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Summit County
P.O. Box 128
Coalville UT 84017

435-336-3016

Receipt No: 7.008419

Jul 23, 2020

Summit Clubhouse Appeal
Previous Balance:

.00

SUMMIT COUNTY / PLANNING - SUBDIVISION FEES

400.00

14-3414-000-000 SUBDIVISION FEES
Total:

400.00

ZIONS - Credit Card

400.00

Payor: John D Richards
Total Applied:

400.00

Change Tendered:

.00
07/23/2020 5:32 PM
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Maren Geary
From:
Sent:
To:
Cc:
Subject:
Attachments:

Patsy Young <patsy@richardshoalaw.com>
Thursday, July 23, 2020 4:04 PM
Kirsten Whetstone
Pat Putt
RE: Appeal deadline
Appeal of Condition Use Permit 20-0723.pdf

Kirsten,
Attached is the appeal application and additional information. The instructions state that there is a $400 appeal
application fee. How do we pay that? Sorry about the late hour for this with the holiday tomorrow.
Thanks
Patsy

Patsy Young
Attorney

4141 S. Highland Drive, Ste. 225, Salt Lake City, UT 84124
801.274.6800 | www.richardshoalaw.com
CONFIDENTIALITY NOTICE: This email transmission (and any attachments) may contain confidential information protected by the attorney-client privilege and is intended only
for the use of the individual named above. If you are not the intended recipient, you are hereby notified that any disclosure, copying, distribution, or the taking of any action in
reliance on the contents of this information is strictly prohibited. I f you have received this transmission in error, please immediately notify us.

COLLECTION NOTICE: This firm collects debts and any information obtained may be used for that purpose

From: Kirsten Whetstone <kwhetstone@summitcounty.org>
Sent: Thursday, July 23, 2020 2:51 PM
To: Patsy Young <patsy@richardshoalaw.com>
Cc: Pat Putt <pputt@summitcounty.org>
Subject: RE: Appeal deadline
Hi Patsy,
Yes, you can send to me and copy Patrick Putt, Community Development Director who will coordinate with me as to the
process.
Thank you
Kirsten

Kirsten A. Whetstone, MS, AICP
Summit County Community Development
kwhetstone@summitcounty.org
435-336-0157
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From: Patsy Young <patsy@richardshoalaw.com>
Sent: Thursday, July 23, 2020 2:49 PM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Subject: RE: Appeal deadline
Kirsten,
Thank you for your reply. We will be emailing the appeal today. Do we send it directly to your email? The instructions
with the form doesn’t specify an address.
Patsy

Patsy Young
Attorney
4141 S. Highland Drive, Ste. 225, Salt Lake City, UT 84124
801.274.6800 | www.richardshoalaw.com
CONFIDENTIALITY NOTICE: This email transmission (and any attachments) may contain confidential information protected by the attorney-client privilege and is intended
only for the use of the individual named above. If you are not the intended recipient, you are hereby notified that any disclosure, copying, distribution, or the taking of any action
in reliance on the contents of this information is strictly prohibited. I f you have received this transmission in error, please immediately notify us.

COLLECTION NOTICE: This firm collects debts and any information obtained may be used for that purpose

From: Kirsten Whetstone <kwhetstone@summitcounty.org>
Sent: Thursday, July 23, 2020 1:56 PM
To: Patsy Young <patsy@richardshoalaw.com>
Subject: RE: Appeal deadline
Hi Patsy
My apologies for missing your calls.
I have been in non stop meetings today.
I did ask the County attorney offices and they said the code says 10 days- which would mean that an appeal has to be
filed by the 24th.
Sincerely,
Kirsten

Kirsten A. Whetstone, MS, AICP
Summit County Community Development
kwhetstone@summitcounty.org
435-336-0157
2
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From: Patsy Young <patsy@richardshoalaw.com>
Sent: Thursday, July 23, 2020 11:56 AM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Subject: Appeal deadline
Ms Whetstone,
This firm represents the Highland Estates Homeowners Association. They have asked us to assist with an appeal of a
Planning Commission decision that resulted from a public hearing held on July 14, 2020 regarding the conditional use
permit for the Summit County Clubhouse. We are inquiring about the deadline for filing the appeal since the 10 day
appeal deadline falls on the 24th of July holiday. We came to this matter with short notice and would like to submit the
appeal within the deadline but want to be certain of that date.
Thanks
Patsy

Patsy Young
Attorney
4141 S. Highland Drive, Ste. 225, Salt Lake City, UT 84124
801.274.6800 | www.richardshoalaw.com
CONFIDENTIALITY NOTICE: This email transmission (and any attachments) may contain confidential information protected by the attorney-client privilege and is intended
only for the use of the individual named above. If you are not the intended recipient, you are hereby notified that any disclosure, copying, distribution, or the taking of any action
in reliance on the contents of this information is strictly prohibited. I f you have received this transmission in error, please immediately notify us.

COLLECTION NOTICE: This firm collects debts and any information obtained may be used for that purpose
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July 23, 2020
VIA email to: kwhetstone@summitcounty.org
Department of Community Development
Attn: Kirsten Whetstone
P.O. Box 128
60 North Main Street
Coalville, Ut 84017
RE:

APPEAL OF CONDITIONAL USE PERMIT GRANTED TO SUMMIT COUNTY
CLUBHOUSE AT HEARING HELD ON JULY 14, 2020

Dear Ms. Whetstone:
The purpose of this letter is to file an appeal of the decision made on July 14, 2020 by the
Snyderville Basin Planning Commission at a hearing held on July 14, 2020. The decision of the
Commission was to grant a Conditional Use Permit to the Summit County Clubhouse (the
“Clubhouse”) for the establishment of a site for “Personal Improvement Services” within an
existing house at 6304 Highland Drive (the “Property”).
This firm represents the Highland Estates Homeowners Association (“Association”) in which the
subject Property is located. The Association’s Board of Trustee’s desires to appeal the decision
based on the concerns addressed below.
TRAFFIC
It was presented at the hearing that the Clubhouse would be able to mitigate the additional
traffic resulting from its operation. The advertised services of the Clubhouse are to provide
individuals with a setting to develop “vocational, education, social, health and wellness skills.”
Advertising and information provided in the hearing notice state that a staff will be present.
With Clubhouse staff, clientele, and at times delivery and vendors coming and going from the
property at all times of the day, the increase in traffic at the property location and along
Highland Drive is certain to be an issue. Highland Drive is a busy road with traffic that is already
problematic. Efforts to mitigate the traffic flow has been historically difficult for governing

006

agencies and it is not likely that the Clubhouse will be able to do anything different to solve this
problem. Adding to the difficulty is the fact that the property is located directly off of Highland
Drive near a hill which creates a natural blind spot as a driver approaches the property. The
Association challenges whether the Clubhouse will be able to solve the already existing problem
at the same time that they are adding to it.
RESIDENTIAL AREA
The proposed Clubhouse is located in the Highland Estates Homeowners Association which is
primarily a residential community. While there are some lots which are approved for
commercial use, those lots have been grandfathered for their current use. Allowing additional
commercial enterprises within the community, especially a business offering services with staff
and clientele that will be coming and going with unknown hours of operation will detract from
the residential nature of the community. Such operation will also contribute to traffic, noise,
and congestion that will not be conducive to a residential neighborhood setting.
BUS STOPS
The property that will house the Clubhouse is located near bus stops for both public and school
busses for children of all ages. This is a serious safety concern for children who will be
gathering at the bus stop. In addition, as noted above, the hill and blind spot are already an
issue. The added traffic and personnel in the vicinity of the bus stops poses a public hazard that
has not been shown to be mitigated by the Clubhouse operation. If such mitigation is planned,
the Clubhouse should have submitted its mitigation plans prior to approval for the Conditional
Use Permit being granted.
PARKING and DESIGN
The Property that will be used for the Clubhouse was designed for residential single family
living. The proposed operation of the Clubhouse will include staff and clientele of unknown
numbers at any given time. Questions remain as to the parking capacity on-site to service the
staff and clientele. If off-site parking is anticipated, the question of additional traffic and
congestion are still of serious concern.
The Association has guidelines for commercial lot operations which are recorded restrictive
covenants regarding the Property. The covenants include, but are not limited to, restrictions on
style, size, location, parking , lighting, landscaping, and noise levels. The Association has not
had any communications with the Clubhouse regarding these matters and object to a
Conditional Use Permit that may not have taken into consideration these matters before
granting such Permit.
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UTILITIES AND SEWER
As stated previously, the Property is located in a primarily residential single-family home
community. The Property has previously been occupied for residential purposes. If a business
was operating from the Property, the Association was not aware and did not approve such
operation. The fact that the Property was built and intended for use as a single-family
residence brings into question the sewer and utility capacity for the Property when it is called
upon to serve a staff and unknown numbers of clientele throughout the day and in unknown
numbers. The Association asserts that the question of sewer and utility capacity should have
been answered prior to the Conditional Use Permit being granted.
The Association does not desire to be contentious in this matter. However, they do have
serious concerns regarding the addition of another business on an already busy street, near a
bus stop where their children will gather, and in a community that is primarily intended for
single-family residences. We realize that historically there have been business in the
community; however, they have been grandfathered for operation until the current operations
terminate. They will then be reevaluated by the Association as to the viability for their
continued commercial use.
Furthermore, the Association was not aware of the Clubhouse application for the Conditional
Use Permit until just before the hearing and has never been contacted by the Clubhouse
business owners to discuss its operation in the Highland Estates community. Other than what a
member of the Board of Trustees briefly heard at the hearing, and information garnered from
the Clubhouse website, the Association has no understanding of the Clubhouse plans for the
Property, how it will operate, the numbers of individuals expected at the facility, or how they
will integrate into the community.
For the reasons stated above, the Highland Estates Homeowners Association respectfully
appeals the decision to grant the Summit County Clubhouse a Conditional Use Permit for
commercial operation at 6304 Highland Drive located within the Association boundaries.
Thank you for you assistance and attention in this important matter.

Sincerely,

John D. Richards
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CONDITIONAL USE PERMIT
Application Submitted

If the application
is incomplete, the
Planner will
contact the
applicant to
request further
information

Planner reviews
application to
ensure
completeness and
consistency with
development
approval criteria

Applicant will
submit requested
information

Planner sends application to
applicable service providers/affected
agencies

Upon receipt of service provider
comments and distribution to the
applicant, the planner will schedule
a public hearing before the
Planning Commission, which
includes sending public notices to
property owners within 1,000’ from
the property

Application Denied

Affected party has 10 days
from the date of denial to
appeal the action of the
Planning Commission to the
County Council

After conducting a public
hearing, the Planning
Commission approves, approves
with conditions, or denies the
application

Additional
information
may be
requested
at any time
during the
review
process

Application Approved

Applicant will receive final
approval confirmation from
the planner
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Community Development Department
P.O. Box 128
60 North Main Street
Coalville, Utah 84017
Phone: 435-615-3124
www.summitcounty.org
X

CONDITIONAL USE PERMIT
AMENDMENT TO CONDITIONAL USE PERMIT

OFFICE USE ONLY
Project #:_________________________________

Zoning:___________________________________

Date Received:____________________________

Receipt #:_________________________________

Received By:______________________________

Plan Check #:_____________________________

CUP for Personal Improvement Services in RR zone.
PROJECT INFORMATION
501c3 Nonprofit serving adults with mental illness
Summit County Clubhouse
Project Description/Type of Use:__________________________________________________________

HE-B-232

6304 Highland Drive Park City, UT 84098
83-3917769
Address:__________________________________________________
Tax ID#:___________________

1.52 acres
1.52 acres
Total Project Area:___________________________
Acres_________________________
Square Feet
3316 (2052 house, 400 sq foot

2,052
shed, 864 sq foot garage)
Building Footprint Sq. Ft.:______________________
Building Gross Sq. Ft.:______________________

1
Number of Units:______________________________________________________________________
Highland Estates, Trailside park Area, Synderville Basin
Name of Development:_________________________________________________________________

APPLICANT INFORMATION
Summit County Clubhouse
801-930-0277
Name:____________________________________________________
Phone:____________________
3070 Rasmussen Road Park City, UT 84098, PO Box 680861 Park City, UT 84068

Address:_____________________________________________________________________________
info@summitcountyclubhouse.org
E-mail:______________________________________________________________________________

Applicant’s Interest in Subject Property:
x Owner
Contractor
Architect

Engineer

under contract to purchase
x Other:________________________________

PROPERTY OWNER INFORMATION

Kasey Plourd (will send signature seperately)
Name:____________________________________________________
Phone:____________________
Harvest Moon Events (LI Permit for events at location 6304 Highland Dr)
Address:_____________________________________________________________________________
E-mail:______________________________________________________________________________
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9.1.16

SUBMITTAL REQUIREMENTS – Certain submittal requirements may be waived by Staff depending
on the circumstance of each application and whether or not certain items are necessary to
understand the nature of the project.
removal, etc.).

