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

East Side Planning Commission
Jennifer Strader, Senior Planner
December 17, 2020
Rezone and MPD/Subdivision Sketch Plan– Work Session
Legislative

RECOMMENDATION: Staff recommends the Planning Commission review the proposed Farms
at Blue Sky Sketch Plan application as a work session item and provide the applicant and staff
with feedback.
Project Description
Project Name:
Applicant(s):
Property Owner(s):
Location:
Zone District:
Parcel Number and Size:
Type of Process:
Final Land Use Authority:

Farms at Blue Sky Rezone and MPD/Subdivision
Michael Phillips
Michael Phillips
Parcel NS-157, Wanship
Agriculture-40 (AG-40)
Parcel NS-157 (551.47 acres)
Rezone, Master Planned Development, Subdivision Plat
County Council

Proposal
The applicant, Mike Phillips, is requesting approval of a rezone of Parcel NS-157 from AG-40 to
AG-10. Concurrent with the rezone application, the applicant will apply for a Master Planned
Development (MPD) and Subdivision Plat for a sixty-four (64) unit subdivision with associated
outbuildings, clubhouse, pool, and farming area. The Applicant is proposing to utilize the Bonus
Density Calculation provided in Appendix B of the Eastern Summit County Development Code
(Code). Applicant’s development plans and application materials are attached as Exhibit A.
PARCEL NS-157
(551.47 acres)
Base Density
Bonus Density Open Space Required
Proposed Open Space

CURRENT ZONE
AG-40
13.78 units

PROPOSED ZONE
AG-10
55.14 units

BONUS DENSITY
AG-10
64 units
253.97 acres
227.46 acres*

* The Applicant is aware they will need an additional 26.51 acres of open space to meet the minimum requirement.
The Code allows 50% of undevelopable lands (slopes greater than 30% in this case), to be included in the open space
calculation.

The applicant stated the intent of the development is to have “A connected network of residences
and amenities to support sustainable living with gardens, greenhouses, livestock, outdoor
communal gathering spaces, indoor educations lounges, restaurants, and a series of hiking and
biking trails to connect the community. This one-of-a-kind sustainable neighborhood will create a

network of people and places that focus on the agricultural history of Summit County and combine
modern amenities with a traditional rural lifestyle.” Note: Restaurants are not permitted in the
AG-10 zone. They are permitted in the AG-5 zone through a conditional use permit and are an
allowed use in the Commercial zone.
More specifically, the proposal includes:
•
•
•
•
•

24 single family lots, averaging 5.38 acres in size, located primarily on the northwest
quadrant of the parcel
40 single family lots, clustered among three specific areas
Main farm area located on 7.38 acres
Pond and outbuilding area on 6.17 acres
Clubhouse and pool located on 7.14 acres

If the rezone is approved, the parcel would be eligible for all uses listed as allowed, conditional
or low impact on the Use Table in Chapter 3 of the Eastern Summit County Development Code
pertaining to the AG-10 zone district, unless otherwise restricted by the Master Planned
Development and/or Development Agreement.
https://codelibrary.amlegal.com/codes/summitcountyut/latest/summitcounty_ut/0-0-018262#JD_11-3-16
Vicinity Maps

NS-157
AG-80

AG-40

AG-10

Background
Parcel NS-157 is a conforming parcel that is not part of a recorded subdivision plat. The
property is currently vacant and contains slopes of varying degrees. No development will occur

on slopes greater than thirty percent (30%). No wetlands or streams are evident on the USFW
wetlands mapper.
Access to the property is from Old Lincoln Highway; there is also a proposed access through
Blue Sky Ranch, located directly west of the subject parcel. Blue Sky Ranch is also owned by
Mike Phillips.
Purpose
The purpose of this work session is to introduce the project to the Planning Commission and to
receive feedback as it relates to the 4 standards required to be met for amendments to the
Zoning Map (see Analysis below).
Analysis
Section 11-5-3 of the Development Code states that amendments to the Zoning Map shall not
be granted until both the Planning Commission and County Council have reviewed the specific
development proposal and determined:
(1) The amendment is generally consistent with the goals of the general plan;
(2) The amendment is compatible with adjacent land uses and will not be overly
burdensome on the local community;
(3) The specific development plan is in compliance with all applicable standards and
criteria for approval as described in chapter 4 of this title; and
(4) The amendment does not adversely affect the public health, safety and general
welfare.
Additionally, the master planned development (MPD) process is required with an application
for a rezone in all zones (Section 11-4-12 (B)). The MPD Criteria in Section 11-4-12 (E) apply to
the proposal, as noted in the analysis below.
Prior to making a final recommendation on the rezone, the Planning Commission shall hold a
public hearing. The County Council, after receiving a recommendation from the Planning
Commission and holding a public hearing, may approve, or deny, the request to amend the
Zoning Map by ordinance, based upon written findings of fact and conclusions of law according
to each of the four standards. It is the responsibility of the applicant to provide written and
graphic evidence demonstrating compliance with the following standards:
Standard 1: The amendment is generally consistent with the goals of the general plan;
REQUEST DISCUSSION
Analysis: The Eastern Summit County General Plan emphasizes the need to balance
economic growth and diversity with the preservation of Summit County’s agricultural
heritage and natural resources. Changing the zoning on the property would enable all
allowed, conditional and low impact uses as stated in the attached Chapter 3 Use Table
for the AG-10 Zoning District, unless specifically limited by the MPD.
Staff requests the Planning Commission provide direction as to whether the proposed
change from AG-40 to AG-10 and the proposed uses are consistent with the intent of

the need to balance economic growth and diversity goals with preservation of the
agricultural heritage and natural resources as required by the General Plan.
Standard 2: The amendment is compatible with adjacent land uses and will not be overly
burdensome on the local community; REQUEST DISCUSSION
Analysis: The site is located in Wanship and is accessed from a sixty foot (60’) existing
easement from Old Lincoln Highway. Another access is proposed from Blue Sky Ranch to
the west, which is owned by Mike Phillips. Adjacent land uses include a religious camp,
residences, Blue Sky Ranch (includes a hotel/lodging units, restaurant, distillery,
agricultural uses, spa, etc.) and waste disposal offices.
The zoning on the property directly east of the subject parcel is AG-10; the zoning on
the property directly west of the subject parcel is AG-80. If approved, the AG-10 zone
district would be extended to the west.
The applicant needs to demonstrate that a residential development centered around
farming would not be would be burdensome on the local community. The proposed
Uses are consistent with adjacent land uses, including the existing Blue Sky Ranch and
residential lots. Items to consider include lighting, dust, noise, setbacks, building
massing, site design, architectural design and character, landscaping, stormwater runoff and on-going management and maintenance of the development.
Standard 3: The specific development plan is in compliance with all applicable standards and
criteria for approval as described in chapter 4 of this title; REQUEST DISCUSSION
Analysis: Chapter 4 of the Code refers to the Development Review Processes and
Procedures. The applicant submitted a sketch plan per Section 11-4-5(C)(3)(a) of the
Code. A sketch plan may be reviewed by the Planning Commission for preliminary input
at the direction of the Community Development Director or at the request of the
Applicant.
The Code also states that a MPD is required for any application to rezone and any
application which includes a density bonus within a residential subdivision. Staff will
ensure the future applications contain all the necessary information required by the
Code and the correct process for approval is followed.
Standard 4: The amendment does not adversely affect the public health, safety and general
welfare. REQUEST DISCUSSION
Analysis: More details will be provided about the development when the MPD
application is submitted. If the Planning Commission finds adverse impacts from the
development, conditions of approval can be applied. Plans need to demonstrate
compliance with all requisite standards contained in Chapter 2 of the Code with respect
to agriculture, water and sewage, natural resources, and infrastructure design and
maintenance.

Recommendation
Staff recommends the Planning Commission review and discuss the proposed The Farms at Blue
Sky Sketch Plan and provide the applicant and staff with feedback.
Staff identified the following issues for discussion:
1. Is the location of the proposed use appropriate considering access, adjacent property
and uses, and surrounding zoning and characteristics of the property?
2. What are potential impacts of the AG-10 zone at this location? What mitigation
measures can reasonably be imposed on the use to minimize such impacts?
3. What are potential impacts on adjacent uses, such as Blue Sky Ranch and the existing
residential lots? What mitigation measures can reasonably be imposed on the use to
minimize such impacts?
4. Are there specific uses (allowed or permitted (CUP, LIP, etc.) in the AG-10 zone district
that are not consistent with the General Plan for this property and that could be
specifically prohibited by the accompanying Master Planned Development.
Exhibits
Exhibit A: Applicant’s Application Materials
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EXHIBIT A

VISION
The Farms at Blue Sky is a modern twist on a
traditional farming community. A connected
network of residences and amenities to support
sustainable living with gardens, greenhouses,
livestock, outdoor communal gathering spaces,
indoor educational lounges, restaurants, and a series
of hiking and biking trails to connect the community.
This one-of-a-kind sustainable neighborhood will
create a network of people and places that focus
on the agricultural history of Summit County and
combine modern amenities with a traditional rural
lifestyle.

