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

Snyderville Basin Planning Commission
Tiffanie Northrup‐Robinson, County Planner
October 27, 2020
The Whileaway Ranch Indoor Riding Arena and Horse Boarding Facility
Conditional Use Permit ‐ Public Hearing, Possible Action
Administrative Review

RECOMMENDATION: Staff has reviewed the application for compliance with all standards in
the Snyderville Basin Development Code. Staff recommends that the Snyderville Basin Planning
Commission review the proposed Whileaway Ranch Riding Arena and Horse Boarding operation,
conduct a public hearing and discuss the proposed Conditional Use Permit. If the SBPC can find
that the architectural standards of section 10‐4‐19 can be met, Staff recommends that they
approve the application pursuant to the findings of fact, conclusions of law and conditions of
approval found in this Staff Report.

Project Description
Project Name:

The Whileaway Ranch Indoor Riding Arena and Horse Boarding Facility
Conditional Use Permit
Applicant(s):
Val Giest
Property Owner(s): Valerie F. Giest
Location:
7664 North Whileaway Road
Silver Creek Subdivision
Zone District:
Rural Residential (RR)
Parcel and Size:
SL‐D‐206, 2.65 acres
Type of Process:
Administrative
Final Land Use Authority: Snyderville Basin Planning Commission

Proposal

The applicant, Val Geist, is requesting to construct an indoor riding arena for a private dressage
training horse facility and commercial horse boarding for close friends. The proposal would include
14,130 square foot custom engineered Nucor steel building that could accommodate up to 10
horses, an outdoor riding arena and 5 outdoor turnouts pens EXHIBIT A. This will also be used as an
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educational facility, dedicated to the study of the Olympic discipline of Dressage, and the classical
system of horse riding. It will house a program for the Utah State University’s (USU) Equine Studies
Degree Internship program EXHIBIT B.

Vicinity Map

Background

The Silver Creek Plat D subdivision was recorded on March 3, 1968 and contains 50 lots. The lots
range from 2.35 to 4.61 acres. All of the lots within Silver Creek plat D are zoned Rural Residential.
On August 21, 2020, Val Giest submitted a Conditional Use Permit application to construct an
accessory structure over 10,000 square feet and a Conditional Use Permit for commercial horse
boarding. This application does not qualify for private horse boarding because the applicant does
not currently have a dwelling on site and she also intends to board horses for other not living on
the site.

Analysis and Findings

Staff’s review of the petition, based upon the information presented, indicates that the project
generally meets the minimum requirement for approval in the Snyderville Basin Development
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Code, with the exception of section 10‐4‐19.
Staff has requested input for Service Providers to help facilitate appropriate review and make sure
all necessary standards or conditions are met EXHIBIT C.
Section 10‐3‐5(B) of the Snyderville Basin Development Code states that no Conditional Use Permit
shall be approved unless the applicant demonstrates that the following standards can be met:
Standard 1: The use is in accordance with the General Plan. COMPLIES
Analysis: The Silver Creek Neighborhood Plan in the Snyderville Basin General Plan states:
“Because of the equestrian and open nature of the area, future development should occur in a
manner that takes into consideration the need for equestrian uses, such as trails and other facilities
and maintaining a low density residential use; however, consideration may be given for a potential
mixed use development given the proximity of the neighborhood to the Interstate.” The proposed
use is consistent with the objectives of the General Plan.
Standard 2: The use conforms to all applicable provisions of this Title, including, but not limited to,
any applicable provisions of this Section and Chapter 4 of the Snyderville Basin Development Code,
the Snyderville Basin General Plan, and State and Federal regulations. DOES NOT COMPLY
Analysis: Staff review of the application indicates that it generally meets the minimum
requirements for approval in Chapter 4 of the Snyderville Basin Development Code, with the
exception on 10‐4‐19, see below. Staff request discussion of the architectural standards.
Code Requirement

Analysis

Finding

1. Environmental Criteria

The use will not produce byproducts that would be harmful to
the air, water or watershed quality of the Snyderville Basin. The
applicant has been working with the Summit County Health
Department to adequately address a management plan for
manure removal, fly and hair control.

COMPLIES, as
conditioned

2. Critical Areas

There are no critical areas impacted as part of the proposal.

COMPLIES

3. Open Space

Open space requirements exceeded.

COMPLIES

4. Water and Water Supply

The applicant has been working with Summit County Service
Area 3 water engineer to determine the appropriate amount of
water necessary to accommodate the proposed facility and a
single family dwelling. The applicant must comply with this
requirement prior to issuance of a building permit.

COMPLIES, as
conditioned

5. Sanitary Sewer

The applicant has been working with the Summit County Health
department to determine the appropriate size of septic system
that will be necessary for the use on the lot. This must be
completed prior to issuance of a building permit.

COMPLIES, as
conditioned
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6. Fire Protection

Park City Fire District did have numerous issues that needed to
be addressed for the proposed structure. The applicant has met
with Mike Owens and appears to have address most of these
issues. All remaining items will be addressed at building permit
review.

COMPLIES, as
conditioned

7. Loading and Unloading

Adequate and all loading and unloading is on site.

COMPLIES

8. Parking Requirements

All parking will be on site. There is sufficient space to
accommodate trucks and trailers for the proposed structure.

COMPLIES

9.Transportation
Infrastructure and Access
Design

The County Engineer requested that the applicant provide
storm water runoff details and a construction mitigation plan.
The site plan must be updated so that no driveway is within 10’
of the property line and no grading may occur within 2’ of the
property line. The applicant must file a Notice of Intent (NOI)
because more than 1 acre of the site will be disturbed.
Additionally, the applicant must obtain the necessary Erosion
Control Permit as part of the building permit process.
All required utilities available in this area. Rocky Mountain
Power and Dominion Energy had no concerns with the
proposal.

COMPLIES, as
conditioned

11. Mail Delivery

Normal mail delivery will be necessary for the single‐family
dwelling.

COMPLIES

12. Garbage Collection

Public Works did not indicate any special requirements for
garbage collection.

COMPLIES

13. Solid Waste and
Recycling

All garbage and refuse will be managed on site, within the
proposed accessory structure. The applicant must continue to
work with the Health Department for removal of manure in an
appropriate manner that is consistent with their management
plan.
There is adequate area for snow storage on the parcel.

COMPLIES, as
conditioned

The Sherriff had no concerns with the proposed structure.

COMPLIES

16. Parks, Trails, and
Trailheads

The Snyderville Basin Special Recreation District did not indicate
any issues or concerns with this proposal. The subject parcel is
not located near any public parks, trails or trailheads.

COMPLIES

17. ADA Access

ADA requirements will be reviewed as part of the building
permit review process.
All setbacks are being met. The Snyderville Basin Development
Code requires 30’ from the front property line or 55’ from the
centerline of the road and 12’ on the sides and rear.

COMPLIES

10. Public Utilities

14. Snow Removal and
Storage
15. Police and Security

18. Special Site Design
Requirements

COMPLIES

COMPLIES

COMPLIES

4
The Whileway Ranch Indoor Riding Arena and Horse Boarding CUP – October 27, 2020

19. Architectural Regulations
for All Structures

10‐4‐19.B ‐ Siding materials: No single treatment on any one
wall and discourages metal siding. The entire structure is
proposed to be metal siding. Staff request discussion of this
item.

DOES NOT
COMPLY,
discussion
requested

10‐4‐19.E. Color Palette And Texture: The predominant tones
shall be colors selected from warm earthy tones or a muted
natural color and light to dark shades of wood. The colors found
in the mountain forest canopy, the meadow grasses, and
hillside vegetation is appropriate. The structure is proposed to
be white. Staff requests discussion.
10‐4‐19.K. Requires façade shifts for any wall exceeding 60’ in
length up to 100’, so no greater than seventy five percent (75%)
of the length of the facade appears linear. The façade shift
should be a least 10’ and can be a combination of vertical and
horizontal shifts. The east and west end facades of the primary
building do not meet this standard. They are both 75’ in length
with no articulation either horizontally or vertically.
Additionally, facades that exceed 100’ shall A shift shall be in
the form of at least a fifteen foot (15') change in facade
alignment. A combination of both a roofline and facade change
is encouraged, particularly when they occur at the same point
on the facade. A series of shifts may be appropriate; provided,
that the cumulative offset is at least fifteen feet (15'). The north
façade is 150’ long and has 3’ roof eve overhang.
20. Landscape Regulations

Any disturbed areas are to be revegetated with native seed and
stabilized, per the erosion control plan. The applicant has
provided a landscaping plan to install minimal, drought tolerant
vegetation on the site.