-of-way.
lot. For lots greater than one acre, contours are required 100’ on each side of all proposed structures
and other areas of disturbance proposed for the lot.
proposed number of parking stalls and their size.

significant wall offsets.
levels which include the top of wall/plate height and overall height and pitch of roof.
f
penetrations.

Snyderville Basin.
um paper size, drawn to scale) for projects in the
Snyderville Basin.

ADDITIONAL INFORMATION MAY BE REQUIRED by the project planner to ensure adequate
information is provided for staff analysis. All information required for staff analysis will be
available for public review.
AM
Applicant Initials ________
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FEES
Residential

Non-Residential

Residential Wind
Turbine, Solar, or
Recycling Facility

Non-Residential Wind
Turbine, Solar, or
Recycling Facility

Planning Fee

$1,000

$2,500

$100

$500

Engineering Fee

$20

$90 per acre of
disturbed land (if
the development
area is less than
one acre, the fee
shall be $90)

$10

$45 per acre of disturbed
land (if the development
area is less than one
acre, the fee shall be
$45)

TOTAL AMOUNT
DUE
All application fees must be paid at time of application submittal. No application will be processed until all
application fees are paid. Notification and publication fees for required public hearing notices (individual
notices mailed to property owners - $2 per notice; 14 day publication of legal notice in local newspaper –
cost of notice) will be billed to applicant. Notification fees must be paid within 15 days of billing.
Please note regarding fees: The payment of fees and/or the acceptance of such fees by County Staff
does not constitute any sort of approvals, vesting, or signify that the application is complete or appropriate
in any manner. The collection of fees is simply a requirement to begin the review process that will
ultimately make such determinations.
OWNER’S ACKNOWLEDGEMENT
I hereby declare under penalty of perjury that this application form and all information submitted as part of
this application form is true, complete, and accurate to the best of my knowledge. Should any information
or representation submitted in connection with this application form be incorrect or untrue, I understand
that Summit County may rescind any approval or sufficiency determination, or take other appropriate
action.
Executive Director
June 19, 2020
Owner’s Signature:__________________________________________________
Date:___________
Amber Mackay
Print Name:_________________________________________________________________________

STAFF NOTES:_______________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________
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CUP Description for the Summit County Clubhouse June 19, 2020
Summit County Clubhouse (SCC) is an inclusive community in which all adults living with a
mental health diagnosis achieve their highest potential. Summit County Clubhouse (SCC) is the
only place in Summit County where adults with a history of mental illness can receive social,
pre- employment, and healthy living support on a regular basis. The Clubhouse welcomes all
Summit County adults with a history of mental illness as lifetime members. At SCC, members
develop valuable workplace skills, social relationships and pursue educational and vocational
goals as they manage their illness and learn to re-integrate into family and community life. The
individual partners with staff to build self-confidence and a sense of purpose by running the
Clubhouse and engaging in every facet of Clubhouse operation. Summit County Clubhouse plans
to use the house at 6304 Highland Drive as a location for members to focus on developing
vocational, educational, social and health and wellness skills. The Clubhouse is not a drop in
facility. Neither Staff nor Clubhouse members will be living in the space. The members will
have activities and classes spanning the entire day. Members will not be hanging out outside or
around the house. The Clubhouse is not a treatment center. Typically members come in the
morning and spend the entire day on activities and leave in the evening. Outdoor activity would
include improving and maintaining the landscaping, snow removal, and improving the property.
All members are required to be sober and safe to participate as certified by their mental health
provider.
SCC is based on the International Clubhouse Model https://clubhouse- intl.org/). Research
demonstrates Clubhouse programs measurably improve the lives of adults struggling with mental
illness by providing cost-effective programs that reduce hospitalization, incarceration, and
homelessness. (Substance Abuse and Mental Health Services Administration. (2012). Mental
Health, United States, 2010. HHS Publication No. (SMA) 12-4681).
SCC is a nonprofit organization that is part of the current Summit County Council mental
wellness strategic plan (p55). The Clubhouse has been in full operation since August 5, 2019 and
has a governing Board of Directors, one full time Executive Director and one part time staff.
Currently the Clubhouse operations Monday and Friday from 10 am-2 pm and Wednesday from
10 am to 4 pm, however, the hours of operations will eventually change to Monday-Friday 9 am
to 4 pm. Currently, there are 12 members. There will not be a lot of “in and out” at the location.
Currently, we only have two members or staff drive and park. The rest are dropped off. This
location is on the Brown bus line with a stop across the street and is also on the bike path. There
are up to 10 parking spaces on the property.
Members and staff take pride in their space and community and place much importance on
guaranteeing their community is well kept. To this end, clubhouse members and staff will gain
valuable skills by ensuring the grounds and property are well taken care of including snow and
trash removal, proper recycling and/or composting and landscaping. Since the driveway is off of
the road and circular, we anticipate any cars coming to the clubhouse will park on the driveway
and off the road including in the two-car garage and or large carport. We do not anticipate a great
deal of traffic in and out of the property. There will be less impacts than a daycare center or a
nursing home.
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Specific activities include, financial management, food preparation for lunch and snacks, classes
on personal financial management, nutrition, food preparation and the skills required to live as an
independent adult, educational materials for visibility and awareness in the community, social
media, etc. We will also have social activities once a week, sometimes in the house or on the
property. Most of the people who will use the house will be members and staff. We will give
tours to visitors (by appointment).
The Clubhouse came about as a result of the county’s strategic plan and is open to all who have a
mental health diagnosis. It is a unique concept that works toward building a community for
adults who have had little opportunity to participate in the mainstream due to stigma and lack of
services. The clubhouse is already having enormous success and is helping members of the
community.
The site itself has plenty of snow storage area. Trash pickup will be within the residential
amounts. No structural changes to the building is proposed (excepted to create ADA access).
No major changes to the exterior are proposed. If any lighting is non-complainant with County
Code we will upgrade the lighting. There is no nearby bodies of water or streams.

018

Plat Map is found here: (Lot 232)
http://documents2.summitcounty.org/publicaccess/PublicAccessProvider.ashx?action=ViewDocument&
overlay=Print&overrideFormat=PDF
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Polly McLean, Attorney at Law
June 30, 2020
Kirsten Whetstone
Summit County
Via email
Re: Supplemental Submittal for Summit County Clubhouse CUP
Dear Kirsten,
Please accept this supplement to our description of the Club House which explains how the application
meets or mitigates the standards in Summit County Code 10-3-5. The only changes to the exterior of
the existing building on the site will be to add a small ADA ramp to make the Clubhouse accessible to all
and to beautify the grounds. Clubhouse activities and training occur inside the building. The members
(which are limited in number – currently there are up to 12 members) arrive at the beginning of the
work day, and leave at the end of the work day. There is little coming in and out of the building. The
impacts of the Clubhouse use will be minimal to this residential neighborhood and the property instead
will be improved. We will provide a Q & A sheet to explain the clubhouse model. Information can also
be found at https://clubhouse-intl.org/
10-3-5
B. Criteria For Approval: No conditional use permit shall be approved unless the applicant demonstrates
that:
1. The use is in accordance with the general plan;
The use meets the general plan. The mission of the Clubhouse meets the current Summit County
Council strategic plan. In addition, the use of providing Personal Improvement Services fits within the
General Plan.
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 this title, the general plan, and state and federal regulations;
The use conforms to all applicable provisions of Title 10.
3. The use is not detrimental to public health, safety and welfare;
The use strongly supports the public health, safety and welfare by providing a location for those with
mental illness (members must be sober and safe to attend as certified by their mental health provider)
to build workplace, educational, social and wellness skills.
4. The use is appropriately located with respect to public facilities; and
The location is along the bus line and no other public facilities are needed for this use.
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Page |2
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.
The use is compatible with a residential neighborhood use. The property will be beautified and
improved. Activities and class will occur inside the building and members come once, stay for most of
the day and leave once at the end of the day. The hours are compatible with a residential neighborhood
since they mimic a typical work day.
C. Special Standards For Conditional Uses: In addition to the standards established in this section and in
chapter 4 of this title for particular uses, all conditional uses within a zoning district shall conform to the
following standards and criteria: (Ord. 818, 2-26-2014)
1. The commission may require the applicant or the owner of the property subject to an application for
development approval for a conditional use permit to establish an escrow account, post a bond or
provide other financial security, in such form and sum as the commission shall determine, with sufficient
surety running to the county to offset any extraordinary costs or expenses associated with the following:
a) construction of any highways, roads, water or sewer mains, drainage facilities, or other public
infrastructure; b) landscaping; c) compliance with the requirements of this section, any applicable special
requirements set forth in this section and chapter 4 of this title, and the conditions attached to the
development permit; and d) any expense requirements set forth in this section and chapter 4 of this title,
and the conditions attached to the development permit, including the provision of facilities or structures,
maintenance or construction work, or the execution or fulfillment of conditions of a continuing nature.
Not Applicable
2. The proposed development shall not cause a reduction in the adopted level of service for any public
facility.
No. This is a preexisting building and the use will not create any greater demand on services.
3. Lighting shall not be directed or reflected upon adjoining land and shall meet all other related
requirements of section 10-4-21 of this title with respect to exterior lighting.
We will upgrade all lighting to comply with County Code. No one will be living at the property so there
will be minimal lighting at night.
4. The natural topography, soils, critical areas, watercourses and vegetation shall be preserved and used,
where possible, through careful location and design of circulation ways, buildings and other structures,
parking areas, recreation areas, open space, utilities and drainage facilities.
There is no change to the existing footprint. The existing footprint meets this standard.
5. All roads shall provide free movement for safe and efficient use within the development. Local roads
shall provide access to the site in a manner that discourages unsafe and congested conditions, and which
provides convenient accessibility to parking areas, arterial and collector roads that shall be free of
backing movement from adjoining parking areas and free from congestion and public safety problems.
Not applicable.

395 Crestview Drive, Park City, UT 84098 | polly@peaklaw.net | (435) 714.2382
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6. Vehicular and pedestrian passageways shall be separated from public rights of way. Where
appropriate, a system of walkways and bicycle paths connecting buildings, open spaces, recreation
areas, public facilities, and parking areas shall be provided and appropriately lighted for night use.
There is an existing circular driveway and extensive parking already existing on the property. The
property can have off street parking for up to 10 cars (currently only two-three cars would park since the
majority of members are dropped off). There is no night use anticipated. The property is near the
existing bike path.
7. Buildings and other structures shall provide a human scale consistent with adjacent development and
appropriate to residential uses in the RR, HS, MR, CC, SC, and NC zoning districts, and consistent with
adjacent conforming development in the zoning districts. The massing, scale and architectural design
shall be consistent with the design guidelines established in section 10-4-19 of this title. (Ord. 708, 12-102008)
Not Applicable.
8. The volume rate of post development runoff shall not exceed predevelopment runoff. Runoff
calculations shall be submitted with the application for site plan approval and shall be based upon: a) the
25-year, twenty four (24) hour design storm event; b) a fully developed contributing drainage area; c) the
specific location of the proposed development; d) the proposed land use and use density or intensity; and
e) the specific location and amount of impervious surfaces, in square feet.
There are no improvements which will increase the amount of impervious surfaces.
9. The site shall be landscaped in accordance with the requirements of section 10-4-20 of this title. (Ord.
708, 12-10-2008; amd. Ord. 818, 2-26-2014)
The landscaping will remain, but be improved and a garden may be added in the backyard. The mission
of the Clubhouse is to give skills to its members to contribute and participate in their community. They
will ensure that the grounds and property are well taken care of.

