vehicles and emergency vehicles, including
fire trucks, ambulances and sheriff vehicles, or which is not designed to facilitate reasonable
removal or storage of snow from traffic areas.
Pullouts and/or turnarounds of adequate size for emergency access and operation are part
of driveway design.

C. Traffic Volume: No development shall be approved which generates traffic volumes that
require roads to be built or existing roads to be expanded in a manner not consistent with the
rural infrastructure standards identified in chapter 6 of this title.
See Chapter 6 Addendum 2.

D. Maintenance Responsibility: No major residential development shall be approved without
adequate evidence of proper long term maintenance responsibilities of an association of the
property owners for all privately maintained infrastructure, including, but not limited to, road
maintenance, snow removal, fuel breaks for firefighting, and other specific requirements as
may be appropriate. (Ord. 708, 12-10-2008)
Shared well agreements (see above).
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EXHIBIT F
KELVIN JUDD SUBDIVISION

VICINITY MAP

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 4,
TOWNSHIP 1 NORTH, RANGE 5 EAST, SALT LAKE BASE AND MERIDIAN,
SUMMIT COUNTY, UTAH, FEBRUARY 2018
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KELVIN JUDD SUBDIVISION

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2018.

AND HEREBY DEDICATE, GRANT AND CONVEY TO SUMMIT COUNTY, UTAH ALL THOSE PARTS OR PORTIONS
OF SAID TRACT OF LAND DESIGNATED AS STREETS, THE SAME TO BE USED AS PUBLIC THOROUGHFARES
FOREVER, AND ALSO GRANT AND DEDICATE A PERPETUAL EASEMENT OVER, UPON AND UNDER THE LANDS
DESIGNATED ON THE PLAT AS PUBLIC UTILITY, THE SAME TO BE USED FOR THE INSTALLATION,
MAINTENANCE AND OPERATION OF PUBLIC UTILITY SERVICE LINES, STORM DRAINAGE FACILITIES OR FOR
THE PERPETUAL PRESERVATION OF WATER DRAINAGE CHANNELS IN THEIR NATURAL STATE WHICHEVER IS
APPLICABLE AS MAY BE AUTHORIZED BY SUMMIT COUNTY, UTAH, WITH NO BUILDINGS OR STRUCTURES
BEING ERECTED WITHIN SUCH EASEMENTS, AND ALSO DEDICATE, GRANT AND CONVEY THE KELVIN JUDD
HOMEOWNERS ASSOCIATION ALL THOSE PARTS OR PROTOINS OF SAID TRACT DESIGNATED HEREON AS
OPEN SPACE FOR THE USE AND ENJOYMENT OF EACH INDIVIDUAL LOT OWNER WITHIN THE DEVELOPMENT
AND SUBSEQUENT PHASES FOR RECREATIONAL USE AS SEEN FIT BY SAID HOMEOWNERS ASSOCIATION.
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COUNTY ATTORNEY

________________________________________
BY:

SUMMIT COUNTY ENGINEER

WILLIAM STONER
NS-103

STATE OF UTAH
SIGNED THIS____DAY OF __________, 2018.

0'

180.8

EASTERN SUMMIT COUNTY PLANNING COMMISSION

175.09'

LANE

'09"E

JUDD

____________________________________
COUNTY ENGINEER

LOT 6
1.48 ACRES
ADDRESS

ACKNOWLEDGEMENT

APPROVED AND ACCEPTED BY THE SUMMIT COUNTY ENGINEERING
DEPARTMENT

346.71'

N13°
24

936.5
1'
S13°
24'09
"W

"W 9
36.5
S13°
24'09

COUNTY OF WEBER

On this
day of
2018, personally appeared before me (NAME OF DOCUMENT SIGNER), whose
identity is personally known to me (or proven on the basis of satisfactory evidence) and who by me duly sworn/affirmed,
did say that he/she is the (TITLE OR OFFICE) of (NAME OF CORPORATION), and that said document was signed by
him/her in behalf of said *Corporation by Authority of its Bylaws, or (Resolution of its Board of Directors), and said (NAME
OF DOCUMENT SIGNER) acknowledged to me that said *Corporation executed the same.