The gardens will have a full-time staff of resident
farmers and care-takers. Residents and guests of
The Farms will be able to participate in all aspects
of assisting these farmers from planting to harvest.
Vegetables can be picked for personal meal
preparation or given to a private chef to prepare
a meal in the comfort of your own home. From
plowing to planting to harvesting, each step of the
process will be curated to tell a story of where our
food comes from and how we interact with the land
we live on.

PLACE

1

PROGRAM

2

SUSTAINABILITY

3

PRECEDENTS

4

SITE

5

SCHEMATICS

6

APPENDIX

7
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WANSHIP, UTAH
BLUE SKY | HIGH WEST | THE FARMS AT BLUE SKY
Wanship, Utah is in the heart of rural Summit County,
beautifully sited between the Wasatch Back and
Uinta Mountains.
SALT LAKE CITY

WASATCH
MOUNTAINS

SITE

UINTA
MOUNTAINS

A landscape full of history, agriculture, recreation,
and world-class resorts drawing visitors from around
the globe. Wanship serves as the gateway to endless
recreational opportunities, with close freeway
access to Park City, Coalville, and many other rural
communities.

CO

AL

VIL

LE

The Farms at Blue Sky will be accessed through
Wanship, and is committed to maintaining and
complementing the rural simplicity of the area.
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PROPERTY INFORMATION
Blue Sky owns 550 surveyed acres to the north
of the Old Lincoln Highway and directly west
of the current Blue Sky Ranch property.

PARCEL INFORMATION

THE FARMS AT
BLUE SKY

Tax ID - NS-157
Book 40 Page 001

EXISTING CONDITIONS

THE LODGE
AT BLUE SKY
WANSHIP

HIGH WEST
DISTILLERY

The site is currently undeveloped. A pair of
dirt roads wind their way through the site
and provide access to most areas within the
property. The site primarily consists of native
grasses, sage, and scrub oak, with a few
unique rock formations scattered throughout.
The current topography provides challenges
both in access from Old Lincoln Highway and
connecting to the current Blue Sky Ranch
property.
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BIG CANYON
RANCH INC.

BIG CANYON
RANCH INC.

BANK OF UTAH,
TRUSTEE

PEAK 8
LLC

FOX RUN
HOLLOW
MULTIPLE
OWNERS

LOT ADJACENCIES
Blue Sky Ranch owns all property along the west
property line. A mix of private land owners make
up the remainder of the adjacencies, with mixed
uses including residential, a religious camp /
retreat, a testing lab, and waste disposal offices

PEAK 8
LLC

PEAK 8
LLC

BLUE SKY
CORPORATE
RANCH

LOT AREA

THE FARMS AT
BLUE SKY

BLUE SKY
CORPORATE
RANCH

Total Area = Approximately 542 acres
			

BUILDABLE AREA

STILLMAN
JEFFERY L.

STILLMAN
JEFFERY L.

Limited by 30% buildable area analysis & site
accessibility (see following pages)

60’ SITE ACCESS
RIGHT OF WAY
BLUE SKY
CORPORATE
RANCH

STILLMAN
JEFFERY L.

VPI LABORATORIES
INC.

PERRY CARL L.
YOUNG
DOROTHY

NELSON DALE M.
BOYD E.
PETERSON,
TRUSTEES

BATES LAND
CORPORATION

KEN BLOCK
TRUST
BOYD E.
PETERSON,
TRUSTEES
VPI LABORATORIES
INC.

BATES VAL JON
BATES LAND
CORPORATION

DARCEY EUGENE
M. & JOCYLE W.

PHILLIPS MICHAEL C.
SCHULZ TODD W.

QUESTAR PIPELINE
COMPANY

SUMMIT COUNTY
ZONING INFORMATION
ZONE: AGRICULTURE - 40

Parcel or Lot Size and Base Density:
-Base density is one unit per 40 acres
Setbacks:
-Front Setback		
25 feet
-Side Setback		
12 feet
-Rear Setback		
12 feet
-Perennial Stream		
100’ from high
					water mark
-Lake or Natural Pond 50’ from high
					water mark
Height: Maximum height for all structures shall be
32’ above natural grade.
A development agreement will be required for
any major non-agricultural improvements

PLACE

SITE ACCESS
The most feasible access point is from the
southeast corner of the property closest to
Wanship. There is currently a 60’ easement
through adjoining properties that provides access
to the property.

TRAFFIC
Traffic along the Old Lincoln Highway is relatively
low, with users mainly being visitors of Blue Sky
Ranch and High West Distillery.

SITE VIEWS
On a macro scale, the majority of the property
has expansive views across the valley to the Uinta
Mountain Range. On a micro scale, there are
some unique meadow and valley views throughout the property.

UTILITIES
Currently there are no existing utilities on-site.
- Power - Infrastructure from Wanship
- Fiber - Infrastructure from Wanship
- Gas - Infrastructure from Wanship
- Water - New Well on Site
- Sewer - Autonomous Sanitary Sewer Plant
		
on Property

PLACE

SLOPE ANALYSIS
The site consists of rolling hills and valleys with
relatively minor slopes throughout. The gray area
highlighted in this diagram out-lines where slopes
are greater than 30% and considered not
buildable by Summit County. Road access to the
more gently sloped areas will be one of the larger
challenges.
Connecting to the current Blue Sky Ranch
property appears to also be challenging as the
steepest slopes on the property separate the two.
The most feasible solution would be a direct connection to the Blue Sky access road at the top of
the property.

PLACE

TOP OF PROPERTY - LOOKING NORTHWEST

TOP OF PROPERTY LOOKING SOUTHEAST

PLACE

TOP OF EXISTING ROAD LOOKING NORTH

TOP OF EXISTING ROAD LOOKING EAST
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SUSTAINABILITY

ENERGY USE &
PRODUCTION

WATER

HABITAT &
ECOLOGY

COMMUNITY &
HEALTH

SUSTAINABILITY

OVERVIEW
SUSTAINABILITY GUIDELINES

The triple bottom line of sustainability involves
the social (people), environmental (planet), and
economic (profit) dimensions of an organization
in decision making. In the triple bottom line
approach to business, stakeholders are the main
focus rather than only shareholders. Stakeholders
include employees, building occupants,
community members, the environment and
shareholders. The idea that everyone has a voice
throughout this project can further enhance the
holistic community vision of this project.
The integrative process is the foundation of green
building design and one of the core concepts
of sustainability in the built environment. This
is a process in which multidisciplinary teams
collaborate to meet sustainable objectives from
the inception of the project to its completion. By
working together early in the design process an
integrative project team can agree upon a list of
sustainable goals and continually evaluate that
list throughout the project’s life. A set of metrics
should be identified in order to properly evaluate
the success of the project’s goals throughout the
design and constructionprocess.
The Farms at Blue Sky has the unique opportunity
to become an example for the future of
sustainable mountain community design. If a set
of sustainability goals is agreed upon they can
help drive decisions throughout the entire design
and construction process. We have identified
four categories that will act as driving factors
moving forward.

DRIVING FACTORS
-Energy Use & Production
-Water
-Habitat & Ecology
-Community & Health

*Example of a closed system by ReGen Villiages. A
closed system is a cyclical system in which materials and
resources are consumed and then reused or recycled.

SUSTAINABILITY

ENERGY USE & PRODUCTION
REDUCE ENERGY DEMAND

Rather than building more infrastructure to
increase energy production, the best solution is
to reduce the peak amount of energy used. This
solution requires changes to the thought process
about constructing and occupying spaces. This
includes challenging how much space is needed
in a building as well as how the building is heated,
cooled, illuminated. There are a variety of passive
design strategies, which take advantage of
naturally occurring energy, that should be taken
into consideration during the building’s early
planning stages. These passive design strategies
will not allow a building to operate without the
need for supplemental energy, but they have the
potential to greatly reduce the need for it.