395 Crestview Drive, Park City, UT 84098 | polly@peaklaw.net | (435) 714.2382
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Transportation Plan for Summit County Clubhouse (SCC)
As the Clubhouse continues to grow and expand its services across the county, we anticipate
and welcome the opportunity to serve adults with mental illness in communities such as
Oakley, Coalville and Kamas. Since public transportation is limited in these communities and
like most other rural Clubhouses around the world, the Clubhouse is responsible to ensure its
members can attend the Clubhouse and get to work and school as needed in order to continue
to meet independent living goals. SCC has created a transportation plan that includes picking up
and dropping members off from a designated place or at their home and bringing them to the
Clubhouse. We believe this transportation plan will reduce traffic to and from the Clubhouse.
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Summitcountyclubhouse.org
Summit County, Utah

June 26, 2020
Board of Directors
Sally Jablon, President
Eve Stanger, Treasurer
Barbara Bretz, Secretary
Steve Spaulding
Lynne Rutan
Max Fink
Darci Herr
Aaron Newman
Lana Youngberg
Kendal Lukrich
Melissa Flores
Executive Director
Amber Mackay
PO Box 680861
Park City, UT 84068
801-930-0277
www.summitcountyclubhouse.org
info@summitcountyclubhouse.org

Tax I.D: 83-3917769

Mr. Tom Fisher
Summit County Manager
60 N. Main
Coalville, UT 84017
Dear Mr. Fisher:
I am writing you this letter to request a fee waiver for a conditional use permit (CUP)
with Summit County. Summit County Clubhouse, a 501c3, is applying for a CUP to
purchase a home at 6304 Highland Drive in the Highland Estates neighborhood. Our
intention is that this home will be the headquarters for Summit County Clubhouse, the
only place in Summit County where adults with a history of mental illness can receive
social, pre-employment, and healthy living support on a regular basis.
As you proably know, establishing a Clubhouse in Summit County was part of the
county’s mental wellness strategic plan of 2017, (page 52). We officially opened our
doors on August 5, 2019 utlizing a small space at the Christian Center of Park City which
we quicky outgrew within just a few months. We are fortunate to have a generous
benefactor provide us the financial support needed to obtain a home and permanently
establish ourselves there so that we may better serve the citizens of Summit County. As a
10-month old non-profit, this is a major triumph not only for the organization but for the
broader community.
Unfortunately, like most all other businesses and nonprofits in Summit County, we had to
shut the Clubhouse doors in mid-march due to the Covid-19 pandemic. This resulted in a
significant revenue loss and inability to adequately serve the members of the Clubhouse.
This impacted us not only financially but halted our ability to continue to gain
momentum and visibility as a new nonprofit especially with fund development.
We greatly appreciate the outpouring of support from Summit County who has
recognized and valued the work that Summit County Clubhouse is doing for adults who
experience mental illness. Thank you for considering our request for a fee waiver. I am
more than happy to answer any questions you may have regarding this request.
Sincerely,

Amber Mackay
Executive Director
Summit County Clubhouse

cc: Pat Putt, Community Development Director – Summit County
Kirsten Whetstone, County Planner – Summit County
Summit County Clubhouse is a 501 (c) (3) tax exempt organization. Tax ID # 83-3917769
.
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Summitcountyclubhouse.org
Summit County, Utah

Board of Directors
Sally Jablon, President
Eve Stanger, Treasurer
Barbara Bretz, Secretary
Steve Spaulding
Lynne Rutan
Max Fink
Darci Herr
Aaron Newman
Lana Youngberg
Kendal Lukrich
Melissa Flores
Executive Director
Amber Mackay
PO Box 680861
Park City, UT 84068
801-930-0277
www.summitcountyclubhouse.org
info@summitcountyclubhouse.org

Tax I.D: 83-3917769

Summit County Clubhouse is a 501 (c) (3) tax exempt organization. Tax ID # 83-3917769
.
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Community Development Department
June 30, 2020
Amber Mackay (by email to amberm@summitcountyclubhouse.org)
Executive Director of Summit County Clubhouse
PO Box 680861
Park City, UT 84068
RE:

Summit County Clubhouse CUP

Project #20-93

Dear Amber,
We received your Conditional Use Permit application and have deemed the
information:
☒
☐

Complete
Incomplete

Additional information required (if incomplete):
Please be advised that additional information may be required as your project is
reviewed by service providers and various County Departments.
Sincerely,

Kirsten Whetstone, AICP
Email: kwhetstone@summitcounty.org
435-336-0157
“Your application is subject to the provisions contained in Utah Code Title 17, Chapter 27a
and the Summit County Code Title 10” SB Development Code
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COUNTY MANAGER

THOMAS C. FISHER

June 30, 2020

Amber Mackay (by email only amberm@summitcountyclubhouse.org)
Executive Director
Summit County Clubhouse
P.O. Box 680861
Park City, UT 84068
Re: 6304 Highland Drive, Park City, UT 84098 - Waiver of Fees
Dear Amber:
Thank you for your letter dated June 29, 2020, requesting a waiver of fees on a Conditional Use Permit
for a new Summit County Clubhouse facility at 6304 Highland Drive, Park City, UT 84098.
Under my authority as County Manager, I will permit the waiver of Planning and Engineering fees. The
estimated amount of fees to be waived is $1,020.
Sincerely,

Thomas C. Fisher
County Manager
c:

Patrick Putt (pputt@summitcounty.org)
Kirsten Whetstone (kwhetstone@summitcounty.org)

60 North Main  P.O. Box 128  Coalville, UT 84017
Office (435) 336-3110  Mobile (970) 640-1757  tfisher@summitcounty.org
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PUBLIC HEARING
NOTICE
APPLICATION FOR A
CONDITIONAL USE
PERMIT AT 6304
HIGHLAND DR FOR
SUMMIT COUNTY CLUBHOUSE
Public notice is hereby given that the Snyderville Basin Planning Commission,
in accordance with Section
10-3-5 of the Snyderville
Basin Development Code,
will conduct a public hearing to discuss and possibly
take action on a conditional use permit for Personal
Improvement Services
within an existing house.
Summit County Clubhouse
is a non-profit organization
providing vocational and
personal improvement
services to adults managing mental wellness. The
Clubhouse is not an overnight, residential treatment
facility. No clinical services
are provided. Summit
County Clubhouse proposes to use this location for
members to develop vocational, educational, social,
health and wellness skills
with staff, during traditional work hours. https://ww
w.summitcountyclubhouse
.org/ for additional information.
Tuesday, July 14, 2020
Beginning at 4:30 p.m.
----------------------------------To view/participate in
Planning Commission
meeting: Join Zoom
webinar: https://summitc
ountyut.zoom.us/j/98189
226475
OR
To listen by phone only:
Dial 1-669-900-9128 or 1253-215-8782, Webinar
ID: 981 8922 6475
OR
To submit written comment please email kwhet
stone@summitcounty.or
g
prior to the meeting
-----------------------------------
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For further information or
to submit written comments, please contact
Kirsten Whetstone, AICP
at kwhetstone@summitco
unty.org. You can mail
comments to: Summit
County Planning Department, P.O. Box 128, 60
North Main Street, Coalville, Utah 84017 or call
(435) 336-0157. To view
the Staff Report, please
visit www.summitcounty.org after July 10, 2020.
Pursuant to the Americans
with Disabilities Act, individuals needing special
accommodations during
this meeting should notify
the Summit County Department of Community
Development at (435) 3363123 prior to the meeting.
Posted: July 3, 2020
Published: July 4, 2020 Park Record
PUBLISHED IN THE
PARK RECORD ON SATURDAY, JULY 4, 2020.
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PUBLIC HEARING NOTICE
APPLICATION FOR A CONDITIONAL USE PERMIT AT 6304 HIGHLAND DR FOR SUMMIT COUNTY
CLUBHOUSE
Public notice is hereby given that the Snyderville Basin Planning Commission, in accordance
with Section 10-3-5 of the Snyderville Basin Development Code, will conduct a public hearing to
discuss and possibly take action on a conditional use permit for Personal Improvement Services
within an existing house. Summit County Clubhouse is a non-profit organization providing
vocational and personal improvement services to adults managing mental wellness. The
Clubhouse is not an overnight, residential treatment facility. No clinical services are provided.
Summit County Clubhouse proposes to use this location for members to develop vocational,
educational, social, health and wellness skills with staff, during traditional work hours.
https://www.summitcountyclubhouse.org/ for additional information.
Tuesday July 14, 2020
Beginning at 4:30 p.m.
To view/participate in Planning Commission meeting: Join Zoom webinar:
https://summitcountyut.zoom.us/j/98189226475
OR
To listen by phone only: Dial 1-669-900-9128 or 1-253-215-8782, Webinar ID: 981 8922 6475
OR
To submit written comment please email kwhetstone@summitcounty.org
prior to the meeting
For further information or to submit written comments, please contact Kirsten Whetstone, AICP at
kwhetstone@summitcounty.org. You can mail comments to: Summit County Planning Department, P.O.
Box 128, 60 North Main Street, Coalville, Utah 84017 or call (435) 336-0157. To view the Staff Report,
please visit www.summitcounty.org after July 10, 2020.

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations
during this meeting should notify the Summit County Department of Community Development
at (435) 336-3123 prior to the meeting.
Posted: July 3, 2020
Published: July 4, 2020 – The Park Record

COMMUNITY DEVELOPMENT DEPARTMENT - PLANNING DIVISION
P.O. BOX 128
60 NORTH MAIN STREET
COALVILLE, UT 84017
PHONE (435) 336-3123
WWW.SUMMITCOUNTY.ORG
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Summit County Clubhouse

An empowered community in which adults living with a mental
health diagnosis can achieve their highest potential

Conditional Use Permit
July 14, 2020

Amber Mackay – Executive Director
Sally Jablon – Board Chair
Polly Mclean – Attorney, Peak Law
Matthew Rutan – Clubhouse member
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What is Summit County Clubhouse
•

•

A non-clinical, community-based
approach that
complements psychiatric and
therapeutic treatments.
Summit County Clubhouse is part
of a highly successful, evidence
based international model.
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Establishing a Clubhouse in
Summit County
•

Clubhouse is part of the County
Council’s Strategic Plan

•

Clubhouse aligns with the
conditional use permit for personal
improvement services

•

Clubhouse offers social and preemployment support
036

Impact Mitigation


Currently serving 5-8 members. Limit future
occupancy to no more than 25



Will comply with all ADA standards and adhere to
fire safety requirements



On bus route – making transportation accessible
and reducing neighborhood traffic



Adequate parking on property



Clubhouse follows typical, weekday business hours.
No one lives at the property.



No changes to lighting or exterior of building
037

Addressing Neighbors Concerns
 Safety
 Property
 Why

values

a residential neighborhood?
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Matt’s Story
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Why Approve the Conditional Use Permit?
1. Comply with Summit County
Council Strategic plan
2. We believe we meet all the
permit requirements
3. Provide educational and preemployment support to adults
struggling with mental wellness
4. Integrate the Clubhouse and
the community
5. Change the negative perception
of adults struggling with mental
wellness and eliminate the
stigma associated with them
040

Thank you!
Summit County Clubhouse
• Website:

www.summitcountyclubhouse.org

• Email:

info@summitcountyclubhouse.org

• Phone:

801-930-0277

• Address:

3080 Rasmussen Road ,Ste 190
Park City, UT 84098

• Mailing Address: PO Box 680861
Park City, UT 84068
041

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

Snyderville Basin Planning Commission
Kirsten Whetstone, AICP, County Planner
July 14, 2020
Summit County Clubhouse Conditional Use Permit for Personal
Improvement Services
Public Hearing, Possible Action
Process:
Administrative Review
____________________________________________________________________________

Recommendation

Staff recommends the Snyderville Basin Planning Commission conduct a public hearing for the
proposed Summit County Clubhouse. Staff further recommends that the Snyderville Basin
Planning Commission consider public comment, staff analysis, and consider approving the
Conditional Use Permit pursuant to the findings of fact, conclusions of law, and conditions of
approval outlined in this report.

Project Description
Project Name:
Applicant(s):
Property Owner(s):
Location:
Parcel(s):
Zone District:

Summit County Clubhouse- Conditional Use Permit
Amber Mackay, executive director, Summit County Clubhouse
Kasey Plourd
6304 Highland Drive, Highland Estates
HE-B-232 consisting of 1.52 acres
Rural Residential (RR)

Proposal

The applicant requests Planning Commission approval of a Conditional Use Permit for Personal
Improvement Services for the Summit County Clubhouse (Exhibit A). The applicant proposes to
locate the Clubhouse within a 2,050 square foot single-story house on Lot 232 of the Highland
Estates Plat B Subdivision. Interior changes are proposed to the floor plan to accommodate the
use and occupancy. Exterior changes to meet ADA requirements for access, e.g. a possible ramp
and exterior doors will be required prior to occupancy, no other changes are proposed at this
time. No expansion of building footprint, no additional buildings and no additional parking
areas are proposed. Landscape improvements, in terms of planting of trees, shrubs, flowers and
a vegetable garden are proposed as part of the use. Lighting will comply with the code and no
commercial signs will be installed. A small plaque by the front door will identify the Clubhouse.

042

Vicinity Map

Background

The applicant is executive director of Summit County Clubhouse. The Clubhouse provides
members with valuable workplace and business skills and social relationships where they can
pursue educational and vocational goals and develop social and health and wellness skills
through activities, training and classes held during standard working hours supervised by the
Executive Director and staff. The Clubhouse is not an overnight facility, a rehab facility, or a
treatment center. See Exhibits B and C, for additional information about the Clubhouse. The
following is an excerpt:
“Following the Clubhouse International model https://clubhouse-intl.org/, Summit County
Clubhouse (SCC) is a supportive, recovery-based non-profit organization for adults living with
mental illness. Our individuals are known as Clubhouse members and with the support of the
Clubhouse they work to re-gain independence and to fully integrate into their wider
community. The Clubhouse provides a free restorative environment for people whose lives
2
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have been severely disrupted because of a mental illness and who need the support of others
who believe that they can build a productive and happy life. The Clubhouse is a unique, active
learning business, not an outpatient treatment clinic. We encourage mental health providers to
refer members to the Clubhouse as a complementary part of their overall treatment plan.”
The applicant proposes to locate the Summit County Clubhouse within an existing one-story
house located at 6304 Highland Drive. The 2,050 square foot house, constructed in 1998, is
located on a 1.5-acre lot. The applicant currently has the house under contract and is in due
diligence with a deadline of July 17th. Summit County Clubhouse currently has 10 members, a
full time Executive Director and one part time staff. The current Clubhouse location is at 3070
Rasmussen Road, in Summit County.
Within the Rural Residential (RR) District, Personal Improvement Services requires a Conditional
Use Permit. Snyderville Basin Development Code defines the use as “an establishment primarily
engaged in offering courses and services for the enhancement of personal recreational
interests, business skills, and similar activities including vocational schools, dance schools, art
schools, automobile driving instruction, continuing education programs, drama schools, public
speaking programs, and similar activities.”
Access to the property is from Highland Drive, at the intersection of Highland Drive and Silver
Sage Drive. The property is served by the public bus system with bus stops located nearby, as
well as by bike paths and lanes. The property backs to Hwy 40 and is located within the
Highland Estates neighborhood. Access is off Highland Drive.
Staff sent the CUP application to service providers for review and comment. At the time of this
report, their issues have been addressed, or conditions of approval are recommended to satisfy
the issue prior to building permit and/or occupancy permit.