__________________________________
CHAIR

STAMP

N88°58'12"E

"E 18
0.80

'

ON BEHALF OF THE BOARD OF SUMMIT COUNTY COMMISSIONS
SIGNED THIS____DAY OF __________, 2018
AT WHICH TIME THIS SUBDIVISION WAS APPROVED AND ACCEPTED

SUBDIVISION BOUNDARY
175.09'

LOT 7
1.56 ACRES
ADDRESS

CONSENT TO RECORD

LOT LINE
__________________________________
COUNTY CLERK

N13°

ADJACENT PARCEL

__________________________________
SUMMIT COUNTY COMMUNITY
DEVELOPMENT DIRECTOR

SECTION LINE
N88°58'12"E

______________________________
NOTARY PUBLIC

APPORVAL AND ACCEPTANCE

SET 24" REBAR AND CAP
MARKED GARDNER ENGINEERING

391.77'

)
§
)

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2018

LEGEND
SUMMIT COUNTY MONUMENT AS NOTED

24'09

IRR

ROCKY MOUNTAIN POWER

N88°58'12"E

1'

IRR

OPEN SPACE
4.46 ACRES

LOT 5
1.30 ACRES
ADDRESS

175.09'

"E 18
0.80'

'
945.27

N10°2

OH

S1°01'48"E 2077.64'

IRR

3'
1052.2
N
IRR10°
2

4'55"E

4'55"E

OH

ROAD

VILLE
HOYTS
OH

N88°58'12"E
301.65'

OH

I THE UNDERSIGNED OWNER OF THE HEREON DESCRIBED TRACT OF LAND, HEREBY SET APART AND
SUBDIVIDE THE SAME INTO LOTS, PARCELS AND STREETS AS SHOWN ON THIS PLAT AND NAME SAID TRACT:

I HAVE EXAMINED THIS PLAT AND OTHER DOCUMENTS ASSOCIATED WITH
THIS SUBDIVISION PLAT AND IN MY OPINION THEY CONFORM WITH THE
SUMMIT COUNTY ORDINANCE APPLICABLE THERETO AND NOW IN FORCE
AND EFFECT.

'09"E

OH

PP

OH

____________________________________
QUESTAR GAS COMPANY

SUMMIT COUNTY ATTORNEY
176.40'

C3

264.50'

PP

OWNER'S DEDICATION

____________________________________
ROCKY MOUNTAIN POWER

N88°58'12"E

C7

OH

S1°44'30"E

S1°44'30"E 92.70'

OH

LOT 3
1.07 ACRES
ADDRESS

171.90'

C2

EXISTING EDGE OF ASPHALT

EXISTING BARROW DITCH

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2018.

295.53'

0

'05"E

_________________________________
KLINT H. WHITNEY, PLS NO. 8227228

QUESTAR GAS COMPANY

S89°22'41"W

C1

S79°35

____________________________________
FIRE DISTRICT

C9

5'05"E

96.98'

PP

2/28/18

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2018.

S79°3

PP

SIGNED THIS ________ DAY OF ______________________, 2018.

NORTH SUMMIT FIRE DISTRICT

436.39'

205.22'

OH

PP

I, KLINT H. WHITNEY, DO HEREBY CERTIFY THAT I AM A LICENSED PROFESSIONAL LAND SURVEYOR IN THE STATE
OF UTAH AND THAT I HOLD CERTIFICATE NO. 8227228 IN ACCORDANCE WITH TITLE 58, CHAPTER 22, OF THE
PROFESSIONAL ENGINEERS AND LAND SURVEYORS ACT; I FURTHER CERTIFY THAT BY AUTHORITY OF THE
OWNERS I HAVE COMPLETED A SURVEY OF THE PROPERTY AS SHOWN AND DESCRIBED ON THIS PLAT, AND HAVE
SUBDIVIDED SAID PROPERTY INTO LOTS AND STREETS, TOGETHER WITH EASEMENTS, HEREAFTER TO BE KNOWN
AS KELVIN JUDD SUBDIVISION IN ACCORDANCE WITH SECTION 17-23-17 AND HAVE VERIFIED ALL MEASUREMENTS;
THAT THE REFERENCE MONUMENTS SHOWN HEREON ARE LOCATED AS INDICATED AND ARE SUFFICIENT TO
RETRACE OR REESTABLISH THIS SURVEY; THAT ALL LOTS MEET THE REQUIREMENTS OF THE LAND USE CODE;
AND THAT THE INFORMATION SHOWN HEREIN IS SUFFICIENT TO ACCURATELY ESTABLISH THE LATERAL
BOUNDARIES OF THE HEREIN DESCRIBED TRACT OF REAL PROPERTY.