COMPLIES, as
conditioned

21. Lighting Regulations

Minimal lighting has been proposed for the site. Some fixtures
will be motion sensor and other controlled by switch. The
applicant must verify that the lighting complies with 10‐4‐21.
Currently, the lumens exceed the maximum of 2,500 per lamp
and must be corrected.

COMPLIES, as
conditioned

22. Height Regulations

The proposed height of the structure is approximately 19’ 6”
feet above finished grade. The maximum height allowed is 32’
above existing or finished grade.

COMPLIES

Standard 3: The use is not detrimental to public health, safety and welfare. COMPLIES
Analysis: With the appropriate conditions and a substantial manure and fly management
plan, the Conditional Use permit should not negatively affect the public health, safety and welfare.
Standard 4: The use is appropriately located with respect to public facilities. COMPLIES
Analysis: The proposed accessory structure over 10,000 square feet and commercial horse
boarding use has been reviewed by all service providers. All service providers have been working
with the applicant and have not expressed any issues that would prevent the proposal from meeting
all necessary building permit requirements.
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Standard 5: The use is compatible with the existing neighborhood character and with the character
and purpose provision of the applicable zoning district and will not adversely affect surrounding
land uses. COMPLIES
Analysis: The proposed use is considered a Conditional Use Permit in the Rural Residential
Zone. The Silver Creek neighborhood is known as an equestrian friendly community and the use is
located in a manner that does will not disrupt the rural lifestyle of the area.

Recommendation

It is staff’s finding that the project g e n e r a l l y meets the applicable standards in the
Snyderville Basin Development Code, except for section 10‐4‐19, specific to the architectural
standards. Staff recommends that the Snyderville Basin Planning Commission conduct a public
hearing and take into consideration any relevant public comment. Staff further recommends that
the Snyderville Basin Planning Commission review and discuss the proposed Conditional Use
Permit for the Whileaway Ranch Indoor Riding Arena and Commercial Horse Boarding facility. If
findings can be made that the proposal is compliant with the section 10‐4‐19, approve the
Conditional Use Permit according to the following findings of fact, conclusions of law and
conditions of approval outlined in the staff report. If the SBPC cannot find that the proposal is
compliant with section 10‐4‐19, the Snyderville Basin Planning Commission may deny the request
or give direction to the applicant how to proceed forward, prior to making a formal decision.
Findings of Fact:
1.
Parcel SL‐D‐206 is owned by Valerie F. Giest.
2.
SL‐D‐206 is located at 7664 North Whileaway Road, Park City, Summit County, UT, in
the Rural Residential (RR) zone district.
3.
On August 21, 2020, Val Giest applied for a Conditional Use Permit for a indoor riding
arena and commercial horse boarding use.
4.
The proposed Whileaway Ranch Riding Arena and Horse Boarding is considered to be
a “Accessory Structure exceeding 10,000 square feet” and “Commercial Horse Boarding”
under the Snyderville Basin Development Code.
5.
“Accessory Structures exceeding 10,000 square feet” and “Commercial Horse Boarding”
are reviewed under a Conditional Use Permit within the Rural Residential (RR) zone.
6.
The indoor arena and related indoor facilities are approximately 14,302 square feet.
7.
There is an outdoor arena and five turnout pens.
8.
The facility will be used for educations purposes as well. It will house a program for the
Utah State University’s (USU) Equine Studies Degree Internship program.
9.
The findings and analysis in this staff report are incorporated here in.
Conclusions of Law:
1. The proposed Whileaway Ranch Riding Arena and Horse Boarding Conditional Use Permit,
as conditioned, complies with all requirements of the Snyderville Basin Development Code.
2. The proposed use, as conditioned, is consistent with the Snyderville Basin General Plan, as
amended.
3. The proposed use conforms to all applicable provisions of this Title, including, but not limited
to, any applicable provisions of this Section and Chapter 4 of the Snyderville Basin
Development Code, the Snyderville Basin General Plan, and State and Federal regulations.
4. The proposed use is not detrimental to public health, safety and welfare, as the roads and
public services in the area are sufficient to accommodate the increase in intensity of the use.
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5. The use is appropriately located with respect to public facilities.
6. The proposed use, as conditioned, is compatible with the existing neighborhood character
and will not adversely affect surrounding land uses.
Conditions of Approval:
1.
2.
3.
4.
5.
6.
7.

8.
9.
10.
11.

The location and height shall be as per the Exhibit A drawings as found in this Staff
Report.
A certificate of survey is required at footing inspection to verify that the structure is
maintaining the required setbacks.
A business license must be obtained prior to issuance of a certificate of occupancy.
A complete detailed manure, horse hair and fly management plan must be finalized with
the Health Department prior to issuance of a building permit.
No modification to the Conditional Use Permit is permitted without the prior approval
of the Summit County Community Development Department.
All disturbed area shall be re‐vegetated with a native, drought tolerant seed mix.
A detailed Development Improvement Agreement (DIA) shall be submitted to and
approved by the County Engineer. This will also require sufficient bonding for all
infrastructure improvements and re‐vegetation. This agreement shall be approved and
recorded, prior to issuance of any development permits.
A construction mitigation plan that is compliant with Ordinance 714 and a Storm Water
Pollution Plan and Erosion control plan, compliant with Ordinance 381 shall be
submitted and approved, prior to approval of a building permit.
All necessary permits must be obtained, and fees be paid prior to the commencement
of any construction activity, including but not limited to the Summit County
Engineering and the Summit County Building Departments.
Any exterior lighting must comply with Chapter 10‐4‐21 and must be approved by staff
prior to installation.
All service provider requirements shall be met.

Public Notice, Meetings and Comments
This item was publicly noticed as a public hearing with possible action by the Snyderville Basin
Planning Commission. Notice of the public hearing was published in the October 17, 2020 The Park
Record. Courtesy postcards were mailed to all property owners within 1,000 feet of the subject
parcel.
Staff has received multiple comments from individuals who have expressed concern about the size
and commercial use of the structure and are opposed to the requested Conditional Use Permit
EXHIBIT D.

Attachments
Exhibit A – Proposed Arena and Site Plan
Exhibit B – Detailed Proposal and Operational Plan
Exhibit C – Service Provider Comments
Exhibit D – Public Comment
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EROSION CONTROL PLAN
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PORT OF
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Conduct routine inspection or grading or clearing and properly
maintain all erosion and sedimentation control resources.
Before commencing grading or clearing, stabilize slopes, areas
adjacent to water bodies, and the site perimeter to prevent
erosion and sediment transport into receiving water and onto
adjacent properties and roadways.
Before grading or clearing, provide and maintain designated
stabilized site access points for vehicle entry/egress or otherwise
prevent vehicle trackout of sediments.
Minimize site disturbance and vegetation clearing. Before
commencing grading or clearing, delineate clearing limits,
easements, setbacks, and vegetation to be preserved by marking
in the field.
Upon completion of grading or clearing, thoroughly sweep
sediments from paved areas.
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BMP's for Handling and Disposal of Concrete and
Cement
Concrete and cement-related mortars are toxic to fish and the aquatic
environment and require proper handling and disposal to minimize or
eliminate discharges to gutters, storm drains, and watercourses.
*

BMP's for Erosion Control
*
*

*
*
*
*
*

C

60 construction days total.
Place stabilized construction entrance and staging yard as shown on
drawing. (place temporary port a john inside staging yard)
Construct and place silt fencing as shown on drawing.
Install temporary inlet protection of the catch basin until the
completion of the project.
Temporary detention basin shall be in the location shown on the
drawing.
Plant grass seeds on or before October 15th.
Place erosion control RE-vegetation matting on all cut and fill slopes
2:1 or greater.

*
*

*

Maintain & inspect vehicles regularly to be sure they are not leaking fluids.
Recycle or dispose of waste fluids properly-never dump in storm drains. Keep
trash and receptacles on site for the storage of refuse.
Dry sweep the areas around storm drains, and dispose of the waste as trash
rather than hosing debris down the storm drain.
Do not dump, or allow contractors to dump, anything onto sidewalks, streets or
parking strips. Clean storm drains regularly to keep clear of refuse and excessive
build-up of leaves and sediments.
Minimize sand or salt usage during the winter months- use alternatives such as
calcium chloride. If these materials are stored outdoors, cover them to prevent
runoff contamination.

Never dispose of wash-out into the street, storm drains,
drainage ditches, or watercourses. Wash out concrete transit
mixers only in designated wash-out areas where the water will
flow into temporary pit in dirt area or onto stockpiles of
aggregate base or sand.