Analysis and Findings

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. The Planning Commission may approve, approve with conditions, or deny a Conditional
Use Permit based upon written findings of fact according to each of the following standards. It
is the responsibility of the applicant to provide written and graphic evidence demonstrating
compliance.
Standard 1: The use is in accordance with the General Plan.
Analysis: Use is consistent with the General Plan in that it promotes a more complete,
inclusive, and functional community. Staff review of the application indicates that the

3
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proposed use is supported by the General Plan and the County Council’s strategic plan
for Mental Health.
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.
Analysis: Staff review of the application indicates that it meets the minimum
requirements for approval in the Snyderville Basin Development Code.
Code Requirement
1. Environmental
Criteria

Summit County Clubhouse CUP Review
Analysis
Comment
No changes to the existing house or uses proposed will COMPLIES
produce byproducts that would be harmful to the air,
water, or watershed quality of the Snyderville Basin.

2. Critical Areas

The proposed use is not located on or near a critical COMPLIES
ridgeline, critical slope. No significant wetlands are
indicated on the on-line Wetlands Mapper (Exhibit J).
The property is not located within the flood plain.

3. Open Space

There is no specific open space requirement for this
CUP; however, all parking lot provisions regarding
buffering and setbacks must be maintained from
property lines, per the code.
Water service for the property is provided by High Valley
Water Company. Documentation regarding water supply
shall be provided prior to building permit issuance.
SBWRD indicates that the property is not located on
public sewer. Health Department inspections of the
septic system and all necessary permits are required
prior to issuance of building permits and occupancy
permits.
Mike Owens with the PCFD indicated that they have
reviewed the proposal and the applicant will be required
to meet the PCFD standards prior to issuance of a
building permit.
Loading and unloading, consisting of mail and parcel
deliver, will take place entirely on the paved driveway of
the lot. The use does not generate loading and
unloading more extensive than a standard residential
home.
The maximum parking standards in the development

4. Water and
Water Supply
5. Sanitary Sewer

6. Fire Protection

7. Loading and
Unloading

8. Parking

COMPLIES

COMPLIES, as
conditioned
COMPLIES, as
conditioned

COMPLIES, as
conditioned
COMPLIES

COMPLIES, as
4
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Requirements

9. Transportation
Infrastructure
and Access
Design
10. Public Utilities
11. Mail Delivery
12. Solid Waste and
Recycling
13. Snow Removal
and Storage
14. Police and
Security

code are 3.5 spaces per 1,000 square feet for similar conditioned.
uses. There is adequate parking in the existing garage,
carport, and driveway for at least 7 vehicles. The
applicant requests parking for up to 10 vehicles to
accommodate on-site parking for special activities.
Parking not within the garage or carport will be screened
from residential properties on either side, with fencing
and/or landscaping.
The Summit County Engineer has no concerns regarding COMPLIES
the transportation infrastructure or access. No changes
to the driveway are proposed.
Rocky Mt. Power and Dominion Energy currently serve COMPLIES
the site. Service will continue with the new expansion.
Mail service to the Clubhouse will continue as it COMPLIES
currently does for the house.
Trash and recycling services to the Clubhouse will COMPLIES
continue as they currently do for the house.
Snow removal and storage will continue as is done for COMPLIES
the house. There is sufficient area on the lot adjacent to
the driveway to store snow on the property, meeting the
minimum standard of 10% of the paved area.
The site provides adequate access for both police and COMPLIES
security personnel.

15. Parks, Trails, and
Trailheads

The project was reviewed by the Snyderville Basin COMPLIES
Recreation District who indicated they have no issues or
concerns with the project. There is a bike lane on
Highland Drive in the vicinity of this property.

16. ADA Access

The project will be reviewed by representatives from the
Building Department for compliance with all ADA
requirements prior to the issue of a building permit. The
applicant scheduled an inspection specific to the
proposed use and are aware of possible interior
modifications, as well as access requirements to comply
with ADA Access.
Staff reviewed the application for compliance with each
of the special site design requirements and found that it
meets the minimum requirements for approval as no
site changes are proposed except for landscaping
improvements and screening of parking. See Exhibit I

17. Special Site
Design
Requirements

Building Dept.
will verify at
building permit
review

COMPLIES

5
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18. Architectural
Regulations for
All Structures

19. Landscape
Regulations

20. Lighting
Regulations

21. Height

22. Misc. Items

No changes are proposed to the exterior of the house at
this time, except to meet ADA requirements for entry
doors and as needed ramping of entry stairs. Staff will
review these changes prior to building permit issuance
for compatible building materials, colors, style, and
architectural character.
The lot is currently landscaped. The applicant indicates
they propose to plant additional trees, create a
vegetable garden, and provide additional shrubs, plants,
and flowers as part of the proposed use. Existing
landscaping will be maintained.
Lighting shall meet minimum standards as outlined in
the code. All exterior LED lights are required to be a
color temperature of 3,000k or less per Section 10-4-21,
and shall be reviewed for compliance with the building
permit and inspected prior to occupancy.

COMPLIES as
conditioned

COMPLIES

COMPLIES, as
conditioned

The maximum height allowed is 32’ from existing or COMPLIES
finished grade, whichever is lower. The existing structure
does not exceed 32’ and no changes to the building
height are proposed.
No commercial signs are proposed. A small plaque near
the front door will identify the Clubhouse use.

Standard 3: The use is not detrimental to public health, safety, and welfare.
Analysis: The use supports public health, safety, and welfare by providing a location for
those with a mental health diagnosis to improve their personal workplace, business,
educational, social, health and wellness skills. Members must be sober and safe, as
certified by their mental health provider, to attend the Clubhouse location.
Standard 4: The use is appropriately located with respect to public facilities.
Analysis: All necessary public facilities are available, including access on a public street,
public bus route, and bikeway. The property is located near public trails, transportation,
and commercial areas. There is a bus stop across the street and a paved bike trail along
the adjacent street. Private water and septic services and other utilities exist on the lot.
Parking, internal circulation and access have been reviewed by the Summit County
Engineering Department and found to be adequate for the use.
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.
6
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Analysis: The proposed use is listed as a Conditional Use in the RR zone. The use is
compatible with a residential neighborhood. The use is proposed to be located within an
existing residential house, with limited exterior modifications for code compliance.
Landscaping will be maintained, and the property will be beautified with additional
trees, shrubs, flowers, and a vegetable garden. Activities and classes will occur inside
the house, with limited outdoor activities focused on maintaining and improving the
property. The use is during typical working hours, with occasional evening events. There
are residential units on both sides of the large 1.5-acre property and US 40 is adjacent to
the rear. Potential impacts from the use (primarily parking, noise, and lighting) are
mitigated with recommended conditions of approval, including 1) limiting parking to 10
cars, 2) providing landscaping and/or fencing along side property lines to screen parking,
3) ensuring exterior lighting complies with requirements of the code, 4) ensuring
compliance with occupancy and licensing requirements, and 5) requiring a one year
review for general impacts of the use on adjacent properties, complaints filed and for
compliance with conditions of approval.
Special Standards For Conditional Uses: In addition to the standards established in this section
and in chapter 4 of the Code for particular uses, all conditional uses within a zoning district shall
conform to the following standards and criteria:
1. The commission may require the applicant or the owner of the property subject to an
application for development approval for a conditional use permit to establish an escrow
account, post a bond or provide other financial security, in such form and sum as the
commission shall determine, with sufficient surety running to the county to offset any
extraordinary costs or expenses associated with the following: a) construction of any highways,
roads, water or sewer mains, drainage facilities, or other public infrastructure; b) landscaping;
c) compliance with the requirements of this section, any applicable special requirements set
forth in this section and chapter 4 of this title, and the conditions attached to the development
permit; and d) any expense requirements set forth in this section and chapter 4 of this title, and
the conditions attached to the development permit, including the provision of facilities or
structures, maintenance or construction work, or the execution or fulfillment of conditions of a
continuing nature. COMPLIES.
No additional costs or expenses are anticipated that are associated with public roads, utilities,
landscaping, trails, sidewalks, parks or construction, or any special requirements set forth in this
section. Expenses related to compliance with building codes, health code and ADA requirements
are required to be paid prior to building permit issuance. No development agreement is
required.
2. The proposed development shall not cause a reduction in the adopted level of service for any
public facility. COMPLIES.
7
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The proposed use will not cause reduction in adopted level of service for any public facility,
including roads, intersections, trails, bus, or public utilities.
3. Lighting shall not be directed or reflected upon adjoining land and shall meet all other related
requirements of section 10-4-21 of this title with respect to exterior lighting. COMPLIES, as
conditioned.
The applicant will comply with lighting requirements of Section 10-4-21 to be reviewed with the
building permit and inspected prior to occupancy permits. Lighting shall meet minimum
standards as outlined in the code and all exterior LED lights are required to be a color
temperature of 3,000k or less.
4. The natural topography, soils, critical areas, watercourses and vegetation shall be preserved
and used, where possible, through careful location and design of circulation ways, buildings and
other structures, parking areas, recreation areas, open space, utilities and drainage facilities.
COMPLIES.
The property is currently landscaped. No additional grading of the lot is proposed. The applicant
proposes to enhance the existing landscaping by planting trees, creating a vegetable garden,
and planting additional plants, shrubs, and flowers to beautify the property as part of the
propose use. Parking that is not within the garage or carport will be screened from adjacent
residences on either side of the property with fencing and/or landscaping.
5. All roads shall provide free movement for safe and efficient use within the development.
Local roads shall provide access to the site in a manner that discourages unsafe and congested
conditions, and which provides convenient accessibility to parking areas, arterial and collector
roads that shall be free of backing movement from adjoining parking areas and free from
congestion and public safety problems. COMPLIES.
The property is accessed from Highland Drive, an existing collector street with bike lanes and
bus stops in proximity. No changes are proposed to any adjacent roads or to the existing circular
driveway that provides safe ingress and egress for the use.
6. Vehicular and pedestrian passageways shall be separated from public rights of way. Where
appropriate, a system of walkways and bicycle paths connecting buildings, open spaces,
recreation areas, public facilities, and parking areas shall be provided and appropriately lighted
for night use. COMPLIES.
Existing bike lanes and sidewalks in the neighborhood provide pedestrian access to the property.
No changes to walkways or bike paths are proposed.
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7. Buildings and other structures shall provide a human scale consistent with adjacent
development and appropriate to residential uses in the RR, HS, MR, CC, SC, and NC zoning
districts, and consistent with adjacent conforming development in the zoning districts. The
massing, scale and architectural design shall be consistent with the design guidelines
established in section 10-4-19 of this title. (Ord. 708, 12-10-2008) COMPLIES.
No changes are proposed to the exterior existing house at this time, including the mass, scale, or
architectural design, except for ADA requirements for access, such as a ramp, walkways and/or
changes to entry doorway widths. Design of exterior changes will be reviewed for consistency
with the design guidelines established in section 10-4-19 of this title. (Ord. 708, 12-10-2008)
prior to permit issuance.
8. The volume rate of post development runoff shall not exceed predevelopment runoff. Runoff
calculations shall be submitted with the application for site plan approval and shall be based
upon: a) the 25-year, twenty four (24) hour design storm event; b) a fully developed
contributing drainage area; c) the specific location of the proposed development; d) the
proposed land use and use density or intensity; and e) the specific location and amount of
impervious surfaces, in square feet. COMPLIES.
No changes are proposed to the area of impervious surfaces that would result in an increase in
existing runoff.
9. The site shall be landscaped in accordance with the requirements of section 10-4-20 of this
title. (Ord. 708, 12-10-2008; amd. Ord. 818, 2-26-2014)
The property is currently landscaped. As part of the proposed Clubhouse use, members will
enhance the existing landscaping with trees, shrubs, plants, and flowers, as well as create a
vegetable garden. Landscaping will comply with requirements of section 10-4-20. Landscaping
and/or fencing to screen parking areas from the adjacent residences will be reviewed at the
time of the building permit.