N90°00'00"W

103.01
'

CORTNEY PACE
NS-106

APPROVED AND ACCEPTED
SIGNED THIS____DAY OF __________, 2018.

____________________________________
DEPARTMENT OF HEALTH

N9°44'1

OH

PP

SUMMIT COUNTY HEALTH

164.69
'

OH

ROSS PACE
NS-106-B

SURVEYOR'S CERTIFICATE
421.26'

LAURA ELTON
NS-102
'
145.15
'23"E
6
5
°
8
7
'
145.14

BEGINNING AT A POINT WHICH IS WEST 1303.90 FEET FROM THE SOUTHEAST CORNER OF ABOVE SAID
SECTION 4, (SAID POINT BEING AT THE INTERSECTION ON THE SOUTH SECTION LINE, AND AN OLD EXISTING
FENCE LINE) AND RUNNING THENCE WEST 711.22 FEET ALONG THE SECTION LINE TO THE EASTERLY
RIGHT-OF-WAY LINE OF HOYTSVILLE ROAD; THENCE NORTH 10°36'58" EAST 528.76 FEET ALONG SAID ROAD
LINE; THENCE NORTH 10°24'55" EAST 1052.23 FEET ALONG SAID ROAD LINE; THENCE NORTH 09°44'18" EAST
267.70 FEET ALONG SAID ROAD LINE; THENCE NORTH 06°41'21" EAST 54.46 FEET ALONG SAID ROAD LINE;
THENCE NORTH 78°56'23" EAST 145.15 FEET; THENCE NORTH 05°32'19" EAST 88.56 FEET TO THE SOUTHERLY
LINE OF AN EXISTING LANE; THENCE NORTH 74°38'25" EAST 148.42 FEET ALONG SAID LANE; THENCE NORTH
63°47'25" EAST 112.02 FEET ALONG SAID LANE; THENCE SOUTH 01°01'48" EAST 2077.64 FEET TO THE POINT
OF BEGINNING CONTAINING 25.91 ACRES.

88.56'

OH
PP

N

ROSS PACE
NS-107

PROJECT
LOCATION

PP

N6°41'21"E 54.46'

BILLIE BURKE
NS-107-A-1

VILLE
R

EXISTING GRAVEL LANE

HOYTS

'
.03

112

STATE

E

LAN

O

MICHAEL GARVER
NS-106-A

LN

OH

INTER

PP

STEVE ERICKSON
NS-113
N5°32'19"E 88.56'
OOD
40'
ONW
T
T
148.
CO H
OH

KENNETH O'BRIEN
NS-98

ON

WO

N63°47'25"E 112.02'
N74°38'25"E 148.42'

SOUTHWEST
HOYTVILLE RD

THOMAS
HAMILTON
NS-111-A-1

TT

EASEMENT

STATE OF UTAH
COUNTY OF SUMMIT
THE UNDERSIGNED LIEN HOLDER HEREBY CONSENTS TO THE RECORDATION OF THIS PLAT

436.84'

6'58"E

IRR

N10°3
6'5

OH

PP

'
IRR

EXISTING SANITARY SEWER

OH

EXISTING OVERHEAD POWER

THIS IS TO CERTIFY THAT THIS SUBDIVISION WAS DULY APPROVED BY THE
SUMMIT COUNTY PLANNING COMMISSION.

SIGNED THIS____DAY OF __________, 2018.

70.42'
N79°2
3'02"W

2
C1

SETBACK LINE TYP.