PASSIVE DESIGN STRATEGIES

-Reduce Building Footprints
-Optimize Building Massing
-Optimize Building Orientation
-Space Planning
-Natural Ventilation
-Daylighting
-Passive Solar Heating
		-Thermal Mass
		
-Large South Facing Windows
-Passive Cooling
		-Shading Elements
		-Stack Effect
		-Cross Ventliation
-High-Performance Building Envelope

BUILDING MASSING &ORIENTATION

DAYLIGHTING

NATURAL VENTILATION

HIGH PERFORMANCE BUILDING ENVELOPE

The optimization of a building’s massing and
orientation will allow it to take full advantage of
passive design strategies like: heating, cooling,
ventilation and daylighting. The interior space
planning of the building is also important to
optimize these passive efforts. Interior program
that requires natural light, ventilations and access
to views will be organized around the exterior of
the building.

Natural ventilation has become an increasingly
attractive method for reducing energy use and
cost. Often times, it also provides a more healthy,
comfortable, and productive indoor climate than
the more prevailing approach of mechanical
ventilation. The amount of natural ventilation will
depend critically on the size and placement of
openings throughout the building and should be
considered early in the design.

Daylighting is the controlled admission of natural
light, direct sunlight, and diffused-skylight into a
building to reduce electrical lighting and save
energy. Providing a direct link to the dynamic
and perpetually evolving patterns of outdoor
illumination, daylighting also creates a visually
stimulating and productive environment for
building occupants.

A high performance building envelope will increase
the thermal comfort of building occupants,
provide superb indoor air quality and produces a
more resilient building. High performance building
envelopes will include continuous insulation with
a high r-value, high-performance windows and
virtually no thermal bridging.

SUSTAINABILITY

ENERGY USE & PRODUCTION
RENEWABLE ENERGY STRATEGIES

Renewable energy is energy from sources that are
naturally replenishing, but flow limited. Renewable
resources are virtually inexhaustible in duration, but
limited in the amount of energy that is available
per unit of time. On-site power generation will not
only reduce the use of non-renewable energy
sources, but can also significantly lower utility
costs for the user. Renewable energy lowers the
production of greenhouse gas emissions which
will ultimately have a positive effect on public
health. These benefits are great for the overall
health of the planet, but can also be used as a
marketing tool to attract customers / clients to The
Farms at Blue Sky. On-site power also significantly
reduces the need to transport power across great
distances, which reduces costs, energy losses,
and environmental risks. Rather than looking solely
at the upfront costs of on-site power generation,
which is significantly higher than the alternative,
one should take a life cycle costing approach. A
life cycle cost analysis is a method for assessing
the total cost of a product over its lifetime. This
includes the upfront costs of the product, but also
factors in the operating and maintenance costs
as well.

SOLAR POWER

BIOENERGY

WIND POWER

GEOTHERMAL ENERGY

Solar power systems are available as photovoltaic
(PV) and solar thermal systems. PV systems
provide electricity from the sun’s energy, while
solar thermal systems use sunlight to heat water or
another heat transfer fluid to produce hot water.

Bioenergy is energy produced from recently living
organic materials known as biomass, which can
be used to produce transportation fuel, heat,
electricity and products. There are several ways to
produce energy from biomass, including burning
biomass to generate heat or run steam turbines
that produce electricity and the use of anaerobic
digesters.

ACTIVE DESIGN STRATEGIES

-Solar Power
		-Photovoltaic
		-Solar Thermal
-Wind Power
-Bioenergy
		-Bio Fuel
		-Biomass
		-Biogas
-Geothermal Energy
-Hydropower
-Waste-to-Energy Systems
-Solar Hot Water

Wind power can come in the form of a wind farm,
which is comprised of a large number of wind
turbines that function as a single power plant
that sends electricity to the main power grid, or a
distributed turbine approach, which uses buildingspecific turbines to directly power a single home
or building. Current zoning allows wind turbines up
to 45’ in height with an option to go higher with
conditional approval.

Geothermal energy is the residual heat energy
from the Earth, which can provide an energyefficient way to provide electricity, heat water
for use, or heat a building. Since the top 10’ of
the Earth’s surface stays between 50 °F and 60 °F
universally, typical geothermal heating systems
use piping systems containing heat transfer fluid
buried in shallow ground near or around a building.
(USGBC). Another option is a series of deep wells if
site area is limited. Thermal conductivity testing is
the first step to determine if geothermal is suitable.

SUSTAINABILITY

WATER
RESPONSIBLE WATER MANAGEMENT

All water conservation is based on the use of
potable water. A large amount of energy, cost
and infrastructure goes into treating water to
assure it is potable. The first step in responsible
water management is to reduce the use of
potable for uses in which it is not required. This
can be implemented through both indoor and
outdoor water used.

REDUCING INDOOR WATER USE

- Install Water Efficient Fixtures
		
-Ultra-Low-Flow Water Closets
		
-Dual-Flush Water Closets
		-Low-Flow Aerators
		-Waterless Urinals
		-Composting Toilets
- Install Submeters

REDUCING OUTDOOR WATER USE

USE NATIVE LANDSCAPING

INSTALL WATER EFFICIENT FIXTURES

UTILIZE PERMEABLE PAVING SYSTEMS

UTILIZE GREEN ROOFS

Native landscaping has adapted to local
conditions and requires no pesticides, fertilizers
or watering. This will result in higher quality water
runoff as well as a significant reduction in irrigation
water use. Native plantings will also help contribute
to the local ecosystem as local fauna usually
depend on them for a food source. Ultimately,
the use of native landscaping will reduce cost,
maintenance and water use.

Water closets are the main culprit for wasting
potable water in a building. Ultra-Low-Flow water
closets can vastly reduce the use of water per
flush while composting water closets can get rid of
water use entirely. Low-flow aerators can also be
used in all faucets and can cut water flow by 75%.

- Use Native Landscaping & Xeriscaping
- Reduce Use of Monocultures (Lawns)
- Select Efficient Irrigation Technologies
- Use Non-potable Water for Irrigation
- Harvest Rainwater
- Install Submeters

Another aspect of responsible water management
is how stormwater is managed on-site. The main
goal of a stormwater management plan is to
slow, cool, and clean the water and then allow
it to recharge into the ground. The slowing of the
water allows for erosion control while the cooling
and cleaning of the water will increase the overall
quality of water that recharges the surrounding
aquifers and streams. This filtration process can be
done in a variety of ways, including:
-Green Roofs
-Permeable Paving Systems
-Bioswales
-Constructed Wetlands
-Rain Gardens
The State of Utah allows minimal collection of
rainwater per site for re-use. This strategy can
also be implemented at Blue Sky Farms.

Permeable paving systems help re-establish a
more natural hydrolic balance and reduce runoff
by allowing water to recharge into the ground.
Permeable paving can also reduce the need to
apply road salt or deicing chemicals as it reduces
the surface area of material for ice to build up on.
It is recommended that these paving systems be
used primarily on walking paths / sidewalks and
parking areas because of durability concerns.

Green roofs are covered with vegetation to
enable rainfall infiltration and evapotranspiration
of stored water. This ultimately delays, filters and
reduces the stormwater runoff from the roof. A
green roof has the added benefit of decreasing
the ‘heat island’ effect and creates an attractive
environment.

SUSTAINABILITY

HABITAT & ECOLOGY
ENVIRONMENTAL IMPACTS

As the human footprint extends into the natural
environment there will be direct and long-lasting
effects to the surrounding ecosystems. Natural
ecosystems help to maintain healthy air quality,
regulate temperature, prevent flooding, maintain
healthy soil, pollinate wild plants, maintain
biodiversity, treat organic waste, and provide a
variety of other ecosystem services that humans
rely on. Therefore, as a project is developed,
careful consideration should be placed on the
effects it will have on the surrounding habitat and
ecology.