BMP's for Pavement Construction Management

STORM WATER NOTES
*
*

FOR REVIEW
ONLY

Proper management of pavement construction materials and activities
minimizes or eliminates discharges to gutters, storm drains, and
watercourses resulting from on-site road paving, surfacing, and asphalt
removal activities.
*
*
*
*

Apply concrete, asphalt, and seal coat during dry weather to
prevent contaminants from contacting stormwater runoff.
Cover storm drain inlets and manholes when paving or applying
seal coat, tack seal, slurry seal, fog seal, or similar materials
Always park paving machines over drip pans or absorbent
materials, since they tend to drip continuously.
Protect drainage ways by using earth dikes, straw bales, sand
bags, or other controls which will divert or trap and filter runoff.
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SURVEYORS CERTIFICATE
I, BYRON T. CURTIS, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I
HOLD LICENSE NO. 163486, AS PRESCRIBED BY UTAH STATE LAW. I FURTHER CERTIFY, THAT BY
AUTHORITY OF THE OWNER, OR HIS REPRESENTATIVE, THAT I HAVE MADE A SURVEY ON THE GROUND
OF THE PROPERTY SHOWN ON THIS PLAT FOR THE PURPOSE OF DETERMINATION OF BUILDING
LOCATION AND HEIGHTS AND OTHER IMPROVEMENTS THAT MAY BE CONSTRUCTED ON THE PROPERTY.

PRO
FE

AL LAND SU
ION
R
S
S

YOR
VE

JULY 28, 2020
DATE

BYRON T. CURTIS
163486

ST

AT E
AH
OF U T

LOT 207
LOT 219

N 89°39'34" W

EL:6564.39'
WOOD FENCE

EL:6567.33'

WIRE FENCE

EL:6566.97'

480.00'

EL:6565.20'

EL:6559.58'

TELE

WHILEAWAY ROAD

EL:6552.06'

EL:6543.21'

EL:6552.61'

EL:6566.12'
EL:6564.63'

WIRE FENCE

10.0' NON-EXCLUSIVE EASEMENT

EL:6559.46'
EL:6563.64'

EL:6565.50'

EL:6561.17'

60
65

EL:6539.94'

EL:6556.41'

EL:6564.75'
EL:6546.40'
EL:6563.72'

EL:6557.92'
EL:6551.22'

EL:6560.99'

EL:6558.95'
EL:6542.24'

EL:6561.49'

EL:6554.02'

65
50

EL:6546.56'

EL:6561.31'

CLA

WOOD FENCE

EL:6554.42'

S 21
°41'0
5" W
S 14°
55'28
"W

EL:6557.67'

EL:6552.06'

EL:6548.44'

EL:6544.50'

EL:6554.95'
EL:6556.58'

S R KIVETT

NORTH

PRIVTAX-19

EL:6553.43'

60

EDGE OIL

S 76°
UINTA50'53" E
RANG
E

PK.

EL:6562.70'

K
OC
W
RD
4" P
MU
1' 4 O
°5 E T
8
R
4
S UA
SQ
EL:6560.90'

YTO
N

EL:6564.40'

62
. S
PK

"W
'21
°22

POINT OF VIEW

PCMR

RIGHT OF WAY LINE

30.0' RIGHT OF WAY

EL:6556.48'

65

EDGE OIL

RIGHT OF WAY LINE

LOT 220

S 00°20'26" W 240.00'

6560

N 00°20'26" E 240.00'

EL:6564.63'

10.0' NON-EXCLUSIVE EASEMENT

EL:6564.06'

EL:6564.72'

EL:6559.56'

EL:6552.00'
EL:6542.54'

EL:6548.77'

EL:6561.47'

EL:6563.48'

EL:6564.96'

EL:6556.30'

655

EL:6557.91'
30.0'

WIRE FENCE

EL:6546.77'

0

EL:6555.42'

30.0'

GRAPHIC SCALE
30

0

EL:6554.61'
EL:6563.04'

EL:6565.39'

EL:6561.95'

FEET
EL:6553.22'

656

EL:6564.66'

0

60

EL:6546.36'
EL:6550.25'

EL:6559.02'
EL:6558.13'
EL:6557.37'

FIRE HYD.

UTILITY STUB

ELEC.

EL:6565.60'

WOOD FENCE

PROJECT BENCHMARK
FOUND 3/8" REBAR
ELEV = 6565.19'
ASSUMED DATUM

10.0' NON-EXCLUSIVE EASEMENT

S 89°39'34" E 480.00'

WIRE FENCE

EL:6557.12'

EL:6553.96'

EL:6548.84'

LEGEND
SECTION, QUARTER SECTION, STREET OR OTHER SURVEY MONUMENT

LOT 205

PROPERTY CORNER, NOT SET
BOUNDARY OR PROPERTY LINE, WITH CORNER, FOUND OR SET
RIGHT OF WAY LINE

LOT 221

CENTERLINE
FENCE LINE
E

E

UTILITY LINE, TYPICAL
SEWER, STORM DRAIN OR OTHER UTILITY MANHOLE
SPOT ELEVATION

. 4261.15

100

MAJOR ELEVATION CONTOUR
MINOR ELEVATION CONTOUR
EDGE OF PAVEMENT, ASPHALT OR GRAVEL
TREE OR BRUSH LINE

TITLE

CURTIS & ASSOCIATES

TOPOGRAPHIC SURVEY
PREPARED FOR:

LAND SURVEYORS
LAND PLANNING

VALERIE GEIST
LOCATION AND ADDRESS

LOT 206, SILVER CREEK ESTATES "UNIT D"
768 E EMERSON AVENUE
SALT LAKE CITY, UTAH 84105
PHONE (801) 898-7667

7664 N WHILEAWAY ROAD, PARK CITY, UTAH
DATE:

JULY 28, 2020

SCALE:

1" = 30'

FILENAME:

geist.PCS

EXHIBIT A5

EXHIBIT A6

EXHIBIT A7

EXHIBIT A8

EXHIBIT A9

EXHIBIT A10

EXHIBIT A11

EXHIBIT A12

EXHIBIT A13

EXHIBIT A14

EXHIBIT A15

EXHIBIT A16

EXHIBIT A17

EXHIBIT A18

EXHIBIT A19

EXHIBIT A20

EXHIBIT A21

EXHIBIT A22

EXHIBIT A23

EXHIBIT A24

EXHIBIT A25

EXHIBIT A26

EXHIBIT A27

EXHIBIT A28

EXHIBIT A29

EXHIBIT A30

EXHIBIT A31

EXHIBIT A32

EXHIBIT A33

EXHIBIT A34

EXHIBIT A35

EXHIBIT A36

EXHIBIT A37

EXHIBIT A38

EXHIBIT A39

EXHIBIT A40

EXHIBIT A41

EXHIBIT A42

EXHIBIT A43

EXHIBIT A44

EXHIBIT A45

EXHIBIT A46

EXHIBIT A47

EXHIBIT A48

EXHIBIT A49

EXHIBIT A50

PRIMARY LEACH FIELD

15' SETBACK
PROPOSED
HOUSE

PADDOCK

PADDOCK

PADDOCK

PADDOCK

REVISIONS
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WHILEAWAY RANCH
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7664 N WHILEAWAY RD.
PARK CITY, UT 84098

15' SETBACK

LIGHT FIXTURE LOCATED
UNDER ROOFING,
CEILING HUNG.

SECONDARY LEACH FIELD

OUTDOOR ARENA

50' SETBACK

WHILEAWAY ROAD

PROPOSED BARN

BY

DATE

LIGHTING LEGEND
Symbol

Description
NATURALED 20 WATT 3000K SECURITY LIGHT WITH
MOTION SENSOR.MOUNTED ABOVE GARAGE
DOORS AT 12'-6" FROM GRADE. TWO [2] FIXTURES
ON SITE.

Kelvin

3000K

Lumens

1400

DATE

09.03.2020
SCALE

1" = 40'

HI LITE GOOSENECK BARN LIGHT WAREHOUSE
OUTDOOR WALL SCONCE - 14" DIAMETER.
MOUNTED 6' ABOVE GRADE. BLACK FINISH. FOUR [4]
FIXTURES ON SITE, THREE [3] ON BARN, ONE [1] ON
HOUSE.

2700K

HI LITE WAREHOUSE SHADE PENDANT LIGHT. BLACK
FINISH. MOUNTED FROM CEILING UNDER ROOF
COVERING, SEE DRAWING. 14" DIAMETER. ONE [1]
FIXTURE ON SITE.