Recommendation

Staff recommends that the Snyderville Basin Planning Commission conduct a public hearing for
the proposed Summit County Clubhouse at 6304 Highland Estates Drive. Staff further
recommends the Snyderville Basin Planning Commission consider public comment, staff analysis,
and consider approving the Conditional Use Permit pursuant to the following findings of fact,
conclusions of law, and conditions of approval:
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Findings of Fact
1. The applicant is executive director of the Summit County Clubhouse, a non-profit
organization providing vocational, educational, social, health and wellness, and business
training services to its members, as described in the application submittal documents.
2. The Clubhouse is not an overnight or residential treatment center, or a drop-in center.
and no medical or clinical treatments are provided. The Clubhouse is not a rehab facility.
3. The property is located at 6304 Highland Drive.
4. Access to the property is from Highland Drive.
5. A circular driveway provides safe ingress and egress from Highland Drive.
6. The property is a 1.5-acre lot within the Highland Estates Plat B Subdivision.
7. The property is zoned Rural Residential (RR).
8. The applicant is proposing a Personal Improvement Services use, to be known as the
Summit County Clubhouse, within the existing house, to be used during standard
working hours, as further described in the application.
9. Personal Improvement Services is a conditional use in the RR zone.
10. The Development Code defines Personal Improvement Services as “an establishment
primarily engaged in offering courses and services for the enhancement of personal
recreational interests, business skills, and similar activities including vocational schools,
dance schools, art schools, automobile driving instruction, continuing education
programs, drama schools, public speaking programs, and similar activities.”
11. The Clubhouse provides members with valuable workplace skills and social relationships
where they can pursue educational and vocational goals and develop business, social,
health, and wellness skills through activities, training and classes held during standard
working hours and supervised by the Executive Director and staff.
12. The property is in the residential neighborhood of Highland Estates with frontage on
Highland Drive and backing to Highway 40, north of the Silver Summit interchange.
13. There is an existing one-story, 2,050 square foot (sf) house on the property, with an
attached garage and carport. The house was constructed in 1998.
14. The maximum parking standards in the development code are 3.5 spaces per 1,000
square feet for similar uses. There is adequate parking in the existing garage, carport,
and driveway for 7 vehicles.
15. The applicant requests parking for up to 10 vehicles to accommodate on-site parking for
special activities.
16. Parking not within the garage or carport will be screened from adjacent residential
properties to the north and south, with fencing or landscaping.
17. There is a covered exterior rear patio area and a 400-sf tool shed located behind the
house.
18. The property is served by the public bus system and there is a bikeway on the adjacent
street.
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19. The house is setback from the street by a minimum of 80 feet. Setbacks from side and
rear property lines exceed the 12’ required by the Code, with approximately 20 feet on
the north, 40 feet on the south and 150 feet on the east (rear).
20. There is existing open fencing on the property lines.
21. No changes to the footprint of the existing house are proposed.
22. No expansion to the square footage of the existing house, garage or carport is proposed.
23. No expansion of the existing parking area is proposed.
24. Limited exterior modifications are proposed at this time to comply with Building and
Fire codes and for ADA compliance. These modifications will not change the residential
character of the house or property.
25. Existing landscaping will be retained and maintained, and the property will be beautified
with additional trees, shrubs, flowers, and a vegetable garden as part of the approved
use.
26. The applicant proposes to modify portions of the internal layout to accommodate the
use and to comply with Building and Fire Codes and for ADA compliance.
27. The property is not served by public sewer and is not within the distance required for
extension of public sewer. The property has a septic system.
28. The property is served by a private water company.
29. No commercial signs are proposed. A small plaque at the front door will identify the use.
Conclusions of Law:
1. The proposed Conditional Use Permit, as conditioned, complies with all requirements of
the Snyderville Basin Development Code.
2. The use as conditioned is consistent with the Snyderville Basin General Plan, as
amended.
3. The use is not detrimental to public health, safety, and welfare, as the roads and public
services in the area are adequate to accommodate the proposed use.
4. The use as conditioned is compatible with the existing neighborhood character and will
not adversely affect surrounding land uses.
5. The effects of any differences in use or scale have been mitigated through careful
planning.
Conditions of Approval
1. Prior to issuance of a building permit and final certificate of occupancy, the applicant
shall obtain all required licensing from the County and State and shall adhere to all
occupancy requirements.
2. Health Department inspections of the septic system and all necessary permits and
approvals from the Health Department are required prior to issuance of a building
permit and final certificate of occupancy.
3. Confirmation of water capacity for the proposed use shall be provided prior to issuance
of a building permit and final certificate of occupancy.
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4. Prior to issuance of a building permit and final occupancy, the applicant shall provide a
fire code analysis for Park City Fire District review and approval, indicating the intended
Occupancy Class, exiting requirements, emergency lighting requirements, and other life
safety requirements.
5. Prior to building permit issuance staff will review plans for exterior changes to the
house, for items such as entry doors and ADA ramps, for compatible building materials,
colors, style, and architectural character.
6. Prior to issuance of a certificate of occupancy all exterior lighting fixtures shall be
reviewed at the time of the building permit and shall comply with lighting standards as
outlined in chapter 10-4 of the Development Code.
7. Fencing and/or landscaping shall be installed along the side property lines to screen
parking that is not provided within the garage and carport, from adjacent residential
properties to the north and south.
8. Existing landscaping shall be maintained and may be enhanced by planting trees, shrubs,
flowers, and a vegetable garden as part of the approved use.
9. To reduce the likelihood of impacts from noise, the project construction shall comply
with the hours of operation set forth by County code and the use shall operate during
standard working hours (week days 9am to 4pm) and as described in the CUP
application.
10. Parking shall be limited to 10 vehicles on the site and no parking shall be permitted on
Highland Drive or any other local street for this use, without specific permission from
the County for limited special activities.
11. A one-year review of the Clubhouse use shall be performed by the planning staff and
reported to the Planning Commission, one year following issuance of a certificate of
occupancy. The report shall consist of a review for compliance with the conditions of
approval, a list of any complaints filed against the property, and a general review or
survey of unmitigated impacts of the use on adjacent properties.

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 July 4, 2020 issue of
The Park Record, as well as on the Summit County and Utah public notice websites. Courtesy
postcards were mailed to all property owners of record, within 1,000 feet of the subject Parcel.

Attachment(s)
EXHIBIT A – Applicants Narrative
EXHIBIT B – Supplemental application information
EXHIBIT C – Applicant’s Q and A description of the proposed use
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EXHIBIT D – Site plan and Floor Plan
EXHIBIT E – Letters of support from community
EXHIBIT F – Zoning map and parcel map of surrounding properties
EXHIBIT G – Subdivision plat
EXHIBIT H – Public input provided to Planning Department
EXHIBIT I – Special Site Design Requirements (Section 10-4-18) staff review
EXHIBIT J – Wetlands map
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EXHIBIT A

CUP Description for the Summit County Clubhouse June 19, 2020
Summit County Clubhouse (SCC) is an inclusive community in which all adults living with a
mental health diagnosis achieve their highest potential. Summit County Clubhouse (SCC) is the
only place in Summit County where adults with a history of mental illness can receive social,
pre- employment, and healthy living support on a regular basis. The Clubhouse welcomes all
Summit County adults with a history of mental illness as lifetime members. At SCC, members
develop valuable workplace skills, social relationships and pursue educational and vocational
goals as they manage their illness and learn to re-integrate into family and community life. The
individual partners with staff to build self-confidence and a sense of purpose by running the
Clubhouse and engaging in every facet of Clubhouse operation. Summit County Clubhouse plans
to use the house at 6304 Highland Drive as a location for members to focus on developing
vocational, educational, social and health and wellness skills. The Clubhouse is not a drop in
facility. Neither Staff nor Clubhouse members will be living in the space. The members will
have activities and classes spanning the entire day. Members will not be hanging out outside or
around the house. The Clubhouse is not a treatment center. Typically members come in the
morning and spend the entire day on activities and leave in the evening. Outdoor activity would
include improving and maintaining the landscaping, snow removal, and improving the property.
All members are required to be sober and safe to participate as certified by their mental health
provider.
SCC is based on the International Clubhouse Model https://clubhouse- intl.org/). Research
demonstrates Clubhouse programs measurably improve the lives of adults struggling with mental
illness by providing cost-effective programs that reduce hospitalization, incarceration, and
homelessness. (Substance Abuse and Mental Health Services Administration. (2012). Mental
Health, United States, 2010. HHS Publication No. (SMA) 12-4681).
SCC is a nonprofit organization that is part of the current Summit County Council mental
wellness strategic plan (p55). The Clubhouse has been in full operation since August 5, 2019 and
has a governing Board of Directors, one full time Executive Director and one part time staff.
Currently the Clubhouse operations Monday and Friday from 10 am-2 pm and Wednesday from
10 am to 4 pm, however, the hours of operations will eventually change to Monday-Friday 9 am
to 4 pm. Currently, there are 12 members. There will not be a lot of “in and out” at the location.
Currently, we only have two members or staff drive and park. The rest are dropped off. This
location is on the Brown bus line with a stop across the street and is also on the bike path. There
are up to 10 parking spaces on the property.
Members and staff take pride in their space and community and place much importance on
guaranteeing their community is well kept. To this end, clubhouse members and staff will gain
valuable skills by ensuring the grounds and property are well taken care of including snow and
trash removal, proper recycling and/or composting and landscaping. Since the driveway is off of
the road and circular, we anticipate any cars coming to the clubhouse will park on the driveway
and off the road including in the two-car garage and or large carport. We do not anticipate a great
deal of traffic in and out of the property. There will be less impacts than a daycare center or a
nursing home.
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Specific activities include, financial management, food preparation for lunch and snacks, classes
on personal financial management, nutrition, food preparation and the skills required to live as an
independent adult, educational materials for visibility and awareness in the community, social
media, etc. We will also have social activities once a week, sometimes in the house or on the
property. Most of the people who will use the house will be members and staff. We will give
tours to visitors (by appointment).
The Clubhouse came about as a result of the county’s strategic plan and is open to all who have a
mental health diagnosis. It is a unique concept that works toward building a community for
adults who have had little opportunity to participate in the mainstream due to stigma and lack of
services. The clubhouse is already having enormous success and is helping members of the
community.
The site itself has plenty of snow storage area. Trash pickup will be within the residential
amounts. No structural changes to the building is proposed (excepted to create ADA access).
No major changes to the exterior are proposed. If any lighting is non-complainant with County
Code we will upgrade the lighting. There is no nearby bodies of water or streams.
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Plat Map is found here: (Lot 232)
http://documents2.summitcounty.org/publicaccess/PublicAccessProvider.ashx?action=ViewDocument&
overlay=Print&overrideFormat=PDF
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EXHIBIT B

Polly McLean, Attorney at Law
June 30, 2020
Kirsten Whetstone
Summit County
Via email
Re: Supplemental Submittal for Summit County Clubhouse CUP
Dear Kirsten,
Please accept this supplement to our description of the Club House which explains how the application
meets or mitigates the standards in Summit County Code 10-3-5. The only changes to the exterior of
the existing building on the site will be to add a small ADA ramp to make the Clubhouse accessible to all
and to beautify the grounds. Clubhouse activities and training occur inside the building. The members
(which are limited in number – currently there are up to 12 members) arrive at the beginning of the
work day, and leave at the end of the work day. There is little coming in and out of the building. The
impacts of the Clubhouse use will be minimal to this residential neighborhood and the property instead
will be improved. We will provide a Q & A sheet to explain the clubhouse model. Information can also
be found at https://clubhouse-intl.org/
10-3-5
B. Criteria For Approval: No conditional use permit shall be approved unless the applicant demonstrates
that:
1. The use is in accordance with the general plan;
The use meets the general plan. The mission of the Clubhouse meets the current Summit County
Council strategic plan. In addition, the use of providing Personal Improvement Services fits within the
General Plan.
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 this title, the general plan, and state and federal regulations;
The use conforms to all applicable provisions of Title 10.
3. The use is not detrimental to public health, safety and welfare;
The use strongly supports the public health, safety and welfare by providing a location for those with
mental illness (members must be sober and safe to attend as certified by their mental health provider)
to build workplace, educational, social and wellness skills.
4. The use is appropriately located with respect to public facilities; and
The location is along the bus line and no other public facilities are needed for this use.
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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.
The use is compatible with a residential neighborhood use. The property will be beautified and
improved. Activities and class will occur inside the building and members come once, stay for most of
the day and leave once at the end of the day. The hours are compatible with a residential neighborhood
since they mimic a typical work day.
C. Special Standards For Conditional Uses: In addition to the standards established in this section and in
chapter 4 of this title for particular uses, all conditional uses within a zoning district shall conform to the
following standards and criteria: (Ord. 818, 2-26-2014)
1. The commission may require the applicant or the owner of the property subject to an application for
development approval for a conditional use permit to establish an escrow account, post a bond or
provide other financial security, in such form and sum as the commission shall determine, with sufficient
surety running to the county to offset any extraordinary costs or expenses associated with the following:
a) construction of any highways, roads, water or sewer mains, drainage facilities, or other public
infrastructure; b) landscaping; c) compliance with the requirements of this section, any applicable special
requirements set forth in this section and chapter 4 of this title, and the conditions attached to the
development permit; and d) any expense requirements set forth in this section and chapter 4 of this title,
and the conditions attached to the development permit, including the provision of facilities or structures,
maintenance or construction work, or the execution or fulfillment of conditions of a continuing nature.
Not Applicable
2. The proposed development shall not cause a reduction in the adopted level of service for any public
facility.
No. This is a preexisting building and the use will not create any greater demand on services.
3. Lighting shall not be directed or reflected upon adjoining land and shall meet all other related
requirements of section 10-4-21 of this title with respect to exterior lighting.
We will upgrade all lighting to comply with County Code. No one will be living at the property so there
will be minimal lighting at night.
4. The natural topography, soils, critical areas, watercourses and vegetation shall be preserved and used,
where possible, through careful location and design of circulation ways, buildings and other structures,
parking areas, recreation areas, open space, utilities and drainage facilities.
There is no change to the existing footprint. The existing footprint meets this standard.
5. All roads shall provide free movement for safe and efficient use within the development. Local roads
shall provide access to the site in a manner that discourages unsafe and congested conditions, and which
provides convenient accessibility to parking areas, arterial and collector roads that shall be free of
backing movement from adjoining parking areas and free from congestion and public safety problems.
Not applicable.