HABITAT & ECOLOGY STRATEGIES

-Promote Biodiversity
-Mitigate Habitat Disruption
-Help Native Pollinators
-Reduce Monoculture Planting
-Protect and Restore habitat
-Prevent Construction Pollution
-Maximize Open Space
-Plant Native & Adapted Plant Species
-Use Non-Polluting Lighting Design
		
-Motion Sensors on Essential Lighting
		
-Energy Efficient Bulbs
		
-Reduce the Use of Decorative Lights
		
-Use Down Lighting
		
-Use No-Glare / Low-Glare Lighting
-Design for Open Green Space
-Avoid Ecologically Sensitive Areas

SUSTAINABILITY PRACTICES AT THE FARM

- On Farm Recycling Program
- On Farm Composting Program
- Low VOC cleaning products mandate
- Dark Sky Compliant Lighting Requirements
- Recommended plant list and mandatory
		
low-water use landscape policies
- Open Space percentage requirements for
		
each residential lot

PROMOTE BIODIVERSITY

DESIGN FOR OPEN GREEN SPACE

NON-POLLUTING LIGHTING DESIGN

AVOID ECOLOGICALLY SENSITIVE AREAS

Biodiversity is defined as having three main levels.
It is concerned with habitats, individual species
and genetic diversity within species. Action points
for creating biodiversity are to create habitat
opportunities as part of the development process,
leave dead plants and trees alone, seek to link
habitats on site with those further afield and
provide an opportunity for humans and nature to
interface.

All life has relied on Earth’s predictable rhythm
of day and night and humans have radically
disrupted this cycle by lighting up the night.
Artificial lights disrupt the world’s ecosystem. Light
pollution can be reduced by using energy saving
features such as timers, motion sensors, and
dimmers; ensuring your light fixtures are shielded
so light shines down; and installing lights only when
and where they are needed.

Designating certain areas throughout the
project to remain as open green space can help
improve the quality of life for both humans and
the surrounding ecosystems. It provides an area
for nature to exist that is relatively undisturbed by
human life. It allows for humans to better connect
with nature which can improve mental health and
promote physical activity.

Extensive site research is required when a
masterplan is being developed in order to ensure
that ecologically sensitive areas are not being
destroyed or interrupted. The built environment can
create significant barriers to the naturally existing
flora and fauna in an area. Appropriate buffers
should be placed in order to minimize a project’s
disturbance to the surrounding ecosystems.

SUSTAINABILITY

COMMUNITY & HEALTH
QUALITY OF LIFE

A development centered around food-production
can promote health and social interaction while
providing residents with access to a fresh and
healthy food source. People have long understood
the fundamental role that food plays in health,
well-being and social interaction: most of life’s
great moments are centered around food. Social
interaction is critical for mental and physical health
and a farm-like atmosphere facilitates a variety
of opportunities for community engagement
and education. Community assets like gardens
have also been shown to directly contribute to
reductions in chronic disease and depression,
especially when local residents are involved in
the gardening. On top of all the benefits from the
farming side of things, the remote location of this
project allows for an intimate connection to the
natural world. Interaction and viewing of nature
can help heal, soothe and restore. Open green
spaces with expansive views will also provide a
wide variety of outdoor recreation opportunities
that will help promote physical activity.

COMMUNITY ENGAGEMENT

ACCESS TO HEALTHY FOOD

PROMOTE PHYSICAL ACTIVITY / TRANSPORTATION

CONNECTION TO NATURE

Community engagement is critical to producing
a successful community with a high quality of life.
If neighbors can connect on a personal level,
they are more likely to work together for the
common good. An abundance of community
engagement and education opportunities can
help to bring a community together and raise the
level of knowledge about what it takes to operate
a successful farming community.

Active and attractive open space will provide an
abundance of recreational activities. A dense
network of walking and biking paths throughout
the property can help promote physical activity. If
done correctly, these paths can reduce the use of
motor vehicles and promote biking and walking
trips.

Providing residents with the opportunity and area
to grow their own food is beneficial for many
reasons. It allows direct access to healthy food for
a fraction of the cost. Physical activity is required
to maintain the gardens which can result in better
overall health. Consumers have an increased
desire to be a part of the story of their food and
this allows for that to happen.

Humans crave connection to the natural world.
The advantages of interacting with and seeing
nature are numerous. It can help to reduce anger
and stress while increasing pleasant feelings.
Research has also shown that it can increase your
physical wellbeing by reducing blood pressure,
heart rate, muscle tension and the production of
stress hormones. A strong connection to nature
will improve user experience and health.

SUSTAINABILITY

AGRIHOODS BY URBAN LAND INSTITUTE
IDEA

-Inspired by a growing understanding that
development centered on food-production
spaces can produce multiple benefits for
individuals and communities while enhancing
real estate performance.

DEFINITION

-The Urban Land Institute (ULI) defines agrihoods
as single-family, multifamily, or mixed-use
community built with a working farm or
community garden as a focus.

ULI SUMMARY OF BEST PRACTICES
LAND

-Preserve natural lands and existing
farmland by allocating space for agriculture,
food production and natural features in
development.
-Create a land plan that optimizes farm
productivity and opportunities for resident to
engage with the farm.

FOOD

-Maximize food production and distribution
methods.
-Align food production and distribution
procedures with health, sustainability, social
equity and financial goals.

FINANCE

-Understand unique considerations related to
the agrihoods financial models.
-Explore the agrihoods “business case” at all
stages of development.

HOUSING & DESIGN

-Create housing and mixed-use development
that leverage the advantages of farmadjacent locations.
-Use innovative design and policy solutions to
promote housing affordability and community
social interaction.

PROGRAMMING

-Position farms as community social hubs and
settings for events.
-Engage residents and other stakeholders to
ensure that on-site programs are inclusive and
locally and culturally relevant.

COMMUNICATIONS

-Focus on the farm in communications to
generate broad community support and drive
project success.
-Be intentional about crafting communications
materials that include everyone and tell the
“whole story.”

PEOPLE

-Understand the range of necessary skills for
community farmers, and make decisions about
hiring and management accordingly.
-Invest in homes for farmers and other farm
employees.

PARTNERSHIPS

-Collaborate with partners that share a
common vision for agrihood development.
-Form partnerships to address health,
sustainability, and social equity challenges
through agrihood development and
operations.

SUSTAINABILITY

SUSTAINABILITY RATING SYSTEMS

LEED FOR NEIGHBORHOOD DEVELOPMENT

LEED FOR HOMES

PASSIVE HOUSE INSTITUTE US

THE SUSTAINABLE SITES INITIATIVE

-LEED for Neighborhood Development was
engineered to inspire and help create better, more
sustainable, well-connected neighborhoods. It
looks beyond the scale of buildings to consider
entire communities.

-The Passive House Standard is composed of
several strict performance requirements for new
building construction. The resulting performance
represents a roughly 90% reduction in heating and
cooling energy usage and up to a 75% reduction in
primary energy usage from existing building stock.
This standard is meant to aggressively meet the
climate crisis carbon reduction imperative while
making a comfortable, healthy and affordable
built environment.

-LEED Homes are built to be healthy, providing
clean indoor air and incorporating sage building
materials to ensure a comfortable home. Using less
energy and water means lower utility bills each
month. In many markets, certified green homes
are now selling quicker and for more money than
comparable non-green homes.

-SITES is the most comprehensive system for creating
sustainable and resilient land development
projects. SITES helps create ecologically resilient
communities and benefits the environment,
property owners, and local and regional
communities and economies.

SUSTAINABILITY

PROGRAM

CURRENT PROGRAM

GATEHOUSE

- Property check-in & security

FARM AREA

-Livestock Facilities
		
-Enclosures and shelters for Cows,
		
horses, chickens, goats, sheep,
		
llamas, and alpacas
-Gardens
		
-Vegetables, flowers, grains, herbs,
		
native grasses, bees
		
- Both decorative & functional
-Greenhouses
		
- For year round produce
-Market Space
-Educational Signage / Kiosks
-Support
		
-Storage, feed, processing, 		
		
gardening prep, food prep,vehicle
		
storage, vet office

LAKE AREA BUFFER ZONE (T.B.D.)

CLUBHOUSE

-Restaurant/Bar area
-Demo Kitchen
-Retail Space
-Game Room
-Outdoor patio space
-Pool
-Exercise Facility
-Meeting/Conference Spaces
-Admin/Support Offices

40 SINGLE-FAMILY RESIDENCES

-Farming Village / Cluster Feel
-Density and connectivity to be determined
-2-3 bedrooms

24 PREMIUM LOTS

-3-5 acres
-3-4 bedrooms
-Guest house regulations?

ROAD SYSTEM + BIKE TRAILS

-Provide access throughout the farms and 		
		
connect to Blue Sky
-Mountain Bike Trails
-E-Bike Paths
-OHV/UTV Trails
-Equestrian Trails
-Dedicated Pedestrian Trails

PROGRAM

PRECEDENT

COMMUNITY

PRECEDENT

DUNTON HOT SPRINGS | COLORADO
A historic ghost town converted to an exclusive
resort nestled deep in the San Juan Mountains
of the Colorado Rockies. This perfectly restored
ghost town thrives on contradictions; handhewn log cabins exquisitely furnished, a life-worn
saloon serving food of startling quality, lung
torturing trails followed by pampering massages,
and sensuous hot springs beneath shimmering
snow banks. A self-contained resort focused on
seasonally available regional cuisine, authenticity
of place and the natural contrast of luxury.