2700K

TITLE
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OUTDOOR
LIGHTING PLAN
2850

GENERAL NOTES
1.

2.
3.

MOTION SENSOR LIGHTS SHALL BE SHIELDED AND ADJUSTED TO ONLY LIGHT UP WITHIN THE
BOUNDARIES OF THE PROPERTY. MOTION LIGHTS WILL TURN OFF WHEN THE DETECTED
MOVEMENT CEASES.
ALL LIGHTS WILL BE DIRECTED DOWN AND WILL NOT EXCEED THE HORIZONTAL PLANE OF THE
FIXTURE.
LIGHT FIXTURE THAT ARE NOT MOTION DETECTED WILL BE CONTROLLED VIA SWITCH AND WILL BE
SHUT OFF WHEN THE BUILDING IS NOT OCCUPIED.
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Whileaway Ranch – Description and Operational Plan
7664 Whileaway Road Park City UT 84098
www.whileawayranch.com
Valerie Geist, Owner and Manager
Description
The proposed 2.65 acre Whileaway Ranch will be a private Dressage Training horse facility to be
constructed at 7664 North Whileaway Road in the Silver Creek section of Park City. It will have
accommodations for the owner/manager of the property and one employee/working student in a ranch
house, and up to 10 horses in a 14,130 square foot custom engineered Nucor steel building. For that
reason, the owner is seeking a Conditional Land Use permit to allow for a private riding arena that will
be over 10,000 square feet to be used for “Personal Improvement” services involving Equine Studies
education, and/or “Commercial Horse Boarding” under the permitted land use.
The owner, a long-time resident of Park City, is a highly skilled and educated equine professional whose
main business is saddle fitting and saddle sales for a boutique group of clients specializing in Dressage.
The Whileaway Ranch facility will not be used for commercial purposes such as open boarding, trail
riding, horse rentals, or horse riding lessons to the public that would create high traffic in and out of the
property. The horses to be housed there are those registered to the owner, and the 3-5 clients for
whom she trains their horses and cares for them in exchange for fees that cover the costs of care and
the shared infrastructure expenses necessary for the operation of the facility. Thus, those using the
property will include the owner/manager and 1 employee/working student daily, and 2-4 horse owner
clients who occasionally come to ride their horses in the training program with the owner. The owner is
a single woman without children, thus there will be no other occupants residing in the home, or using
the property.
The owner’s business income is mainly generated through her remote saddle fitting business. The owner
travels to other barns to fit saddles, rather than conducting this business on site, with the only saddle
fitting business accommodation to be a small office in the ranch house to administer the saddle fitting
business. The equestrian building, measuring 14, 130 square feet, will house the 36 by 80 foot horse
stable containing 10 stalls for the horses, areas for grooming and wash stall, and a tack, feed and
laundry room with a separate bathroom for the human caretakers and riders. The building is fully
heated, which is necessary for year round training in Park City’s cold, winter climate. There will be five
40 foot square fenced sand turnout paddocks for daily exercise of the stabled horses, and a 70 by 180
foot outdoor riding arena with sand and rubber footing will be the focal point at the front of the
property. Drought resistant Cottonwood and Swedish Aspen trees will be planted in strategic areas to
provide shade, and drought resistant flowering Woods Rose bushes will be planted alongside the
outdoor Dressage riding arena, and at the front of the house to enhance the beauty of the natural
landscape.
The Whileaway Ranch will be an educational facility, dedicated to the study of the Olympic discipline of
Dressage, and the classical system of horse riding. It will house a program for the Utah State University’s
(USU) Equine Studies Degree Internship program, with one horse boarded there for the use of a
university student conducting intern studies with the owner. As such, the university will place one
undergraduate student at the ranch each semester, to receive instruction from the owner in an Equine
Facility Management curriculum, and possibly one graduate student who will work with the University
horse(s) in Adaptive Riding programs with a focus on Equine Assisted Activities for Armed Forces
Veterans in a satellite location away from the University. USU is currently pioneering the development
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of therapeutic riding programs in conjunction with the US Veterans Administration that will pave the
way for others to be used across the country. The owner will provide housing on site for the
undergraduate student in the home, and the graduate student will work at the facility 1-2 days a week.
There will be no additional traffic in and out of the property other than the one or two students, the
horse owners, and a very limited number of veterans who will visit with the graduate student a few
times a semester at the facility. The owner will not receive financial compensation for these teaching
activities. All of the horses at the facility will play a role in educating the USU students, who will help
with horse care as part of their facility management curriculum.

Operational Plan
The owner has owned and managed horse training facilities similar to this proposed facility throughout
her lifetime, and is highly skilled at caring for horses, and managing an outfit of this type. She maintains
the highest standards in her operations, and has managed H&H Ranch, a similar Silver Creek facility a
few miles away, on Meadowview Road, for the past 5 years with exceptional practices that have allowed
her to develop good and longstanding relationships amongst the neighbors in that area, with references
available. The Whileaway Ranch property will be carefully constructed to preserve the natural high
desert sagebrush landscape, which is bordered on the eastern boundary by open space owned by Park
City Municipal Corporation.
Stalls are cleaned twice daily, and all manure will be placed in a large concrete container at the eastern
side of the arena building, and will be removed by the owner weekly, with equipment owned by the
owner, to be composted at one of several local locations. All stalls and outside paddocks are cleaned
daily, and there is no accumulating manure anywhere other than the manure container described
above. Flies are controlled by the use of Sterling Fly Predators, which are tiny insects released monthly
during the warmer season that eat fly larvae, thus preventing flies from hatching and becoming a
nuisance on the property. Dust is controlled by daily hand watering of all arenas, and the barn is kept
clean and dust free by constant sweeping of floors and hard surfaces, as the owner believes that good
hygiene practices are absolutely necessary to insure the health of the horses. The owner is a
competent, experienced caretaker of horses, having managed successful horse care operations
throughout her lifetime. For that reason, she has been qualified by the Utah State University to provide
education in these activities to its students. The owner is also a long time professional ski patroller at
Park City Mountain Resort, and has expertise in snow removal activities, and equipment to maintain
proper plowing and movement of snow. All snow management activities will be performed by the
owner on a daily basis in the winter months, using her own equipment. All structures will be clean and
pure white in color, with simple black trim, the colors of Dressage, and will blend in naturally with the
white winter landscape that exists here for half the year, creating an aesthetic harmony between the
landscape and buildings, with a theme of horses and snow sports throughout.
Granting approval for these uses at The Whileaway Ranch will be a great way to keep the equestrian
heritage alive within our rapidly changing community, without a typical commercial footprint, and will
allow for the promotion of the equestrian discipline of Dressage, an Olympic governed sport in a town
that is known for developing Olympic athletes in other, more well-known sports.

EXHIBIT B2

From:
To:
Subject:
Date:
Attachments:

Nathan Brooks
Tiffanie Robinson
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Tuesday, September 29, 2020 3:27:00 PM
image002.png

Yes we need to see of plan of how they plan to handle the manure as well as if the building has floor
drain where the waste will go? Please have them reach out to me.
Thx
Nate

Nathan Brooks MPA, LEHS

Director of Environmental Health
Summit County Health Department
Phone: 435-333-1585

From: Tiffanie Robinson
Sent: Monday, September 28, 2020 3:48 PM
To: Nathan Brooks <nbrooks@summitcounty.org>
Subject: RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Nate,
Just checking to see if you had any comments prior to moving forward I believe they will have to be
on septic. I did know if a commercial horse boarding needed any other info for the health dept.
Let me know.
Tiffanie
From: Tiffanie Robinson
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@SUMMITCOUNTY.onmicrosoft.com>;
cindy.christoffersen@pacificorp.com; Whit Sargent <whit.sargent@dominionenergy.com>; Mike
Owens <mowens@pcfd.org>; Bryan Atwood <BAtwood@sbwrd.org>; Melissa Hardy
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Tiffanie Robinson
From:
Sent:
To:
Cc:
Subject:

Nathan Brooks
Wednesday, October 7, 2020 12:43 PM
Tiffanie Robinson
Rocky Pace; Trevor Hale
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Tiffany
Manure and animal hair would be the main concerns. Solid wastes (manure) can be removed by shovel or strained by
screen prior to washdown. The main methods I have read for dealing with animal hair are: 1) having a larger tank than
would be typically required (a 1,250 gallon tank rather than a 1,000 gallon tank, for example); and 2) requiring an effluent
filter. These added measures could address the inclusion of horse bay washdown water into an onsite system on a minimal
basis. So we will require both of these items on this septic permit.
We will follow up on this portion through our permitting process. I also called the lot owner and explained this as well.
Rocky and Trevor, please make a note of Tax ID# SL-D-206 and requiring the two items listed above.
Thx
Nathan Brooks MPA, LEHS
Director of Environmental Health
Summit County Health Department
Phone: 435-333-1585

From: Tiffanie Robinson
Sent: Monday, September 28, 2020 3:48 PM
To: Nathan Brooks <nbrooks@summitcounty.org>
Subject: RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Nate,
Just checking to see if you had any comments prior to moving forward I believe they will have to be on septic. I did know
if a commercial horse boarding needed any other info for the health dept.