C5

MAJOR CONTOUR
MINOR CONTOUR

THE PURPOSE OF THIS SURVEY WAS TO CREATE A TEN LOT SUBDIVISION ON THE
PROPERTY AS SHOWN AND DESCRIBED HEREON SUMMIT COUNTY TAX PARCEL
NS-101-A. THE SURVEY WAS ORDERED BY KELVIN JUDD. THE CONTROL USED TO
ESTABLISH THE BOUNDARY WAS THE EXISTING SUMMIT COUNTY SURVEY
MONUMENTATION AS SHOWN AND NOTED HEREON.THE BASIS OF BEARING IS THE
SOUTH LINE OF THE SOUTHEAST QUARTER OF SECTION 4, TOWNSHIP 1 NORTH,
RANGE52 WEST, OF THE SALT LAKE BASE AND MERIDIAN WHICH BEARS WEST. THIS
SURVEY AND SUBDIVISION WAS PREPARED BASED ON A RECORD OF SURVEY FILED BY
WILDE LAND SURVEYING.

POTENTIAL 30% SLOPE SEE NOTE 3

"E

7'

LOT 10
1.37 ACRES
ADDRESS

LOT 9
4.45 ACRES
ADDRESS

NARRATIVE

EXISTING POWER POLE

GRAVEL ROADWAY

THE FOREGOING CONSENT TO RECORD WAS ACKNOWLEDGED BEFORE ME THIS _______ DAY OF _________,
OF 2018, BY:
MY COMMISSION EXPIRES __________________
_______________________________________
NOTARY PUBLIC
RESIDING IN ________________________________

______________________________________
CHAIRMAN, SUMMIT COUNTY PLANNING COMMISSION

EXISTING GAS LINE

ASPHALT ROADWAY

C4

BY:_________________________
AUTHORIZED OFFICIAL

NOTES

DEVELOPER:
KELVIN JUDD (JUDD DAIRY FARM INC)
115 W JUDD LANE
COALVILLE, UT 84017
435-640-4347

S1

COUNTY RECORDER
ENTRY NO. _________ FEE PAID ________

1

FILED FOR AND RECORDED ___________,
AT ______. IN BOOK _______ OF OFFICIAL

1.

CULINARY WATER TO BE PROVIDED BY PRIVATE WELL

RECORDS, PAGE ______. RECORDED

2.

WASTE WATER SYSTEM TO BE SEPTIC AS APPROVED BY SUMMIT COUNTY.

FOR ____________________________

3.

POTENTIAL 30% SLOPE AREA SHOWN HEREON. A MORE EXTENSIVE SURVEY OF THE
SITE IS IN PROGRESS AND WILL BE REFLECTED ON SUBSEQUENT SUBMITTALS OF THIS
DEVELOPMENT.

'27

222.14

SS

EXISTING COMMUNICATIONS BOX

5
7.

OH

EXISTING STORM DRAIN

N79°23'02"W 70.42'

385.61'
PP

SD

03

OH

PP

N13°24'09"E 93.30'

28

NICK BAGNELL
BAGNL-1

EXISTING IRRIGATION LINE

8°

CHAD SIMISTER
SKYB-3

IRR

G

S79°23'02"E 70.42'
SOUTH QUARTER CORNER SECTION 4,
T1N, R5E, S.L.B.&M.
(MONUMENT FOUND)

EXISTING WATER LINE

SUMMIT COUNTY PLANNING COMMISSION

481.90'

C6

8"E 52
8.76'

OH

COLLEEN SIMISTER
SKYB-2

175.09'

N88°58'12"E

N10°3

IRR

OH

246.62

'

50.00'

402.49'

50.00'
PP

COLLEEN SIMISTER
SKYB-1

LOT 8
1.85 ACRES
ADDRESS

W

S3

R:\2601 - MISC SURVEY\1819 - KELVIN JUDD\SURVEY\DWG\KELVIN JUDD SUBDIVISION.DWG

OH

N13°
24'09
"E 18
0.8

0'

IRR

X

EXISTING FENCE LINE

385.62'

N90°00'00"W 771.22'

P.O.B.

BASIS OF BEARING
WEST 1303.90' P.O.B. (QUARTER SECTION LINE 2657.03')

__________________________________
COUNTY RECORDER
BY: _____________________________