PRECEDENT

KUKUI’ULA | HAWAII
“You can walk, hike, or bike upcountry to The
Farm, a 10-acre wonderland where you can
pick your own fresh flowers, pluck tropical
fruits and citrus, or gather seasonal herbs,
greens, and vegetables for your kitchen.
The Farm team is available to help, whether
with harvesting, offering gardening advice,
or collecting eggs from the henhouse.
On the farm you can settle into a bygone rhythm
- and head home with baskets of fresh fruits,
veggies and flowers you’ve gathered yourself.

PRECEDENT

BLACKBERRY FARM | TENNESSEE
Since its inception, the Farmstead has been a
favorite gathering place for guests, chefs, and
artisans alike. Our chefs and artisans have the
“raw materials” to provide an array of culinary
creations. Our gardeners grow vegetables that
offer endless colors, textures and tastes. Our forager, livestock team and our local agricultural
community provide milk for our cheese maker,
meat for our butcher, as well as wild mushrooms,
blackberries and ramps for our preservationist.

PRECEDENT

HELLS BACKBONE | UTAH
Hell’s Backbone Grill & Farm is located in one of
the most remote towns in the United States. There
is a commitment to sustainability, environmental
ethics, and social and community responsibility.
“We serve organic, locally produced, regionally
and seasonally appropriate cuisine, growing
many of our own veggies and fruits organically in
the restaurant’s two gardens and on our six-acre
farm. We feature dishes made with fruit from
Boulder’s heirloom orchards and rely largely on
local ranchers for the grass-fed meat we serve.”

PRECEDENT

SHED | CALIFORNIA
By design, SHED embodies the proprietors’ spirit
of sharing and connectedness. It acts as a rural
meeting place and a farmers’ exchange, and is
firmly rooted in its surroundings. It is a gathering
place for local residents, which celebrates the
region’s farmers and makers while tapping into
a global community of chefs, producers, and
visitors. Its dinners and programs, crafted to
revive the traditions of fellowship, conviviality,
and exchange, feed a cultural appetite for ideas
and interests ranging beyond the realm of food.

PRECEDENT

FLORA FARMS | MEXICO
Flora Farms is a 25 acre organic working farm in
the foothills of the Sierra de la Laguna Mountains
in San Jose del Cabo, Mexico. Home to Flora’s
Field Kitchen, The Farm Bar, Flora Farms Grocery
and Flora Farms Celebrations. The farm is also
home to the Shoppes at Flora Farms, the Culinary
Cottages & The Haylofts, (our straw bale luxury
homes for the culinary-inclined), as well as
The Farm Spa, an intimate spa and wellness
experience achieved through nature-based
spa services, in a supremely peaceful setting.

PRECEDENT

LOS POBLANOS | NEW MEXICO
Set among 25 acres of lavender fields, enormous
cottonwood trees and lush formal gardens,
Los Poblanos is one of the most magnificent
historic properties in the Southwest. A model of
preservation and sustainability, the farm’s vision
helps shape the daily menu and handcrafted
line of artisan products. An ideal setting for
special events and retreats, the natural beauty
and authentic hospitality of Los Poblanos create
a truly memorable experience for guests.

PRECEDENT

CLUBHOUSE

PRECEDENT

SIERRA RESTAURANT | COLORADO
A timeless American restaurant with a
Southwestern influence.
All dishes are
recipes that originated within the owner’s
family.
Focused on locally sourced farmto-table
ingredients
wherever
possible,
the menu changes with the seasons.
Architecturally a well-detailed single roof
plane accounts for the main design gesture.
Simple
warm
materials,
clean
details,
and expansive glass frame views to the
surrounding landscape. Additional meeting
/ conference spaces and support spaces
are subtly hidden in the lower building forms.

PRECEDENT

ST LUKE THE EVANGELIST | IOWA
This church building in Iowa functions as a
community gathering center, with a clear
formal separation between places of worship,
and places of function. Although the program
doesn’t match The Farms, the material palate
of stone, wood, and steel compliments the
language that has been developed at Blue Sky.
Modern
clean-line
forms
set
against
more
traditional
agrarian
roof
lines
helps
delineate
function
and
bring
this large building to a human scale.

PRECEDENT

FAMILY RETREAT | CALIFORNIA
A large scale compound for extended family
gatherings, events, and holidays. The scale
of this ‘residence’ is closer to the scale of a
community center, with a strong connection to
the well-designed landscape it fits in. The formal
site layout and plantings compliment the simple
architectural form and order of the building.
Indoor spaces seamlessly flow to the exterior
gardens, patios, fire pits, and ping-pong tables.
Small pool-house and garden buildings mimic
the larger building language at a different
scale, and create a village atmosphere.

PRECEDENT

RESIDENCES

PRECEDENT

SMITH RESIDENCE | NOVA SCOTIA
The Smith Residence embodies a few
contradictions: It’s simultaneously new, 400-yearsold, and timeless; it’s clearly contemporary and
yet unapologetically traditional; it’s deeply
rural and surprisingly urban. There is a sense of
harmony with buildings in the landscape that
are miles away. The buildings frame a view of
the landscape and emphasize the procession
through the landscape. Each of the three
structures shares the same gable roof with a 6:12
pitch and an envelope defined by a palette of
glass, local granite, and rusted steel. In contrast,
the interiors area allowed to vary to give a
unique feel to each structure. Natural ventilation
allows for cross breezes to cool the space while
super insulated walls and a hydronic heat system
keep the space warm in an efficient manner.

PRECEDENT

WOODSTOCK FARM | VERMONT
Cradled at the bottom of rolling green hills, the
orientation of the house and barn is informed
by the natural landscape and their reciprocal
interaction. The simple gabled volumes use
materials typical to the area—wood shingles
in the barn and cut stone in the house. These
materials combine with the clean lines and
natural light to produce a subtle yet playful
dappled effect on the buildings’ surfaces
in an architecture that both contrasts and
articulates the rural landscape that surrounds
it. The detached, cedar-shingle barn is
angled away from the main house, offering a
different perspective of the vast countryside.

PRECEDENT

Z HOUSE | ITALY
Z House is an alpine holiday home, a place to
live in an intense relationship with nature. The
site is steep and full of panoramic “frameworks”.
The approach to the home is a key feature
of the project; the arrival is a precise and
inevitable sequence: the road climbs steeply,
the house shows itself from afar in the middle of
other buildings, then hides and then reappears
in a scenic perspective from the bottom where
you can feel the whole size of the building.
Along this procession, the house gradually loses
the built context and fits into the natural one.
From the outside the house seems to blend
into the ground. The house is light and does
not impose terraces or other violent works on
the landscape. From the outside the house is
characterized by an external “skin” made of
wood that recalls traditional alpine architecture.

PRECEDENT

MULTI-FAMILY

PRECEDENT

HORIZON NEIGHBORHOOD | UTAH
This community consists of 30 cabins ranging in
size from 1,000- 3,000 square feet, along with
a series of strategically placed garages, and
a communal lodge. Buyers choose from four
typologies, which either follow the contours like
mountain goats, or are cross-grain, projecting off
the mountainside like extreme skiers. The theme
and variation strategy, in combination with the
dramatic topography, results in a neighborhood
that has a powerful sense of both unity and variety.
The cabins are aggregated around courtyards
in a way that maximizes both community and
privacy to foster chance meetings and social
interactions.Climate
responsiveness
begins
with passive solar orientation, combined with
thermal mass concrete floors and hydronic-infloor heating. The steel stilts make the buildings
light on the fragile high desert landscape.

PRECEDENT

GHOST 7 | NOVA SCOTIA
Ghost 7 provides lodging for students of
the Ghost Architectural Workshop. While
offering refuge in the landscape, Ghost 7 is
a perforated, less-defensive version of the
archetypal courtyard form of habitation. As
a result, the landscape percolates through
the scheme. The four resulting structures can
be described both as cabins and as pavilions.
They are cabins by way of their limited size
(720 sqf) and their modest means; they are
pavilions by their ambition to create a rich
range of spatial experience within a modernist
free plan within the landscape. The series of
Ghost 7 buildings, with tight spaces between,
is based on the precedent of a collection of a
particular, yet typical, group of closely space
Nova Scotian fish sheds. Post foundations
are use to have minimal impact on the land.