Let me know.
Tiffanie
1
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From:
To:
Subject:
Date:
Attachments:

Brandon C. Brady
Tiffanie Robinson
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Wednesday, September 23, 2020 8:47:53 AM
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Tiffanie,
I have reviewed this project and there are no big issues. The only things I could see is that the
driveways cannot come within 10’ of the property line and on the north side of the property it
encroaches on the 10’. Also, they cannot grade within 2’ of the property lines. Let me know if you
have any questions.
Thanks,

Brandon Brady, P.E.
Summit County Engineering
435.336.3294 (office)
435.262.7503 (cell)

From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@summitcounty.org>;
cindy.christoffersen@pacificorp.com; Whit Sargent <whit.sargent@dominionenergy.com>; Mike
Owens <mowens@pcfd.org>; Bryan Atwood <BAtwood@sbwrd.org>; Melissa Hardy
<mhardy@summitcounty.org>; Jason Nelson <jnelson@summitcounty.org>;
joseph.Ryan@pacificorp.com
Subject: Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Dear Service Provider,
Attached is a proposed Conditional Use Permit for a 14,130 square feet indoor riding arena,
that will include 10 stalls, some may be used for commercial horse boarding. The applicant is
also proposing an 70 x 180 outdoor riding arena and 5 – 40 square feet turnout paddocks on
the property. The proposed use is located on parcel SL-D-206, 7664 Whileaway Road in the
Silver Creek Subdivision. The parcel is zoned Rural Residential (RR), which requires a
conditional use permit for accessory structures over 10,000 square feet and also a conditional
use permit for commercial horse boarding.

EXHIBIT C3

From:
To:
Subject:
Date:
Attachments:

Mike Owens
Tiffanie Robinson
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Monday, September 14, 2020 3:55:44 PM
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Tiffanie,
Here are PCFD comments on this project:
1.

Since the building property will be used for commercial purposes, commercial impact fees
will be required on the space used for commercial use. This will include all of the indoor
arena structure, the outdoor arena, and the paddocks. Impact fees for the house will be
under the residential category. No impact fees will be due on the driveways and pathways.
2. The occupancy class used for the indoor arena must reflect that the arena will be used for
commercial purposes. An occupancy class of U will not be acceptable.
3. Access and turnaround space must meet the requirements of Appendix D of the 2018
version of the International Fire Code.
4. The number of fire hydrants needed will depend on whether or not the indoor arena will be
built with fire sprinklers.

If the developer would like to contact me for further explanation of any of these items, they can
reach me at the number below.
Thanks. Have a great day.

Battalion Chief Mike Owens
District Fire Marshal
Fire Prevention Bureau
(435) 940-2520

From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@summitcounty.org>;
cindy.christoffersen@pacificorp.com; Whit Sargent <whit.sargent@dominionenergy.com>; Mike
Owens <mowens@pcfd.org>; Bryan Atwood <BAtwood@sbwrd.org>; Melissa Hardy
<mhardy@summitcounty.org>; Jason Nelson <jnelson@summitcounty.org>;
joseph.Ryan@pacificorp.com
Subject: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
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From:
To:
Cc:
Subject:
Date:

valgeist@yahoo.com
Tiffanie Robinson
mowens@pcfd.org
Fire Prevention Plan
Wednesday, October 21, 2020 1:04:14 PM

Hi Tiffanie,
I met with Fire Marshall Mike Owens this morning, and we discussed and finalized my Fire
Prevention Plan as required by the Park City Fire District for my horse facility. I completed my
paperwork with the Fire Department, and paid my fees. Please let me know if you need anything
further from me or Mike to prepare for the meeting next week. I have copied Mike on this email, as
he requested.
Thanks!
Val
Valerie Geist
4420 East Sawmill Road
Park City, UT 84098
Phone (301)787-4730

EXHIBIT C5

From:
To:
Cc:
Subject:
Date:
Attachments:

Mike Owens
Tiffanie Robinson
valgeist@yahoo.com
RE: Fire Prevention Plan
Thursday, October 22, 2020 10:04:45 AM
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No. We were able to resolve her site and building issues. There are no special fire requirements for
this stage. We will deal with the remaining issues at the building permit stage.
Thanks. Have a great day.

Battalion Chief Mike Owens
District Fire Marshal
Fire Prevention Bureau
(435) 940-2520

From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Thursday, October 22, 2020 10:02 AM
To: Mike Owens <mowens@pcfd.org>
Cc: valgeist@yahoo.com
Subject: RE: Fire Prevention Plan
Mike,
Are there any issues or items that are still outstanding that I need to include as conditions of
approval?
Tiffanie
From: valgeist@yahoo.com <valgeist@yahoo.com>
Sent: Wednesday, October 21, 2020 1:04 PM
To: Tiffanie Robinson <trobinson@summitcounty.org>
Cc: mowens@pcfd.org
Subject: Fire Prevention Plan
Hi Tiffanie,
I met with Fire Marshall Mike Owens this morning, and we discussed and finalized my Fire
Prevention Plan as required by the Park City Fire District for my horse facility. I completed my
paperwork with the Fire Department, and paid my fees. Please let me know if you need anything
further from me or Mike to prepare for the meeting next week. I have copied Mike on this email, as
he requested.
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From:
To:
Cc:
Subject:
Date:

Chris Bullock
Tiffanie Robinson
Shiona Howard; Eileen Haynes
Re: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Tuesday, September 29, 2020 8:14:37 AM

Tiffanie
This project will need to provide additional information for water usage.
The plans show water connection to the home and to the paddocks and also to the indoor
arena.
Please have the owner provide the following information to due water usage review.
1- Estimated number of livestock/animals full time and during training or events.
2- Detailed plans for water usage inside the indoor arena. (Exaples like water troughs, dust
control, horse cleaning station, bathrooms, etc)
3- Detailed outdoor water usage
This information will be reviewed by Service Area #3 water engineer. Please provide as much
detailed information as possible.
Thank you
Chris Bullock
Summit County Service Area #3

On Mon, Sep 28, 2020, 3:03 PM Tiffanie Robinson <trobinson@summitcounty.org> wrote:
Just checking to see if SCSA3 had any comments prior to moving forward.

Tiffanie

From: Tiffanie Robinson
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan
Brooks <nbrooks@summitcounty.org>; Derrick Radke
<dradke@SUMMITCOUNTY.onmicrosoft.com>; cindy.christoffersen@pacificorp.com;
Whit Sargent <whit.sargent@dominionenergy.com>; Mike Owens <mowens@pcfd.org>;
Bryan Atwood <BAtwood@sbwrd.org>; Melissa Hardy <mhardy@summitcounty.org>;
Jason Nelson <jnelson@summitcounty.org>; joseph.Ryan@pacificorp.com
Subject: Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Dear Service Provider,
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Attached is a proposed Conditional Use Permit for a 14,130 square feet indoor riding arena,
that will include 10 stalls, some may be used for commercial horse boarding. The applicant
is also proposing an 70 x 180 outdoor riding arena and 5 – 40 square feet turnout paddocks
on the property. The proposed use is located on parcel SL-D-206, 7664 Whileaway Road in
the Silver Creek Subdivision. The parcel is zoned Rural Residential (RR), which requires a
conditional use permit for accessory structures over 10,000 square feet and also a
conditional use permit for commercial horse boarding.

Your review is important to us and we would appreciate your input. Please provide me with
any comments, concerns, conditions or suggestions for the proposal prior moving forward
with the Conditional Use Permit public hearing and final action.

Please provide comments by Thursday, September 24, 2020 so that we can proceed
forward with the process.