395 Crestview Drive, Park City, UT 84098 | polly@peaklaw.net | (435) 714.2382
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6. Vehicular and pedestrian passageways shall be separated from public rights of way. Where
appropriate, a system of walkways and bicycle paths connecting buildings, open spaces, recreation
areas, public facilities, and parking areas shall be provided and appropriately lighted for night use.
There is an existing circular driveway and extensive parking already existing on the property. The
property can have off street parking for up to 10 cars (currently only two-three cars would park since the
majority of members are dropped off). There is no night use anticipated. The property is near the
existing bike path.
7. Buildings and other structures shall provide a human scale consistent with adjacent development and
appropriate to residential uses in the RR, HS, MR, CC, SC, and NC zoning districts, and consistent with
adjacent conforming development in the zoning districts. The massing, scale and architectural design
shall be consistent with the design guidelines established in section 10-4-19 of this title. (Ord. 708, 12-102008)
Not Applicable.
8. The volume rate of post development runoff shall not exceed predevelopment runoff. Runoff
calculations shall be submitted with the application for site plan approval and shall be based upon: a) the
25-year, twenty four (24) hour design storm event; b) a fully developed contributing drainage area; c) the
specific location of the proposed development; d) the proposed land use and use density or intensity; and
e) the specific location and amount of impervious surfaces, in square feet.
There are no improvements which will increase the amount of impervious surfaces.
9. The site shall be landscaped in accordance with the requirements of section 10-4-20 of this title. (Ord.
708, 12-10-2008; amd. Ord. 818, 2-26-2014)
The landscaping will remain, but be improved and a garden may be added in the backyard. The mission
of the Clubhouse is to give skills to its members to contribute and participate in their community. They
will ensure that the grounds and property are well taken care of.

395 Crestview Drive, Park City, UT 84098 | polly@peaklaw.net | (435) 714.2382
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Transportation Plan for Summit County Clubhouse (SCC)
As the Clubhouse continues to grow and expand its services across the county, we anticipate
and welcome the opportunity to serve adults with mental illness in communities such as
Oakley, Coalville and Kamas. Since public transportation is limited in these communities and
like most other rural Clubhouses around the world, the Clubhouse is responsible to ensure its
members can attend the Clubhouse and get to work and school as needed in order to continue
to meet independent living goals. SCC has created a transportation plan that includes picking up
and dropping members off from a designated place or at their home and bringing them to the
Clubhouse. We believe this transportation plan will reduce traffic to and from the Clubhouse.
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EXHIBIT C

Summit County Clubhouse Q&A

What is Summit County Clubhouse?
Following the Clubhouse International model (https://clubhouse-intl.org/), Summit County Clubhouse (SCC)
is a supportive, recovery-based non-profit organization for adults living with mental illness. Our individuals
are known as Clubhouse members and with the support of the Clubhouse they work to re-gain independence
and to fully integrate into their wider community.
The Clubhouse provides a free restorative environment for people whose lives have been severely disrupted
because of a mental illness and who need the support of others who believe that they can build a productive
and happy life. The Clubhouse is a unique, active learning business, not an outpatient treatment clinic. We
encourage mental health providers to refer members to the Clubhouse as a complementary part of their overall
treatment plan.
What is a Mental Illness?
A mental illness is a condition that affects a person's thinking, feeling, behavior or mood.

x
x
x
x

1 in 5 U.S. adults experience mental illness each year
1 in 25 U.S. adults experience serious mental illness each year
1 in 6 U.S. youth aged 6-17 experience a mental health disorder each year
50% of all lifetime mental illness begins by age 14, and 75% by age 24

Summit County Clubhouse members may have a mental health diagnoses that could include anxiety,
depression, schizoaffective disorder, bi-polar disorder, schizophrenia or PTSD.
What will the members be doing while at the Clubhouse?
The daily work of the running the Clubhouse nonprofit is organized to engage members in every aspect of its
operation. Membership is free of charge and voluntary, and each member is always invited to participate in
work which includes clerical duties, reception, food service, transportation management, outreach,
maintenance, research, management of the employment and education programs, financial services and much
more. The upkeep of the property will be an integral part of the daily Clubhouse program, with lawn care and
landscaping important member responsibilities.
What is the likelihood of a Clubhouse member having aggressive tendencies due to their mental illness?
Safety of our members, staff and neighbors is our number one priority. Members must be actively involved in
mental health treatment to be a Clubhouse member and must be referred by a mental health practitioner is who
overseeing the members’ treatment. The Clubhouse will not accept a member who is deemed by their
practitioner to be unsafe to themselves or others. However, it is important to remember that individuals
with mental illness are more likely to be the victim of a violent crime than the perpetrator of one.
(https://www.ncbi.nlm.nih.gov/books/NBK537064/ - Psychiatric illness and Criminality).

Will SCC add significantly to neighborhood traffic?
We do not anticipate an increase in car or pedestrian traffic. Many of our members will be taking the brown
line bus to and from the Clubhouse. A few members drive their own cars but there is ample parking with a
two-car garage, a 2-slot carport and a circular driveway.
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As a neighbor, should I be concerned there will be noise and disturbances?
Nothing unusual for a residential neighborhood. SCC is a nonprofit organization that operates on the business
day and is open Monday-Friday, 8am to 5pm. We hold an afternoon or early evening social activity once a
week that will not always occur at the Clubhouse, as well as occasional weekend daytime activities. We
celebrate all holidays on the day they are observed to give our members a place to go because holidays can
often be a difficult time. Perhaps you’ll join us for a celebration! We truly believe we will be your very best
neighbors!
As a neighbor, how can I help?
As a neighbor, you are welcome to visit the Clubhouse anytime and members will be glad to give you a tour.
We also welcome people to become a volunteer or a part of our governing board, which is made up of
community residents. As you become familiar with Summit County Clubhouse, we feel confident you will
become a strong advocate and work with us to decrease stigma around mental illness.

* We would be pleased to answer any further questions you may have. Please feel free to contact us at 801930-0277 or visit our website info@summitcountyclubhouse.org to learn more about SCC. You are also
welcomed to visit us at our current location - 3070 Rasmussen Rd, Ste 190. We hope to get to know you! *
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EXHIBIT D SITE PLAN























064

EXHIBIT D FLOOR PLAN
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EXHIBIT E- LETTERS OF SUPPORT FROM COMMUNITY
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July 1, 2020
Dear Summit County Planning Commission,
On behalf of Clubhouse International, I am writing this letter in support of the relocation plans for the Summit
County Clubhouse from its current location to a residential area.
Clubhouse International is the coordinating center for over 300 Clubhouse Model programs that are located in
32 countries across the globe. Clubhouse Model programs are psychiatric rehabilitation programs for adults
who have experienced a mental illness. The model has been in existence for over 70 years with the first one,
Fountain House beginning in New York City. We have 12 international training bases with one of them being in
Salt Lake City, Alliance House.
Clubhouse International/Fountain House were also awarded the 2014 Conrad N. Hilton Humanitarian Prize for
extraordinary contributions to alleviating human suffering. This is the first mental health organization to receive
this prestigious award; other recipients have included such notable organizations as Doctors Without Borders,
SMILE and others.
One of the primary goals of every Clubhouse is helping its members recover from the effects of mental illness
through community integration. The Summit County Clubhouse is on a path towards becoming an accredited
Clubhouse and research has demonstrated that accredited Clubhouses:
Promote recovery 1
Clubhouses are more likely to report being in recovery and having a higher quality of life compared with a
group of participants from consumer-run drop-in centers.
Reduce Hospitalizations2
Membership in a Clubhouse program resulted in a decrease in hospitalizations
Reduce utilization of other mental health services3
Membership in a Clubhouse program resulted in a decrease in related mental health services compared to
others not in a Clubhouse program
Are cost-effective4
The cost of Clubhouses is estimated to be one-third the cost of the IPS Model; about half the annual costs of
Community Mental Health Centers and substantially less than the ACT Model
Increase employment outcomes5
42% employment rate is achieved at Accredited Clubhouses annually – double the average employment rate
for people in the public mental health system
Enhanced family relationships6
Families of Clubhouse members reported that they experienced the following after their loved one got involved
in a Clubhouse: less stress, burden and anxiety; better family communication; improved family relationships;
happier and less depressed/worried
Part of this community integration is also becoming a good neighbor and the Summit County Clubhouse has
every intention of doing that in its new location. Just as most new families moving into a new neighborhood
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would like to get to know its neighbors, the Summit County Clubhouse would like to do that as well and host an
Open House to welcome their neighbors and the community get to know them and the Clubhouse operations
in becoming a well respected organization in their community.
In working in this field for over 30 years, we have rarely dealt with opposition to a Clubhouse opening in a
community but on occasion questions do come up about who is being served and there are many myths
abound about people with mental illness. Towards this end, Amber Mackay and her colleagues welcome the
opportunity to educate the community and provide a safe environment for their membership. Every Clubhouse
we work with has safety as one of their most important criteria for providing a welcoming, dignified environment
for their members and the Summit County Clubhouse is no different in that regard.
On a personal note, I worked at a Clubhouse called Friendship House for 13 years on the island of Kauai,
Hawaii. Our daughter, Cassidy took a keen interest in coming to Friendship House and got to be friends with
many of the members who attended the program. She became so enamored with it, she eventually went to
college, graduated, and got a job at another Clubhouse program in Cleveland, Ohio. Never once in the 20
years she visited Friendship House did she encounter any behavior that frightened her or made her feel
anything but welcomed. In fact, when she visited, a member who was friends with her always made a point of
buying her favorite snack for her at the Clubhouse Snack bar.
I share this anecdote in an effort to help alleviate safety concerns you or others may have about the Clubhouse
operating in a residential area. It is my understanding that property values are very high in your area and this is
a unique opportunity for the Clubhouse to obtain a property that will serves its needs in many ways, including
access to public transportation.
I would encourage you to visit our website, www.clubhouse-intl.org to learn more about Clubhouses in making
a determination about the suitability of the Clubhouse in this area. There are also many Clubhouse videos on
google and Youtube and I would again encourage you to take a look at a few to better understand the
important work mediated relationships that occur in a Clubhouse and the family style atmosphere with which it
operates.
Thank you for giving consideration of support for this relocation. If you have any questions, please feel free to
call me at 808-651-8598 or email at jyatsko@clubhouse-intl.org.
Kind regards,

Jack Yatsko, Chief Operating Officer

1

Mowbray, Woodward, Holter, et al, 2009;

2

Di Masso, Avi-Itzhak, & Olber, 2001; Swensen, 2013

3

Grinspan, 2015

4

McKay, Yates, & Johnson, 2007;

5

Clubhouse international, 2014

6

Pernice-Duca, 2015
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Summitcountyclubhouse.org
Summit County, Utah

July 2, 2020
Board of Directors
Sally Jablon, President
Eve Stanger, Treasurer
Barbara Bretz, Secretary
Steve Spaulding
Lynne Rutan
Darci Herr
Aaron Newman
Lana Youngberg
Kendal Lukrich
Melissa Flores
Martha Wunderli
Executive Director
Amber Mackay
PO Box 680861
Park City, UT 84068
801-930-0277
www.summitcountyclubhouse.org