PRECEDENT

STELLAR RESIDENCES | LAKE TAHOE
Conceived to be efficient and compact, these
ski-in/ski-out homes are designed around social
spaces that take advantage of breathtaking
views. This project is made up of both private
residences as well as townhouses. Celebrating
outdoor-living, the six single-family units and 11
townhouses visually and materially engage their
surroundings, emphasizing healthy living and
environmental stewardship. Large expanses
of glass offer a visual and physical connection
to the outdoors, bathing communal areas in
soft northern light throughout the day and
framing sunlit mountain views in the evening.
The townhouses step down the mountainside
while following the curve of the ski slope. The
simple, shed-roofed volumes are vertically and
horizontally offset, allowing for privacy and a
feeling of distance between neighboring units.

PRECEDENT

OUTBUILDINGS

PRECEDENT

WILD TURKEY | KENTUCKY
The 9,140 s.f. facility houses interactive exhibits,
a gift shop, event venues, a tasting room and
administrative offices. The project employs a
design direction that is both familiar and new
– bridging tradition & innovation through an
immersive environment of contrasts & dualities.
Utilizing a simple barn silhouette , the building
presents a clear & recognizable marker at the
scale of the landscape. Clad in a chevron pattern
of stained wood plank siding, the simplicity of the
barn form is contrasted by the intricacy of the
building skin, creating a shifting sense of scale
and tactility that is deliberately both simple and
complex. Alternating zones of opaque and lightfiltering lattice blur the boundaries between
inside/out and solid/void. By night, the dark
structure transforms into a delicate, glowing
lantern of filigree perched above the river.

PRECEDENT

SWALLOWFIELD BARN | CANADA
It is first a humble barn designed for simple
inhabitants - resident cattle, swine, sheep,
fowl, cats, and barn owls, with workshops and
storage for a modest hobby farm. It is secondly
an homage to the vernacular building forms
of our nation’s agricultural landscape and the
community building processes that shaped
them. The simplicity of the barn’s form is
intentionally reminiscent of traditional North
American barns, visible across the pastures
from neighboring farms. The barn’s striking, offkilter, roof profile creates a warm and inviting
entrance visible on axis through the gardens
and orchards from the farmhouse. It was built
to honor the vernacular building forms of the
rural landscape and to value the process and
material culture of place from which they arise.

PRECEDENT

TIMBER BOATHOUSE | NORWAY
The specific location of this project presented
regulations regarding size, use and appearance.
It adopted the recognizable gabled form to fit in
with the neighboring boathouses. It is clad with
a angled timber and polycarbonate wall system
that provides outside views while also maintain
privacy within the space. Furthermore, this
arrangement allows for light to penetrate the
space during the day and produce a glowing
effect outwards during the night. A simple floor
plan allows this modest structure to be used in a
variety of ways as well as adapt to future uses.

PRECEDENT

GATEHOUSE

PRECEDENT

PALISADES GATEHOUSE| CALIFORNIA
This 915 sf gatehouse was designed to
compliment the raw and rugged terrain.
The materials chosen were selected for their
durability, timelessness, and their compliment
to the desert environment. The exaggerated
length of the cantilever that gently shades the
large boulder was important for reinforcing the
tension created between the natural and manmade environments. It was paramount that
the materials of the outer shell and structure
be left to patina naturally, unadorned with any
added finish. The interior materials, in contrast,
were intended to communicate a dichotomy
between the built and natural elements. These
read as a much more polished and refined
aesthetic, while still providing a warmth and
strong connection to the surrounding landscape.

PRECEDENT

2071 STATE ROAD 32
WANSHIP, UT 84017

BLUE SKY
CORPORATE RANCH
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INITIAL SITE SURVEY

Meridian Engineering has completed an
initial site survey of existing conditions,
known easmenets, etc. A full ALTA survey
will be required prior to construction
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VIEW CORRIDOR ANALYSIS
A view corridor survey was completed
to analyze where the ideal perspectives
of the surrounding landscape would be
placed.
Given the varying terrain of the
property, spansive views of the Wasatch and
Uintas occur at different locations on site.
Certain locations are also oriented towards
neighboring properties that need to be
visually filtered or avoided all together.
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GATEHOUSE

PROPOSED MAIN
ROADS
PROPOSED ACCESS
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SCHEMATIC LOT LAYOUT
This road and lot layout includes a
connection to Blue Sky Ranch that would
intersect the property at the top elevation,
adjacent
to
the
current
Yurt
area.
Amenities including the club-house, pool, and
farm are situated in the private valley lower on
the property, with multi-family transitioning to the
upper private lot layouts that vary from 5 - 7 acres.

EXISTING ROADS

UTILITY

SITE

MEDIUM DENSITY SITE 1 (MD1)
3.16 ACRES
12 MEDIUM DENSITY SINGLE FAMILY UNITS
2,500SF - 3,000SF PER UNIT

SITE

MEDIUM DENSITY SITE 2 (MD2)
3.17 ACRES
12 MEDIUM DENSITY SINGLE FAMILY UNITS
2,500SF - 3,000SF PER UNIT

SITE

MEDIUM DENSITY SITE 3 (MD3)
5.26 ACRES
16 MEDIUM DENSITY SINGLE FAMILY UNITS
2,500SF - 3,000SF PER UNIT
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Civil and Utilities Summary.

Utility

Notes: 1- Assumes site soils can infiltrate at least 1” per hour.
If this is not possible then, will need to use Packed Bed
Media Systems. This will include another tank and pump
necessary for each location the minimum 1” per hour
infiltration cannot be obtained.
Collected System Treatment (Optional):

Utility Approximate Size and Requirements

General Site Access Data:
Water Well Source:

The general site topography and proposed roadway layout is shown on the attached Figure C-100 thru C-105. The
proposed development areas are shown on Schematic Layout #2. The connection roadway extends to the gravel
roadway in the Blue Sky Development north of the Yurts (existing and proposed).
Access to the site will be from the Old Lincoln Highway vis a 60 foot access easement that extends along an existing
dirt roadway to the site. The intersection to Old Lincoln Highway would need to be revised to connect at a more
perpendicular connection and would need to combine the access for the existing driveway that is directly east of the
existing 60 foot Easement Access to the property. Gated access could occur approximately 50 feet from Old Lincoln
Highway with agreement with the property Owner to the East (along with a access agreement to combine driveways
at Old Lincoln Highway).
Meridian reviewed several other access pathways into the Site From Old Lincoln Highway as well as from the NE
portion of the Blue Sky Development. The connections shown in Figure C-100 appear to be the most feasible with
the least amount of earthwork and rock or other type of walls required for roadway construction. Additional walls
could be utilized to reduce fill quantities if existing soils are determined to be not suitable for from the roadway cuts
and fills. Additional cut/fill material will be generated from Lot development and other planned development around
the clubhouse and condo areas.

Domestic Use – 65,000 gpd
Irrigation Use -- 60,000 gpd (based on 30 Acres)
Total – 125,000 gpd (Peak Summer Use 115 gpm)

Water

Approximate Earthwork quantities and lengths of rock wall required for the concept alignment are shown on Figure C100. The vertical alignment generally meets the County Requirements for roadway grades. There are a few
sections of roadway that exceed the allowable 10% grade in 1000 feet of roadway which will be further studied as the
design develops. The Intersections also only have 50 feet of 4% slope instead of the 100 feet required in the current
County standard. This will also be further studied as the design develops to either seek design exceptions or review
the extra wall and earthwork cost. Typical Sections of the main roadway and the emergency access connection to the
Blue Sky Development are shown on Figure C-106.

Storage Requirements:

Fire Requirements- 120,000 gal (1000 gpm for 2 hrs)
Domestic Use40,000 gal
Irrigation Use60,000 gal
Rounded Total250,000 gallons (minimum)
Note: Fire Demand for Insurance on Buildings may alter Fire
Demand Requirements

Notes: 1- Treatment System could also include other areas parts of
Wanship. This would need to involve a complete Facilities
Planning study and City of Special District formation to
include the public with the private development.
Secondary
Water

No Secondary water rights are known for the property. If there is secondary water available, the
required use for the proposed culinary well could be reduced by about 50%.