Kind Regards,

Tiffanie N. Robinson, Planner
Summit County Community Development
Phone: (435) 336-3139
Email: trobinson@summitcounty.org
Web: www.summitcounty.org
Address: PO Box 128, 60 N Main, Coalville, UT 84017
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From:
To:
Cc:
Subject:
Date:
Attachments:

valgeist@yahoo.com
Tiffanie Robinson
chris@scsa3.org
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Wednesday, September 30, 2020 8:09:17 AM
Geist_Water Consumption.pdf

Tiffanie,
I spoke with Chris regarding our estimated water usage early on, when I was investigating utility
costs before closing on the property. The Service Area 3 Water Company’s allowed amount monthly
for the base fee is up to 20,0000 gallons a month, and I don’t expect to use more than that for our
basic normal use monthly with the house and barn combined, total. If I go over, it won’t be by much
and will likely be because I will need to water a few trees and bushes that are part of the landscaping
plan during the summer months, and slightly more water when the trees are planted next spring and
until they have established.
Because I have been operating a similar facility a few miles away at the H&H Ranch for the last 6
years on Meadowview Road, I can easily estimate the water usage for the Whileaway Ranch as the
new facility will have the same amount of horses, and humans in the barn. As for the home, I am a
single person with a roommate at my current just under 2000 square foot home on East Sawmill
Road, and I have attached a document showing my water usage from the Summit County Water
Distribution Company showing my current usage for the winter months when I don’t use a sprinkler
for the large lawn there. Because I don’t plan on a lawn at the new facility, and will have just one
roommate at a time or less, my water usage should be nearly the same for the new home.
Regarding the horses , drinking water is at most, 3000 gallons monthly as research shows a horse
drinks up to 10 gallons per day, and my horses are no exception. Water is provided in buckets in the
barn and in outside water tubs in the paddocks that are filled as they are diminished, and all
attempts are made to conserve water wherever I can.
1.There will be at the maximum occupancy, 10 horses. There won’t be events or anything that would
allow for more than that as again, this is a private facility for me to train my own and a few friend’s
horses, and in no way open to public. Each horse drinks at most, 10 gallons per day, with water
usage for them at 3000 gallons monthly.
2.Dust control uses are at maximum 1500 gallons monthly.
Dust control is necessary in the arena, and during the summer months we spray down the arena
each morning with approximately 50 gallons of water. In the winter months, the need for water in
the arena is much less, and we use about half that amount to keep down dust and keep footing soft.
Cleaning and horse hygiene – Additional 1500 gallons monthly are used for occasionally rinsing
horses in the summer months, and for washer and dryer to clean pads and leg wraps. Currently I
bring my laundry home, so laundry currently is included in the attached home usage, and should not
contribute to any additional water usage at the new facility.
3. Outdoor usage will be minimal as there is no lawn to water, just a few trees that could require
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From:
To:
Cc:
Subject:
Date:

Chris Bullock
Tiffanie Robinson
Eileen Haynes; Shiona Howard
Re: Whileaway Ranch CUP
Wednesday, October 21, 2020 9:56:59 AM

Tiffanie
Good morning, I just spoke with our water engineer. He will have the water usage evaluation
completed by tomorrow so it can be added to your report.
Thank you
Chris Bullock
Summit County Service Area #3

On Wed, Oct 21, 2020, 7:35 AM Tiffanie Robinson <trobinson@summitcounty.org> wrote:
All,

I am just following up to see if the issues expressed about the Whileaway Ranch CUP for
Val Geist, parcel SL-D-206 have been addressed to your satisfaction. This item is
scheduled for a public hearing next Tuesday, October 27th and I am currently working on
my staff report. It is helpful for the SBPC to know if there are outstanding issues or
concerns that still need to be addressed, prior to making a decision.

Please let me know as soon as possible so that I can include the most current information in
my staff report.

Kind Regards,

Tiffanie N. Robinson, Planner
Summit County Community Development
Phone: (435) 336-3139
Email: trobinson@summitcounty.org
Web: www.summitcounty.org
Address: PO Box 128, 60 N. Main, Coalville, UT 84017
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around 3000 or less gallons per month.
TOTAL HORSE WATER USAGE – 6000 gallons
HUMAN (HOUSE) USAGE – 3000 gallons
OUTDOOR USAGE- 3000 gallons
Thus, based on historical usage in my previous facility, and home, we can estimate we will use well
under the allotted 20,000 gallons per month of water under the Service Area 3 plan.
I hope this answers the questions from Chris regarding our water usage plans.
Regards,
Valerie Geist
From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Tuesday, September 29, 2020 8:32 AM
To: valgeist@yahoo.com
Subject: FW: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Val,
See comments below from SCSA3. Please include me in your correspondence with them regarding
the requested information.
I am waiting on the Health department and have requested that they reply ASAP. I will get it to you
as soon as I get it
Tiffanie
From: Chris Bullock <chris@scsa3.org>
Sent: Tuesday, September 29, 2020 8:14 AM
To: Tiffanie Robinson <trobinson@summitcounty.org>
Cc: Shiona Howard <gm@scsa3.org>; Eileen Haynes <aclerk@scsa3.org>
Subject: Re: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Tiffanie
This project will need to provide additional information for water usage.
The plans show water connection to the home and to the paddocks and also to the indoor arena.
Please have the owner provide the following information to due water usage review.
1- Estimated number of livestock/animals full time and during training or events.
2- Detailed plans for water usage inside the indoor arena. (Exaples like water troughs, dust control,
horse cleaning station, bathrooms, etc)
3- Detailed outdoor water usage
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From:
To:
Subject:
Date:

Jason Nelson
Tiffanie Robinson
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Thursday, September 17, 2020 9:29:53 AM

I would like to see more of a plan for this structure. Are there restrooms? Is there a public viewing
area? Is there a parking area? What is the occupancy classification? I don’t think a horse barn for
commercial horse boarding and what sounds like an arena for riding lessons will be considered an
accessory structure to the single family residence. How do they intend to comply with IBC chapter 11
for accessibility? These things can be taken care of at plan review, but they need to be thinking
about these types of items.

Jason Nelson
Plans Examiner
Community Development Department
Summit County UT
435-336-3121 office
jnelson@summitcounty.org
From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@summitcounty.org>;
cindy.christoffersen@pacificorp.com; Whit Sargent <whit.sargent@dominionenergy.com>; Mike
Owens <mowens@pcfd.org>; Bryan Atwood <BAtwood@sbwrd.org>; Melissa Hardy
<mhardy@summitcounty.org>; Jason Nelson <jnelson@summitcounty.org>;
joseph.Ryan@pacificorp.com
Subject: Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Dear Service Provider,
Attached is a proposed Conditional Use Permit for a 14,130 square feet indoor riding arena,
that will include 10 stalls, some may be used for commercial horse boarding. The applicant is
also proposing an 70 x 180 outdoor riding arena and 5 – 40 square feet turnout paddocks on
the property. The proposed use is located on parcel SL-D-206, 7664 Whileaway Road in the
Silver Creek Subdivision. The parcel is zoned Rural Residential (RR), which requires a
conditional use permit for accessory structures over 10,000 square feet and also a conditional
use permit for commercial horse boarding.
Your review is important to us and we would appreciate your input. Please provide me with
any comments, concerns, conditions or suggestions for the proposal prior moving forward
with the Conditional Use Permit public hearing and final action.

EXHIBIT C13

From:
To:
Cc:
Subject:
Date:
Attachments:

Bryan Atwood
Tiffanie Robinson
Nathan Brooks; Kevin Berkley
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Monday, September 14, 2020 9:47:38 AM
SL-D-206.pdf

Tiffanie,
The subject property is within the SBWRD service area but is approximately 4,000 from the nearest
public sewer line (see attached map). The project would need to be served by a private septic
system which is controlled by the Summit Co. Health Dept.
Thanks
Bryan

Bryan D. Atwood, P.E
District Engineer
Snyderville Basin Water Reclamation District
2800 Homestead Road
Park City, UT 84098
Office: 435-214-5245
Mobile: 435-731-0039
batwood@sbwrd.org

From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@summitcounty.org>;
cindy.christoffersen@pacificorp.com; Whit Sargent <whit.sargent@dominionenergy.com>; Mike
Owens <mowens@pcfd.org>; Bryan Atwood <BAtwood@sbwrd.org>; Melissa Hardy
<mhardy@summitcounty.org>; Jason Nelson <jnelson@summitcounty.org>;
joseph.Ryan@pacificorp.com
Subject: Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Dear Service Provider,
Attached is a proposed Conditional Use Permit for a 14,130 square feet indoor riding arena,
that will include 10 stalls, some may be used for commercial horse boarding. The applicant is
also proposing an 70 x 180 outdoor riding arena and 5 – 40 square feet turnout paddocks on
the property. The proposed use is located on parcel SL-D-206, 7664 Whileaway Road in the
Silver Creek Subdivision. The parcel is zoned Rural Residential (RR), which requires a
EXHIBIT C14