Dear Highland Estates Resident,
My name is Amber Mackay and I am the Executive Director of Summit County
Clubhouse (SCC), a 501c3 nonprofit organization based in Summit County. By now
you have probably received an official notice from Summit County informing you of
a conditional use permit SCC is applying for. The purpose of this permit is to allow
us to purchase the home at 6304 Highland Drive to use as our nonprofit headquarters.
I wanted to take this occasion to introduce SCC and provide you an opportunity to
learn more about our mission, who we serve and personally make myself available to
you should you have any questions or concerns.
Summit County Clubhouse is one of the newest nonprofits in the county. Our
mission is to create an inclusive community in which all adults living with a mental
health diagnosis achieve their highest potential. As part of an evidence-based model
called Clubhouse International (https://clubhouse-intl.org/), we are one of 300
Clubhouses globally and one of 5 located in Utah.

info@summitcountyclubhouse.org

Tax I.D: 83-3917769

One of the most insidious and frustrating aspects of mental illness is the cycle of
social isolation, shattered self confidence and feelings of hopelessness that often
develops. Luckily SCC is a supportive, recovery-based organization for adults living
with mental illness. We help individuals rediscover self confidence and find hope
again through opportunities for employment, education, health and wellness in a
single caring and safe environment. I personally have been involved with the
Clubhouse model for almost 15 years, visited dozens of Clubhouses internationally
and have seen first hand the positive impact a Clubhouse makes on its community.
An established Clubhouse dramatically decreases hospitalizations, suicides,
incarcerations and homelessness amongst its participants, who are referred to as
members. Clubhouses around the world have literally saved lives and promoted
positive change not only for their members but on a macro-level, calling for more
discussion around stigma and advocacy. Often, for the first time ever, members see a
future for themselves and are actively working towards their personal goals with the
support of their Clubhouse family.
Enclosed is a Q&A that we think may help address any concerns you may have about
what it will look like if we establish our headquarters in the neighborhood. We
would love to meet you and talk with you so we are offering two virtual meet &
greets via Zoom:
x Wednesday July 8, 2020 at 7:00 p.m. https://zoom.us/j/95376770009, dial in
number is 253-215-8782
or
x Friday July 10, 2020 at 1:00 p.m. https://zoom.us/j/94472507806, dial in
number is 253-215-8782
Summit County Clubhouse is a 501 (c) (3) tax exempt organization. Tax ID # 83-3917769

.
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Summitcountyclubhouse.org
Summit County, Utah

Board of Directors
Sally Jablon, President
Eve Stanger, Treasurer
Barbara Bretz, Secretary
Steve Spaulding
Lynne Rutan
Darci Herr
Aaron Newman
Lana Youngberg
Kendal Lukrich
Melissa Flores
Martha Wunderli
Executive Director
Amber Mackay
PO Box 680861
Park City, UT 84068
801-930-0277

You can join by using the Zoom links provided, call in using the dial in numbers
provided or head over to our webpage, summitcountyclubhouse.org and click on
“About” and then “Highland Drive Home/Conditional Use Permit.”
I am confident that Summit County Clubhouse will be a positive addition to the
neighborhood. Thank you for taking time to learn more about us and please feel free
to reach out to us at any time. We look forward to getting to know you better!
Sincerely,

Amber Mackay
Executive Director
Summit County Clubhouse
801-930-0277

www.summitcountyclubhouse.org
info@summitcountyclubhouse.org

Tax I.D: 83-3917769

Summit County Clubhouse is a 501 (c) (3) tax exempt organization. Tax ID # 83-3917769
.
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To The Planning Commission And Prospective Neighbors:
Clubhouse is a great place where I can go to learn job and life skills. I have a
mental illness, but with the help of the people at Clubhouse, I maintain a normal life
that requires structure and a simple, yet effective routine.
Clubhouse allows me to grow, while caring for my mental illness in a productive
and responsible way. I do not let my mental illness derail me. With the help of
medications, my mood is consistent and stable. That is also thanks to having a dedicated
support network, which Clubhouse essentially is.
Instead of staying home, I'd rather get to Clubhouse and take part in the
challenging task of bettering and advancing a non-profit organization. I firmly believe in
the Clubhouse model. Clubhouse standards guide us and keep us busy improving
ourselves, and helping others. I have learned administrative skills, leadership, fundraising, accounting, and consensus building, all while at Clubhouse.
To continue to thrive, it is important that we find the right place where we can
run the non-profit. We guarantee we will be dependable and reliant, and add value to
the neighborhood.
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July 1, 2020
To The Snyderville Basin Planning Commission
From: Lynne and Ed Rutan
Re: Summit County Clubhouse Conditional Use Permit Application
As parents of a Summit County Clubhouse member we are admittedly biased about the value the
organization brings to our community because our own adult son has blossomed by participating in this
unique program. He and his fellow members live with mental illness, but they all leave their diagnoses at
the Clubhouse door to pool their talents and work together. As a member of this inclusive and
supportive group our son has gained new skills that are equipping him to rejoin the workforce. He has
learned the value of teamwork and community and has developed self-confidence that his abilities and
experiences make important contributions to society.
The Clubhouse is so important to members like our son because it is THEIR place to work and learn. It is
NOT a ‘hangout’ or a rehab center or daycare. SCC is a successful 501(c)(3) nonprofit organization in
which members, in partnership with paid staff, take equal responsibility for all operations and decisions.
Members maintain the Clubhouse property with care and pride because the Clubhouse is both their
work place and their community of support and friendships.
Summit County Clubhouse has drawn our son out of the isolation of his illness. A permanent home for
the Clubhouse will insure that he and his fellow members will continue to have a place where they can
build independent, productive lives. We urge the Planning Commission to approve the Conditional Use
Permit that will make this new location possible.
Thank you for your consideration of this application. We would be happy to answer any questions.
Sincerely,
Lynne and Ed Rutan
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June 25, 2020
Dear Community Member;
I am pleased to support the Summit County Clubhouse as a member of Highland Estates
community. The Clubhouse is a free, community-based, membership organization that helps
adults living with mental illness, regain a respected place in society through work, education,
wellness and community. Its program is based on a highly respected, evidence-based model that
has developed over the last 60 years. Clubhouses are places of work – not ‘hangouts’, daycare or
treatment centers – and they are currently good neighbors in over 300 communities around the
world. Clubhouse members work together to improve their environment whether through
landscaping or plowing after a snow storm or other jobs serving their community.

I support Summit County Clubhouse as another local nonprofit that has a goal to serve
marginalized and underserved persons in our community. During Summit County Clubhouse’s
planning stages, I worked extensively with other volunteers to develop a business plan to launch
the Clubhouse and to insure its long term financial stability.
Clubhouse services are provided free of charge. Summit County Clubhouse is the only
organization in Summit County that offers pre-employment training and social skills development
on a regular basis to all adults with a history of mental illness. We need this service here in our
community!
As an Executive Director, I understand the importance of a nonprofit having the stability of a
permanent home in which to build membership and a strong, comprehensive and lasting program
that serves all eligible adults with a history of mental illness.
In closing, I wholeheartedly support your consideration of Summit County Clubhouse for approval
in the community and would make myself available for a follow-up phone call if that would help in
your decision making.

Sincerely,

Beth Armstrong, Executive Director
People’s Health Clinic 435-333-1875
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June 30, 2020
Summit County Planning and Zoning Commission
60 N. Main Street
Coalville, UT 84017
To Whom It May Concern:
I am writing this letter on behalf of Summit County Clubhouse. Summit County Clubhouse is one of the
newest Clubhouse’s to join our International Community. The Director of Summit County Clubhouse has
extensive background with the Clubhouse philosophy and was a valued staff of Alliance House for many
years. Alliance House became a Clubhouse in Salt Lake City in 1987. We are located at 1724 South Main
St. We have maintained the same location through our 33 years. We also own two housing properties
located at 1736 South Main St. and 1805 South Main St. These housing units are occupied only by our
members (adults living with mental illness).
Alliance House is seen as a valued member of our neighborhood. We are known to keep our landscape
appealing, our properties well lit, and our buildings aesthetically pleasing. In the history of Alliance
House, we have not encountered problems with our neighbors, in fact; quite the contrary. Our
neighbors value the contribution that we make to our community.
To give you a couple of examples, we were recently approached by a neighbor that wanted to know how
they can help support our organization. They did not know what we did but recognized that we were
doing something meaningful in the neighborhood and wanted to contribute to our mission.
Last year, we had to rezone one of our properties and were required to engage in public comment
sessions. We found that the mass majority of those who attended these sessions were there to support
the rezone. Those who were not in favor believed that we were rezoning so that people with mental
illness could move into the neighborhood. I share this, because we have had people with mental illness
in our properties for 33 years. This shows the reputable behaviors that are demonstrated by those in
Clubhouse, we have had a place in our community for 33 years, but neighbors were not aware that we
are working with adults with mental illness.
Lastly, as a neighbor we are respectful. We are open only during business hours. Neighbors can be
assured that there will not be noise coming from our property after hours.
Clubhouse is known uniquely for the positive impact that we have on the community. Summit County
Clubhouse is no exception to this. I highly encourage you to rezone the property that Summit County
Clubhouse is requesting. Not only will this help the Clubhouse, it will also greatly help the neighborhood.
Thank you for your time and please contact me with any questions at (801) 486-5012.

Paige Huff LCSW
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Executive Director
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This drawing is neither a legally recorded map nor a survey and is not intended
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which is not responsible for its accuracy or timeliness.
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EXHIBIT G - SUBDIVISION PLAT
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EXHIBIT H- PUBLIC INPUT PROVIDED TO PLANNING DEPARTMENT
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Jeff Greiner <jginpc@gmail.com>
Monday, July 6, 2020 3:49 PM
Kirsten Whetstone
Summit County Clubhouse

ToWhomitMayConcern,

Iwouldliketovoicemyoppositiontotheproposedconditionalusepermitat6304HighlandDrive.Ourneighborhood
currentlyhoststheChildren’sJusticeCenterandactsastheoutdoorstoragefacilityformostofthearea’slandscapers.
Wearealsohomeforacateringbusinessortwooperatinginwhatseemstobeagreyarea.WhileIapplaudtheideals
behindtheClubhouse,Iasktheplanningcommissiontoaddressourcurrentissuesbeforeintroducingsuchaproject
intothecommunity.Theunderpinningofourpropertyvaluesisoverburdenedanditwillnottakemuchtocreatea
collapse.

Sincerely,

JeffGreiner


1
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Kirsten Whetstone
From:
Sent:
To:
Subject:

LARRY P ROGERS <lprogersfamily@msn.com>
Tuesday, July 7, 2020 3:08 PM
Kirsten Whetstone
Public Hearing Notice for a Conditional Use Permit at 6304 Highland Drive

DearMs.Whetstone:

WearewritingtoyouregardingthesubjectConditionalUsePermitpublichearingscheduledforWednesday,
July14,2020at4:30pm.

Wearehomeownerswholiveacrossthestreetfrom6304HighlandDriveandhavelivedinourhomefor23
years.WestronglydisapproveofthepossibilitythattheSummitCountyClubhousewouldbehousedinour
residentialarea.Thisisafamilyownedareaandisnotaplaceforsuchafacility.Wouldyoulikethisfacility
nexttoyourresidence?

TheSummitCountyClubhousewoulddrasticallyimpactthesafetyofourhomeanddecreaseourhome
values.

WestronglyurgeandpleadthatthePlanningCommissionvetothisrequestandkeepthisaresidentialarea.

Welookforwardtohearingfromyou.

LarryandJoyceRogers
940SilverSageDrive
ParkCity,UT84098
435Ͳ658Ͳ4726

1
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Melissa Wilson <mwilson@xmission.com>
Wednesday, July 8, 2020 7:47 AM
Kirsten Whetstone
Conditional Use permit on Highland Drive

DearKirsten,

MichaelandMelissaWilsonhaveourhomeat6263N.HighlandDrive.Wedonotbelievethataserviceforadultswith
mentalhealthdiagnosesbelonginourneighborhoodsoclosetoourhome.
Wewanttofeelsafeinourhouseandneighborhood.Wedonotknowhowtouse“Zoom”,butwewillbelisteningby
phoneonJuly14at4:30.Wesincerelydonotwantthisconditionalusepermitat6304HighlandDriveapproved.

Thankyou,

MikeandMelissaWilson

1
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Kirsten Whetstone
From:
Sent:
To:
Subject:

BRETT SHELLY BOTKIN <peanutbutter32@msn.com>
Monday, July 6, 2020 4:26 PM
Kirsten Whetstone
6304 Highland Dr. permit

KirstenWhetstone,

Hello,mynameisShellyBotkinandIliveonHighlandDr.Iamwritingyouthisemailtoexpressmyconcern
overtheClubhouse(rehab).Iamstronglyagainstthisfacilityinmyneighborhood,nearmyhome.