Gas

Dominion Energy has a main gas line along Old Lincoln Highway. This could be extended into
the Farms Property along the roadways. The cost of such an extension need to be determined
with Dominion Energy.
Storm Drainage Systems:
Detention/Infiltration - 30,000 CF (see note 1)
Culverts9500 LF (see note 2)
Inlets150 EA (Roadways & Developed Areas)

Distribution Line Size & Hydrants: 8” with Hydrants at 500 foot intervals in Residential or
other developed areas. Hydrants at 1000 foot intervals
between developed areas.

Site Utilities

Special Requirements: Due to the elevation drop across the site, PRV valves will be
necessary to be placed to reduce pressure.

Outlined below is a summary table required utilities for the development and possible methods to service the
proposed Farms Development. The requirements are based on the State of Utah requirements for Drinking water
and State Standards for on-site Sewer Disposal. The Requirements are based on 25 Premium Lots (5 Acre Single
Lots), 30-40 Condominiums in two separate sites, and Clubhouse with a pool area for the project. The estimated
area for irrigation would be approximately 30 Acres for purposes of water consumption, The Irrigation use will need to
be refined during schematic designs.

On Site Disposal ( Assumed Base Option):
5 Acre Lots600 gpd disposal (4 Bedrooms)
1000 Gal Septic Tanks
100 LF of 9 foot Deep Wall Trench Disposal
Sewer

Condo’s-

900 gpd disposal (per Two Units 6 bedrooms)
1359 Gal Septic Tank
130 LF of 10 foot Deep Wall Trench Disposal

Club House Area- 4500 gpd disposal (Depends on Uses)
2- 3500 Gal Septic Tanks -With Filters
650 LF of 10 foot Deep Wall Trench Disposal

CIVIL - UTILITIES NARRATIVE

Collection System: 28,000 LF Piping along roadways w/ 105 MH
Treatment System: About 35,000 gpd (about 70% of Blue Sky WWTP)
Additional Property: Additional Property May be required if sufficient space is
not available near the low (SE portion of the property)

Notes: 1- Using Secondary water for Irrigation, (if available to this
property) would cut requirements by more than 50%
2- Well assumed to be in the NW corner of Farms property or
on the Blue Sky Property NE of the Yurts.
3-Storage would also be assumed to be on the NW corner of
the Farms Property set at an elevation to provide 55 psi to
the lot with the highest elevation. Tank assumed to be
roughly set at elevation 6870.
4- Pumping a maximum of 18 hrs for peak summer use

Storm Drain

Notes: 1-Storm Drainage for the roadways will need to be collected in several
location and basins completed to collect and detain flows to the predevelopment levels will be required by County Development
Standards. Based on the amount of roadway and assuming 5 acres
lots increase the runoff factor by 15% and the Condo and Club house
area increase the runoff factor by 35%, the rough volume of basin
would be approximately 25,000 CF spread out over various areas of
development.
2- Culverts based on one required for each 500 feet of Roadway and
40 foot length and 1500 feet of piping at clubhouse and Condo unit
areas. Roadway drainage only for 5 acre lot area.

SITE

SCHEMATIC CONCEPT DESIGN
Initial concept design plays on simplified
Western roof forms and rural, agrarian
building
layouts
playing
off
historic
architecture and clean modern details.

SCHEMATICS

AMENITIES MASTER PLAN
Nestled in a small valley lower on the property,
the current amenities layout is hidden from
adjacent property owners with a direct
view towards the Uinta Mountains. Parking,
clubhouse, and pool are highest on the
property, framing views down valley of the
pond, village, and barn / farm component

SCHEMATICS

CLUBHOUSE DESIGN
Split into two separate buuildings, the
central court will frame views of the farm
and Uintas beyond. Simple agrarian forms
give a modern nod to rural architecture and
strong brand connection to the overall Farm.

SCHEMATICS

CLUBHOUSE POOL DESIGN
Restaurant and event spaces spill onto a
linear infinity pool that eventually spills into
the pond below. The concept of moving
from a more manicured experience at
the clubhouse and pool step down to the
more rustic pond, village, and Farm below

SCHEMATICS

POND & VILLAGE DESIGN
A series of smaller scaled building surround the
pond feature with various functions including a
bird-watching / look-out tower, animal barns,
educational elements, and guest amenities.

SCHEMATICS

CURRENT EMPLOYMENT

This includes all employees at the Lodge,
Ranch, and High West at Blue Sky.
Full Time:
Part Time:

177 employees
52 employees

At least 77 of thes employees live in Sumiit
County.

Real Estate Taxes for Blue Sky
2020 Taxes: $190, 360

APPENDIX

GRACIES FARM | WANSHIP, UT
Gracie’s Farm Principles, Philosophy and Practice:
The development of a farm is slow, especially when doing it by hand. Gracie’s Farm mission is:
“To be a model in sustainable, organic farming practice. We will exemplify the dignity and abundance of eating
from and providing back to the earth. We will provide a nourishing, educational, and beautiful experience to
our guests, our staff, and our community.”
Our farm uses minimal tillage practices. In essence, we are “growing the soil.” The use of tractors and mechanical tillage on a
frequent and repeated basis ultimately destroys soil structure and eliminates microbial life and biodiversity in the soil. Instead,
we choose to till the ground once or twice during the growing season, and use hand tools (like the broadfork) and minimal
disruption techniques to promote life in our soil.
We entrust the air, earthworms, compost, cover crop and other microscopic creatures to do the work for us. By disturbing our
soil as little as possible, we encourage life beneath the soil, which then leads to healthier and tastier produce down the road.
These vegetables then need less from us, as they get most of their nutrients from the soil itself. In the end, we are constantly
and continuously building the foundation of a pure, sustainable, and successful farm.
When it comes to the growing itself, Park City is not the easiest place to produce vegetables. We have around a 65 - 70 day
growing season, whereas the best farming communities generally have a 110 - 130 day season. So, we experience roughly
half the growing time of typical farms. This challenge has always intrigued me. I’m a mountain lover, and yet I have a passion
and desire to grow food in a productive and effective manner.
With this abbreviated season, we make adaptations and arrange our crop plan to enhance our season not fight against it.
We choose climate appropriate crops that thrive and flourish in a shorter season. We use techniques and practices to provide
ideal conditions for these crops to grow. The dry high-desert climate is another factor with which we contend. We utilize a
responsible and efficient irrigation plan to water our crops. We use a combination of drip irrigation and low-flow overhead
sprinklers to responsibly water our fields. With these practices, in combination with soil preservation and encouragement,
the capacity for our crops and the soil beneath it to hold water is improved. Healthy soil encourages holding appropriate
amounts of nutrients and water. Again, healthy soil grows healthy crops.
To extend our season, and give us the best foot forward when planting the fields, we rely on our nursery greenhouse. Most of
what we grow is started inside the greenhouse and then transplanted out into the field, giving them a time advantage in the
short season. The greenhouse also acts as a year-round growing space for greens and root vegetables. This greenhouse has
to withstand some extreme climatic challenges to ensure our tender crops can get their best beginnings. With temperatures
below zero in the winter, summer highs in the upper 90s, this greenhouse has to maintain consistency and provide an
environment for our crops to succeed.
Considering these challenges, we designed our greenhouse to take these difficulties into account. Below the greenhouse,
we have employed large vented pipes that lie below the frost line under the foundation of the greenhouse. This geothermal
system functions as a form of climate battery by utilizing the soil volume as thermal mass to regulate internal temperatures.
It is a renewable, year-round climate control system that both heats and cools the greenhouse with a lower environmental
impact than a traditional HVAC system.
We also have a hoop house on property that extends our growing season by at least a month on either side of the year. In
the early spring and late winter, we are able to start cold-tolerant crops in the hoop house to give us a head start in providing
spring greens and roots to our chef. We are also able to extend our season in the fall with greens and root vegetables long
after our fields outside have frozen over. The hoop house also serves as a haven for heat-loving crops like tomatoes, peppers,
and cucumbers during the height of summer, where we can still have colder nights that affect our ability to grow these kinds
of crops in our climate.
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We have two main fields on the farm: Heart and Soil is where our nursery and hoop house are located. This is our primary
production field, in which most of the crop is grown to be delivered to our chef on property to be used at the restaurant
and at various events throughout the property. The other field is our Three Sisters Garden, named after a Native American
growing technique as well as for several sets of strong women have been fundamental in the creation of the farm, and
those throughout this area many years ago. This is our demonstration garden, in which plants that have a longer growing
season are located – kales, winter greens, flowers, squash. This field provides guests a place to engage with our farm, to walk
through the beauty, to sit by the river and admire the bees doing their ever-important work of pollination.
What we’ve accomplished:
The first year of Gracie’s Farm, as mentioned above, was spent building our soil. We spent every hour of farming in 2019
creating the canvas in which our vegetables could thrive, this involved an initial tilling, adding compost, building up the
planting beds, and planting cover crop seeds to add green manure and enrich the soil.
The second season, 2020, had its array of unforeseen challenges, but overall the farm was a tremendous success. We started
up right as the country was shutting down. But vegetables do not stop for global pandemics. Before we could transplant
or seed a single vegetable into the ground, however, the fields had to be prepped. This involved adding and additional
3500 pounds of fresh compost to the existing soil (by hand), spreading organic nutrients and soil conditioners, and installing
irrigation to the entire farm. Despite all of these infrastructure elements, we also began our vegetable and flower production.
We seeded flat after flat in the greenhouse, all to be eventually transplanted out into the fields. We also as seeded the hoop
house with early spring greens and root vegetables.
By June, we were heavy in vegetable production. But due to COVID-19’s closure of the Lodge, we were forced to pivot our
vegetable sales outside of the hotel’s restaurant. We began selling to other restaurants throughout the community, as well
as starting a small farm program for staff. We also began a donation program, providing hundreds of pounds of produce to
the People’s Health Clinic.
When things began to open back up, the bounty remained prolific, and we were able to continue sales to outside restaurants
as well as provide YUTA, the in-lodge restaurant with a plethora of vegetables and flowers.
During the season, we also hosted guests of the lodge on the farm. They were given tours, encouraged to get their hands
dirty and experience life on the farm. The farm tour program became a very popular excursion for guests.
We were able to host a farm dinner, in the fields among the vegetables and flowers. Forty people from the community and
from the lodge gathered in the garden to share in a meal prepared by our chef, entirely from produce and ingredients
found on farm. It was a celebration of the farm season, and a way to give reverence to the earth.
The second growing season on the farm is sure to be even better than the first, with a more diverse offering of vegetables,
more sales outlets, the incorporation of animals onto the land. and the continuation of soil building.
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Lynsey Gammon Bio:
I didn’t grow up farming. I was born and spent all of my youth in the mountains of the basin of Lake Tahoe. I would spend
hours gardening with my grandmother, who originally came from a long line of farmers in Italy. She taught me to smell the
earth, to find glory in soil, and the beauty of having dirt beneath my fingernails. Even though farming ran deep through my
family’s Italian heritage, and I had a true love of nature and growing, I didn’t consider it to be a career option in my youth. I
pursued several different academic paths, with a bachelor’s degree in Spanish and a Master’s Degree in Public Health. Both
of which led to jobs in social equity, women’s health, and education. When I had my first daughter, however, I realized that
the soil was calling me back, and that my true passion was growing food.
I dedicated myself full-time to the craft of farming. I created a small urban farm in Salt Lake City, using my backyard and the
backyards of friends and family to grow food for the community. Upon moving to Park City, I was a central part of the creation
of Summit Community Gardens, first as a member of the board, and then as the Garden Director. Taking the nonprofit from
bare raw ground, to a bountiful community garden with over 80 members and a small central farm that provides food to the
community food bank. It was only when I started my own small farm on 1/3 of an acre that I felt fully at home. Through this
journey, I have researched and enveloped myself in sustainable growing techniques. I have let the soil truly teach me the art
and history of farming. And I have put my hands and body to work to experience the thrill and satisfaction of growing food.
Upon landing at Blue Sky, I saw amazing potential in the land at Gracie’s Farm. I immediately saw the future of the fields and
the vegetables we would grow. I envisioned a sustainable farm that exhibited techniques to successfully grow in the difficult
climate and short season of Park City. And before we planted our first seed, we created the vision and mission of Gracie’s
Farm with the land, the food, and the guests in mind.
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PV STUDY