From:
To:
Cc:
Subject:
Date:

Melissa O"Brien
Tiffanie Robinson
Matt Wagoner; Phares Gines
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Monday, September 14, 2020 8:43:12 AM

No worries! No concerns from Snyderville Basin Special Recreation District!
Melissa

Melissa O’Brien

Administration Team
Snyderville Basin Special Recreation District
www.basinrecreation.org
office: 435-649-1564 Ext. 11
cell: 435-659-6368
Parks • Trails • Open Space • Recreation

From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Friday, September 11, 2020 2:00 PM
To: Melissa O'Brien <melissa@basinrecreation.org>
Subject: FW: Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Sorry, I sent this to the wrong Melissa so I am forwarding it to you!
Kind Regards,
Tiffanie N. Robinson, Planner
Summit County Community Development
Phone: (435) 336-3139
Email: trobinson@summitcounty.org
Web: www.summitcounty.org
Address: PO Box 128, 60 N Main, Coalville, UT 84017

From: Tiffanie Robinson
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@SUMMITCOUNTY.onmicrosoft.com>;

EXHIBIT C15

From:
To:
Subject:
Date:

Derrick Radke
Tiffanie Robinson
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Friday, September 11, 2020 1:50:40 PM

Tiffanie,
PW has no comments.
Thanks,
Derrick
From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@summitcounty.org>;
cindy.christoffersen@pacificorp.com; Whit Sargent <whit.sargent@dominionenergy.com>; Mike
Owens <mowens@pcfd.org>; Bryan Atwood <BAtwood@sbwrd.org>; Melissa Hardy
<mhardy@summitcounty.org>; Jason Nelson <jnelson@summitcounty.org>;
joseph.Ryan@pacificorp.com
Subject: Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Dear Service Provider,
Attached is a proposed Conditional Use Permit for a 14,130 square feet indoor riding arena,
that will include 10 stalls, some may be used for commercial horse boarding. The applicant is
also proposing an 70 x 180 outdoor riding arena and 5 – 40 square feet turnout paddocks on
the property. The proposed use is located on parcel SL-D-206, 7664 Whileaway Road in the
Silver Creek Subdivision. The parcel is zoned Rural Residential (RR), which requires a
conditional use permit for accessory structures over 10,000 square feet and also a conditional
use permit for commercial horse boarding.
Your review is important to us and we would appreciate your input. Please provide me with
any comments, concerns, conditions or suggestions for the proposal prior moving forward
with the Conditional Use Permit public hearing and final action.
Please provide comments by Thursday, September 24, 2020 so that we can proceed forward
with the process.
Kind Regards,

EXHIBIT C16

From:
To:
Subject:
Date:

whit.sargent@dominionenergy.com
Tiffanie Robinson
RE: Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Thursday, September 17, 2020 4:03:47 PM

Sounds great!
From: Tiffanie Robinson <trobinson@summitcounty.org>
Sent: Friday, September 11, 2020 1:55 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@summitcounty.org>;
cindy.christoffersen@pacificorp.com; Whit Sargent (Gas Distribution - 5)
<whit.sargent@dominionenergy.com>; Mike Owens <mowens@pcfd.org>; Bryan Atwood
<BAtwood@sbwrd.org>; Melissa Hardy <mhardy@summitcounty.org>; Jason Nelson
<jnelson@summitcounty.org>; joseph.Ryan@pacificorp.com
Subject: [EXTERNAL] Whileaway Ranch - SL-D-206 CUP - Service Provider Review

Dear Service Provider,
Attached is a proposed Conditional Use Permit for a 14,130 square feet indoor riding arena,
that will include 10 stalls, some may be used for commercial horse boarding. The applicant is
also proposing an 70 x 180 outdoor riding arena and 5 – 40 square feet turnout paddocks on
the property. The proposed use is located on parcel SL-D-206, 7664 Whileaway Road in the
Silver Creek Subdivision. The parcel is zoned Rural Residential (RR), which requires a
conditional use permit for accessory structures over 10,000 square feet and also a conditional
use permit for commercial horse boarding.
Your review is important to us and we would appreciate your input. Please provide me with
any comments, concerns, conditions or suggestions for the proposal prior moving forward
with the Conditional Use Permit public hearing and final action.
Please provide comments by Thursday, September 24, 2020 so that we can proceed forward
with the process.
Kind Regards,

Tiffanie N. Robinson, Planner
Summit County Community Development
Phone: (435) 336-3139
Email: trobinson@summitcounty.org
Web: www.summitcounty.org
Address: PO Box 128, 60 N Main, Coalville, UT 84017

EXHIBIT C17

From:
To:
Subject:
Date:
Attachments:

Neilson, Pamela (PacifiCorp)
Tiffanie Robinson
Whileaway Ranch - SL-D-206 CUP - Service Provider Review
Thursday, September 24, 2020 6:46:52 AM
Whileaway Ranch SL-D-206 CUP - Service Provider Review.pdf

Good morning,
I don’t see any issue with the project. We do have underground lines that run long the west property
line. We will want all PUE’s and easements to remain. The property owner will need to contact me
for a power design.
Thank you,

Pamela Neilson
Journeyman Estimator
Park City District
6280 N Silver Creek Dr
Park City, UT 84098
435-655-7813
Pamela.Neilson@pacificorp.com

From: Tiffanie Robinson [mailto:trobinson@summitcounty.org]
Sent: Friday, September 11, 2020 1:48 PM
To: Eileen Haynes <aclerk@scsa3.org>; Shiona Howard <gm@scsa3.org>; Dexter Fisher
<dfisher@summitcounty.org>; Brandon C. Brady <bbrady@summitcounty.org>; Nathan Brooks
<nbrooks@summitcounty.org>; Derrick Radke <dradke@summitcounty.org>; Christoffersen, Cindy
(PacifiCorp) <Cindy.Christoffersen@rockymountainpower.net>; Whit Sargent
<whit.sargent@dominionenergy.com>; Mike Owens <mowens@pcfd.org>; Bryan Atwood
<BAtwood@sbwrd.org>; Melissa Hardy <mhardy@summitcounty.org>; Jason Nelson
<jnelson@summitcounty.org>; Ryan, Joseph (PacifiCorp) <Joseph.Ryan@pacificorp.com>
Subject: [INTERNET] Whileaway Ranch - SL-D-206 CUP - Service Provider Review
** REMEMBER SAIL WHEN READING EMAIL **

Sender

The sender of this email is trobinson@summitcounty.org using a friendly name of
Tiffanie Robinson .
Are you expecting the message? Is this different from the message sender
displayed above?

Attachments Does this message contain attachments? Yes   If yes, are you expecting them?
image003.jpg, Whileaway Ranch SL-D-206 CUP - Service Provider Review.pdf

EXHIBIT C18

From:
To:
Subject:
Date:
Attachments:

Allyson Leang
Tiffanie Robinson
Comments on 7664 N Whileaway Road
Thursday, October 22, 2020 2:40:33 PM
Your Seesaw updates for October 21st 2020.eml.msg

Dear Tiffanie,
My name is Allyson Leang, and I am a resident of Silver Creek on 1251 Whileaway Road. I
received a notice in the mail regarding the Conditional Use Permit for a commercial horse
boarding facility that will be located on 7664 Whileaway Rd, which is right around the corner
from my house. I have some serious concerns about a facility of this size that I would like to
share.
My family has lived in this neighborhood for several years. We have 3 small children, and
several pets, and chose to live out here so that we could be separated from the cars,
commercial area, and chaos that some of our neighbors in Lower Silver Creek experience
every day. This is a quiet, residential part of Silver Creek where many of the homes have
accessory buildings for various purposes. However, a 14,000+ sq ft facility for 10 horses,
boarding, and dressage training is an exceptionally large structure, and not at all aligned with
the current dispostion and design of our neighborhood. The amount of people involved with
this many horses and a dressage arena will significantly increase the amount of traffic in our
residential area. Plus, the property seems small for this size facility. Where will people park
when using this facility? Will there be added traffic from employees as well as private horse
owners? We already have issues with construction vehicles and other residents driving over
the speed limit on our road. We do not have sidewalks for pedestrians, of which there are
many on a daily basis walking dogs, riding bikes, etc. Accessory buildings are common in our
neighborhood, and I do not have a problem with those. But one of this magnitude (14,000+ sq
ft) to be used by people, many of whom likely do not live in this neighborhood, greatly
concerns me because of increased traffic, commotion, and disruption to the residential feel of
our street. I would like to preserve the integrity of this quiet neighborhood without overruning
it and overdeveloping it for commercial purposes.  
As a side note, I noticed that construction on this property has already begun. Is this request
for comment actually going to be considered, or merely a formality on the part of the Planning
Commision?
Thank you for your time. Please feel free to call me on my cell, or respond via email at this
address.
Sincerely,
Allyson Leang
cell: 206-618-5675
--

asl

EXHIBIT D1

From:
To:
Subject:
Date:

Joseph Murgida
Tiffanie Robinson
Re: Snyderville Basin Planning District
Thursday, October 22, 2020 10:39:20 PM

Tiffanie,
After speaking with you today Thursday October 22, 2020 I visited seven residential homes to
encourage those families to voice and put in writing to the Snyderville Basin Planning
Commision their concerns regarding the commercial business by applicant Val Geist on Parcel
SL-D-206 otherwise known as 7664 North Whileaway Road East, Silver Creek.
I started with the Kivett family at 7710 North Whileaway Road East. They did say that they
receive medical supplies and visits from providers from Mountainland Health Care at least
weekly. And I did notice that Mrs. Kivett was wheelchair restricted and on oxygen. I then
proceeded to the west side of Whileaway to three consecutive residents. I noticed at all three
of those family homes did include very young children. Talking to two other residents back on
the East side of Whileaway one of which wanted to remain anonymous. That person
"recommended" that Ms.Geist ethical business practices should be thoroughly vetted.
All families were concerned with the size of the structure (14,130 sqft) relative to the size of
2.65 acres. Some had their doubts on when and where a family residential home would be
placed. Everyone was concerned with the amount of increased traffic including trailers and
whether there would be enough off street parking. My personal concern as a senior citizen is
with the unimproved road itself. In addition to many children playing and riding their bikes
and walking their dogs, will there be enough road width for emergency equipment (FIRE,
EMS) to pass during all seasons of the year? As you know Whileaway coming from West
Whileaway in the winter is most of the time unpassable. Is the Summit County road
department willing to provide maintenance for both Whileaway East and West? And are they
willing to improve the road to include widening it before construction is completed on
Ms.Geist Commercial Project?
Another question I have for the Snyderville Basin Planning Commission, can they give me
examples of other Commercial buildings of almost 15,000 sqft that are located in Silver Creek
on a street with 100% residential homes?
I will submit additional concerns and questions by Monday, October 26, 2020
Respectfully,
Joe Murgida
330.327.9692
JoeMurgida@Gmail
7463 North Whileaway Road East
On Thu, Oct 22, 2020 at 3:16 PM Tiffanie Robinson <trobinson@summitcounty.org> wrote:
https://www.summitcounty.org/591/Snyderville-Basin-Planning-District

Kind Regards,
EXHIBIT D2

Tiffanie Robinson
From:
Sent:
To:
Subject:

pittdiego <ryanchristopherpittman@gmail.com>
Friday, October 23, 2020 8:36 AM
Tiffanie Robinson
Whileaway Ranch Riding Arena and Horse Boarding Conditional Use Permit

Tiffanie,
I am writing in regards to the Whileaway Ranch Riding Arena and Horse Boarding Conditional Use Permit hearing that is
to be held on October 27th, 2020. My wife Ashley and I live directly across the street from the proposed riding
arena. Our address is 7607 Whileaway Rd E Park City, UT 84098. We may be unable to attend the zoom meeting and
want address our concerns directly with you.
First off, we are directly opposed to the construction of an enormous 14,000+ square foot metal monstrosity that will be
used as a commercial space in the middle of a residential neighborhood. I am frankly a bit shocked that the zoning will
even allow for it. Aside from the general aesthetics of a huge metal structure standing out awkwardly in the middle of a
quiet neighborhood filled with homes, my wife and I have much greater concerns in regards to the amount of vehicle
traffic the building of this commercial business will attract to our quiet street. We have a three year old daughter and a
10 month old son living at home. Our daughter already is rid ing her bike and scooter regularly in the street almost every
day. A huge reason we purchased our home here on Whileaway Rd was because of the quiet, residential atmosphere
and amount of children that live on this street. Or neighbors two houses down from the proposed building site have
three little girls all elementary school age or younger. People moved to this neighborhood to raise their children in a
safe environment living next to homes with families, not businesses.

Another concern we have is the long term feel we want this neighborhood to have. Many homes on this street have
been recently purchased in the last few years and are being remodeled and updated, ours included. Home owners are
spending hundreds of thousands of dollars on remodels and millions of dollars to build new beautiful homes. As one of
the original streets in Silver Creek, the neighborhood is beginning to be gentrified, which is a good thing for the street,
neighborhood, and the county in regards to permit fees and tax dollars. Although we just recently purchased our home
in February, I grew up in Park City and have worked very hard to be able to come back here and live and raise my
family. When we bought our home, it was not with the intention to live next to a business and an industrial looking
metal building. Currently, there are large plots of vacant, commercially zoned land available towards the entrance of
Silver Creek that I’m sure would support a business of this sort. Trying to jam a structure of that size onto a parcel of
land that is just over two acres is detrimental to the overall aesthetic of the street and will in my opinion detract new
home buyers and future residents.
It is my humble request as a taxpayer, direct neighbor to the proposed property, and most importantly, father of two
young children that the county deny the conditional use permit for 7664 North Whileaway Rd. Myself, my wife, and
fellow neighbors all want to continue living in a neighborhood that is filled with just that, neighbors. Businesses do not
belong in the middle of a quiet, sleepy street filled with children.
Thank you for your time,

Ryan Pittman
7607 Whileaway Rd E
Park City, UT 84098
435.655.1253
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EXHIBIT D3

From:
To:
Subject:
Date:

CARLOS VILLAR SR
Tiffanie Robinson
Riding Arena and Horse Boarding
Thursday, October 22, 2020 12:32:33 PM

Re: 7664 North Whileaway Rd., Parcel SL-D-206.
I, Carlos and Maria Villar would like to advise you that we are totally against having a commercial horse boarding
facility here near our homes. The lot is 2.65 acres where the proposed facility would be placed. I owned a horse
boarding facility with arena for 10 years. I was on 17.5 acres and no homes around my facility. I can tell you from
experience, that the smell from the horse manure and urine is eye burning during the warm months with a breeze no
matter how often it is cleaned. This arena/boarding facility would surely affect the enjoyment of being outside and
enjoying the fresh air and beauty that surrounds us. In addition, the small particles of manure flying around. Not to
mention the additional traffic with horse trailers causing additional wear and tear on the roads. Granting a permit for
this commercial facility would open our area up to other commercial facilities. Before you know it, we will have
turned our quiet, peaceful living area into an area where anything goes.
I pray you will consider not granting this permit even though it seems like it is already a done deal. I see that steel is
being dropped off at the lot and fill dirt being dumped. Any questions, please call me.
Carlos Villar
801-652-0881

EXHIBIT D4

Tiffanie Robinson
From:
Sent:
To:
Subject:

Tracy Sharp <tracyasharp@yahoo.com>
Friday, October 23, 2020 8:30 AM
Tiffanie Robinson
Regarding: Whileaway Ranch Riding Arena and Horse Boarding Conditional Use Permit
7664 North Whileaway Road Parcel SL-D-206, 2.65 acres

Regarding: Whileaway Ranch Riding Arena and Horse Boarding Conditional Use Permit 7664 North Whileaway Road
Parcel SL-D-206, 2.65 acres

Dear Ms. Robinson:
I am a full-time, resident, homeowner in Silver Creek. I have a few comments on the conditional use permit in review for
7665 North Whileaway Road. Can you keep my comments and name anonymous?
The applicant would like to build a 14k foot indoor riding arena and run a commercial horse boarding facility. Please
consider the following in your review of the request:


Additional traffic in a residential neighborhood from horse boarders and students taking lesson.



Additional use of water caring for horses.



Have all the water rights/permits been obtained for a commercial horse boarding facility.



Horses generate a lot of waste that needs to be removed or composted.



Size of the property in relation to the amount of horses to be boarded and the structure to be built.



Indoor riding arenas are large and not attractive buildings.


I know other applicants have been granted permits for building over 10,000 square feet but all have been on much
larger lots. Given the growth in Silver Creek, I would like to see the building sizes kept within 10,000 square feet as
provided in the building code for Silver Creek.
Thank you.
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EXHIBIT D5