Blue Sky Farms PV Study
The intent of this report is to identify basic requirements for solar photovoltaic (PV) systems at
the Blue Sky Farms development near Wanship, UT. The project consists of up to 24 singlefamily homes and 40 condo units in a single building. The power usage and solar PV
requirements for each unit were assessed on both a per unit and combined unit basis.
The single-family residences are all assumed to be 5,000 ft2 with approximately 2,500 ft2 of
usable roof area. For the purposes of these calculations, we have assumed that all units will
have rooftops facing south at about 30 degrees. The biggest variable between units will be the
amount of power consumed on an average day. Residential units housing large families,
families who love to bake, or drive an electric vehicle will all typically consume more power
than the average household.
We have set our target offset as 40 kWh/day for the single-family residences and 20 kwh/day
for the condo units. Using these target values, we have then calculated how many PV panels
will be required to offset this amount of power on an annual basis.
Note that all units are expected to be on their own power meter, which means that each unit is
responsible to pay for their own power bill. This works well for the single-family residences, but
becomes more complicated in a shared condo building. In order for this type of setup to work,
each unit would have some portion of the rooftop PV system tied into their power meter to
help offset their power bills. Typically, in a shared apartment or condo building PV systems are
tied into the house meter to simplify the electrical installation, but in that case the financial
benefits of the PV production all remain with the landlord.

solar PV array on bright sunny days for use during night-time or cloudy days. This strategy keeps
more of the energy produced on-site, rather than off-loading it to the utility.
The second type of PV array that we explored is a shared ground mounted solar PV array sized
to offset power for all residential units, both the single-family homes and condo units. For a
complex with multiple owners and multiple power meters providing benefits to individuals
from this type of array is a challenge. As described above, each unit would typically have their
own electric utility meter. However, in order to get the benefits of a large development sized
array, the entire development would need to be on a single electric utility meter. The power bill
for the development would be paid by the landowner and would be responsible to bill each unit
for their energy used. The energy savings from the shared ground mounted solar PV array
would be passed onto individual units by the landowner.
Currently in Utah, landlords of commercial buildings are approved to meter energy usage and
charge tenants for that usage. It is unclear if this allowance is extended to residential
developments, so close coordination and permission from the electric utility will be required.
The attached chart identifies the quantity of PV panels required, the estimated annual kwhrs
produced and the estimated area required for the ground array.
Our recommendation is for each single-family residence to have their own roof mounted solar
PV array and for the condo building to have individual arrays tied into each units’ electrical
system. This approach ensures that each unit individually will benefit from the power produced
on their roof and provides potential additional savings for homeowners who have installed a
Tesla Powerwall or similar battery storage system. This option removes the potential
regulatory issues that would need to be worked through with a shared ground-mounted solar
PV array. As design of each residential unit progresses, further evaluation of the projected
electrical loads will be required in order to properly size and design the rooftop solar PV
systems.

The attached chart outlines the requirements of the PV array for each unit individually and for
each group of units (i.e. single-family homes and the condo building separately). We have
identified the quantity of PV panels required to offset the estimated usage, the estimated
annual kwhrs produced from these arrays and the estimated roof area required.
In the type of electrical system described above, each unit could also be equipped with a Tesla
Powerwall or similar battery storage system. This system stores the excess production of the
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BLUE SKY FARMS PV STUDY
10/29/2020
Option

Description

1

Roof Mounted PV Arrays

a

Single-Family Residences (single unit) 1

a (total) Single-Family Residences (ALL units
totaled)
Condo Unit
b

Number
of Units

Roof Area Square
Footage (ft2)

Estimated kwhrs
required (note 4)

Angle Tilt [deg] PV Panel Qty. PV Array
Required (note Size (kW)
1)
(note 2)

Comments
Annual kwhrs Estimated
produced
Roof/ Ground
(note 3)
Area Required
(ft2)

2,500

40

30

25

10

15,158

<600

24

60,000

960

30

600

234

363,792

1

15,000

20

30

13

5

7,692

Approximately
14,400
<300

15,000

800

30

520

203

307,698

N/A

1760

40

1120

437

663,743

b (total) Condo Complex Building (ALL Condo 40
Units)
2

Ground Mounted PV Array (Sized to
offset for all units)

ALL

Approximately
12,000
~80,000

Notes
1. Based on 390W PV panel
2. Panel quantity is the maximum number of panels required to offset the estimated kwhrs required. A 390W panel in Wanship, UT is estimated to produce 1.6kwhr/day on average. Panels are assumed to be oriented due south.
3. Calculated using the National Renewable Energy Labs (NREL) PVWatts Calculator
4. This estimate will be refined once residential homes and units are more dialed in.
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