Sincerely,
concernedSummitcountycitizen
ShellyBotkin

1
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Kirsten Whetstone
From:
Sent:
To:
Subject:

VINCENT WILLYARD <vwillyard@gmail.com>
Thursday, July 9, 2020 12:01 PM
Kirsten Whetstone
SCC Conditional Use Permit

DearKirsten,

IamapropertyowneronHighlandDriveinParkCity.IrecentlyreceivedaPublicHearingNoticeontheconditionaluse
permitthatSummitCountyClubhouseisapplyingfor.Thenoticeindicatedthatyouwouldbethecontactpersonfor
anyquestionsorissuesthatthepublicmayhave.IhaveownedmypropertyonHighlandDrivesince2003.Ithasbeena
wonderfulhouseforourfamilytovacationatovertheseyears.Ihave3children.Wehavealwaysfeltsafewhenvisiting
thehouse.OverthepastfewyearsIhavebeenrentingoutthehouseonyearlongleases.Imostlygetfamilieswith
childrenlivingthere.StartingJuly1st,anewfamilywith3youngchildrenjustmovedinonayearlonglease.Ijust
foundoutaboutthisissueyesterday,July8th,whenIreceivedyournotificationaswellasaletterfromSCCinthemail.
YoucanimaginehowsurprisedIwaswhenIfoundoutthatamentalillnessfacilityismovinginnextdoor!Howdidthis
happeninaresidentialneighborhood?Ijustfoundoutafterspeakingwithmypropertymanagerthatthedaythe
tenantsmovedin,anotherneighborapproachedthemandaskedthemiftheywereawareofthisissue.Theywerenot
asIwasnotalso.Mytenants,needlesstosay,areveryupset.TheyjustmovedherefromWisconsinwith3young
childrenandonthefirstdaytheyfindoutthatamentalillnessfacilityismovinginnextdoor!Areyoukiddingme?
Thereisabusstopinfrontofthehousewhichwillbeusedbymanypeoplevisiting.Nowwehavementallyillstrangers
gettingoffthebusinfrontofahousewith3youngchildrenlivinginit.Obviously,boththetenantandIarevery
concernedfortheirsafety.Andnottomentionthefuturefamiliesthatwillbelivingtherenormychildrenwhenwevisit
inbetweentenants.Lastly,ifthispermitisissued,willSummitCountybeloweringmyassessedpropertyvaluefortax
purposeswhenmypropertyvalueplummets?Ican’tunderstandwhyamentalillnessfacilitywouldbeallowedtomove
intoaresidentialneighborhoodandstronglyencourageSummitCountyconsiderthisintheirdecisionmaking.

Thankyou,

VincentWillyard

1
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Stephen D. Bailey
6340 Highland Dr.
Park City, UT 84098
Summit County Planning Dept
P.O. Box 128
60 North Main Street
Coalville, UT 84017
To Whom It May Concern:
I am writing concerning the conditional permit “Improvement” Services within an existing
house located at 6304 Highland Drive. This home is immediately adjacent (south) to my
home on Highland Drive. Specifically, Summit County Clubhouse (SCC) proposes to use this
location for members “to develop vocational, educational, social, health and wellness skills
with staff during traditional work hours”. In other words, SCC is proposing to insert a
“rehab” facility in what is originally zoned as residential, even though SCC corporate offices
in Park City are zoned commercial at 3070 Rasmussen Rd., Ste 190. Will the Snyderville
Planning Commission guarantee that “members” are not current or former drug and/or
alcohol addicts (often associated with “mental” illness) and if so, how does the Commission
plan to monitor this representation? Would any of the Committee members want such a
facility adjacent to their house or in their “residential” neighborhood? What do Committee
members think will happen to the values of homes in this neighborhood following such a
move? Does the Committee stand willing and able to withstand the liability, litigation and
potentially exorbitant settlement costs should something adverse occur?
While I certainly recognize why SCC is attempting to do this – $MONEY. Residential dwelling
costs are typically less than commercial or industrial zoned facilities but this facility has no
business in a residential setting. I also recognize SCC has the sophistication to recognize
the leniency this Committee has historically shown towards accommodating such an action.
For instance, and in furtherance of SCC’s intent; we have two landscaping businesses at the
end of the block (north); one which houses 12-15 vehicles on a regular basis and the other
that houses around 8-10 vehicles along with assorted utility trailers, camping trailers,
Kubota tractors and even a boat. One might question how many folks live in these
“residential” homes. In between that, we have a doggy day care facility and numerous
exceptions that follow. One might also wonder what the reaction to such a request might be
if SCC proposed to put this facility in the Deer Valley neighborhood? When is enough-enough
and do any Committee members want to be around to undue these type(s) of decisions
down the road?
I have literally spent hundreds of thousands of dollars improving my property. While not all
inclusive; I’ve installed a fence around my 1.5 acres, installed new windows and siding,
installed a yard and sprinkler system, added to my driveway while removing my old driveway
and reinstalling, added an asphalt road going down to my additional driveway, laid over 80
tons of landscaping brick and over 150 tons of rock. All of these improvements were
performed by my wife and I and that doesn’t include completely remodeling the interior of
our home, bathrooms, kitchens, carpet, tile, etc. We did not do all this to have its value
diminished or otherwise “cheapened” by a corporate chieftain trying to save a few bucks.
We sincerely hope this message is weighed and given due consideration by the Committee.
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Lastly, I question how granting such an action is consistent with the Committee’s stipulated
goals of maintaining (i) Quality growth and economic development that provides a positive
contribution to the community’s quality of life… and (ii) Provides for interconnectivity and
traffic mitigation through a variety of creative alternatives for all modes of transportation.
Does anyone on the Committee or any local government entity even monitor the traffic on
Highland Drive? My wife and I frequently spend 5-7 minutes on average just trying to leave
our driveway and we still get irate drivers pull up behind us and blast their horn. I pity the
two homes north of us as we have it easy compared to them. This traffic is frequently
traveling in excess of 50 mph in a 35-mph zone. My wife and I have both called the Sheriff’s
office and they’ve essentially told us there isn’t much they can do about it. Now you want to
add a retail business to this logistical nightmare? Moreover, Highland Drive is now being
used as a bypass when traffic to Heber is backed up – which it frequently is, especially on
holidays.
I hope the Committee seriously gives this request a thoughtful and thorough review.
Sincerely,

S. D. Bailey
(307) 679-6507
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EXHIBIT I
Special Site Design Requirements (Section 10-4-18)
A. Integration Of Development: Development in the Snyderville Basin shall be integrated in a
manner that is consistent with the general plan to promote more complete and functional
neighborhood, community, and resort areas. Integration shall be accomplished through, among
other things, pedestrian and vehicular circulation, visual, open space, and other linkages and
design techniques. A piecemeal approach to planning and development, where individual
development parcels are designed and constructed without adequate integration opportunities
with surrounding areas, will not be permitted. Use is consistent with the General Plan in that
it promotes a more complete, inclusive, and functional community.
B. Existing Uses: Developments shall not limit the viability of existing agricultural, industrial, or
mining uses. Limits to the viability of existing uses could include, without being limited to,
potential nuisance or liability suits, adverse impacts on existing irrigation ditches, predation on
stock by domestic dogs, and traffic conflicts with farm machinery or mining equipment. Use will
not limit viability of agriculture, industry, or mining uses.
C. Privacy: Developments shall protect on site privacy and the privacy of those occupying adjacent
sites. Privacy may be protected through setbacks, buffering, screening or structural elements,
and other design tactics. No changes to existing house setbacks. Additional
landscaping/fencing provided to screen parking and provide privacy.
D. Building Site Plan: Building site plans for single-family detached residential development shall
provide the locations for the proposed building envelopes and associated driveways when there
are sensitive areas on the individual lots. In certain instances, the recordation plat for the
development may show multiple approved building envelope locations for each lot. At the time of
building permit issuance, the lot owner shall choose one of the building envelopes and lose the
other alternatives. The practice of selecting one and removing the remaining building envelopes
for further development consideration shall be described on the plat. No changes to the
existing building footprint or square footages are proposed.
E. Number Of Single-Family Detached Dwellings On A Lot: One single-family detached dwelling only
will be permitted on a "lot" as defined in this title, except where specifically allowed in an
approved SPA plan or when permitted accessory residential structures are allowed by this title.
No additional structures or units are proposed.
F. Intersecting Streets And Clear Visibility: On any corner lot, a clear view area must be maintained.
This is a triangular area formed by the property lines abutting the street and a line connecting
them at points twenty-five feet (25') from the intersection of the street lines. No obstruction to
view in excess of two feet (2') in height shall be placed in the clear view area, including walls,
fences, structures, signs, trees, shrubs, or hedges. When topography presents a clear view, the
area shall be graded to provide visual clearance. (Ord. 708, 12-10-2008; amd. Ord. 730, 12-22009) No changes to streets are proposed.
G. Front, Side And Rear Yards: Every part of the required front, side or rear yard shall be open and
unobstructed by any above grade object or portion of the structure, excluding uncovered stairs,
roof eaves that do not extend into the setback more than three feet (3'), and decks that do not
exceed one foot (1') in height, measured from the top of the deck to the grade directly below, in
accordance with chapter 11 of this title, and fences and retaining walls in accordance with
subsection I of this section. (Ord. 730, 12-2-2009) Existing setbacks are maintained and
comply with the minimum requirements of the Code.
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H. Single-Family Detached Dwelling Design Elements: Developments comprised of single-family
detached dwelling units may provide for individual dwelling design review through restrictive
covenants for compatibility of building materials, size, color and style, and other architectural
standards required herein. The CC&Rs shall include provisions that ensure general design
compatibility with the applicable provisions of section 10-4-19 of this chapter. Summit County will
only ensure that the individual buildings comply with the CC&Rs or design guidelines for a
specific development if it is so specified in a development agreement, consent agreement,
settlement agreement, or by a note on a recorded plat. No exterior changes are proposed to
the existing house, except for those required to comply with Building, Fire and ADA
provisions, including possible ramp to front door and wider entry doors. Staff will review
these changes prior to building permit issuance for compatible building materials, colors,
style, and architectural character with the existing house.
I. Fences And Retaining Walls:
1. Front Setback: Fences and retaining walls enclosing all or part of the front yard setback adjacent
to a street shall not be constructed or maintained at a height greater than four feet (4'). Fences and
retaining walls shall be set back at least one foot (1') from the front property line. In the case of a
corner lot, fences and retaining walls shall comply with subsection G of this section. No fencing
proposed in front setback.
2. Side/Rear Setback: Fences and retaining walls may be constructed upon the property line
separating the lot from adjacent properties. New fencing will comply.
3. Building Permit Required: Any fence or retaining wall greater than six feet (6') in height requires a
building permit. (Ord. 708, 12-10-2008; amd. Ord. 730, 12-2-2009) No fencing greater than six (6’)
in height is proposed.
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Maren Geary
From:
Sent:
To:
Cc:
Subject:
Attachments:

STEPHEN AND CAROL BAILEY <baileysteve56@msn.com>
Sunday, July 12, 2020 4:21 PM
Kirsten Whetstone
Malena Stevens; Crystal Simons; John Kucera; Canice Harte; Joel Fine; Ryan Dickey;
Thomas Cooke
RE: Opposition to Conditional Use for Home at 6304 Highland Estates
Opposition Petitiion 7.10 Rev1.pdf; Opposition Petition 7.10 Rev2.pdf

K,
I’m sure you all are as tired of receiving these opposition petitions as I am in sending but additional folks stopped by
this Sunday and wanted to sign the petition. There were no revisions to Shelly Botkin’s opposition, it remains at
10. However, the 7.10 submission was amended twice; once for an additional 3 names and again for 2 additional
residential names (totaling 5 additional names opposing this conditional permit submitted by the County on behalf of
Summit County Clubhouse. The reasons for two revisions to the same petition is as previously stated, my wife and
another neighbor worked on the 7/10 submission and Shelly worked the northern section of Highland Drive. This brings
our count to 32 residents opposed to this permit and proposed actions.
Thx and hopefully this is it. I’m as tired of submitting as I’m sure you all are tired of reading. I did not resend the original
7.10 and 7.11 petitions but only provided the additional names. I attempted to highlight the additional names and
crossed off the original 17 names that you already had. I have also tried to keep the residents informed and this is quite
challenging.
Regards,
From: STEPHEN AND CAROL BAILEY
Sent: Saturday, July 11, 2020 2:12 PM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Cc: mstevens@summitcounty.org; csimons@summitcounty.org; jkucera@summitcounty.org;
charte@summitcounty.org; jfine@summitcounty.org; rdickey@summitcounty.org; tcooke@summitcounty.org
Subject: RE: Opposition to Conditional Use for Home at 6304 Highland Estates
A lady in our neighborhood that also received this notice, Shelly Botkin, took it upon herself to acquire additional
signatures objecting to this Conditional Use Permit. I went ahead and reattached the one sent to you yesterday so you
would have both of these located in one mailing. In terms of full disclosure, while I spoke with 19-20 residents when we
received this in the mail, I’ve taken no active part in securing signatories objecting to this action. My wife and a
neighbor took a section of Highland Drive and Shelly took the northern section. Shelly did stipulate all parties were very
interested in signing this objection and she was not turned down by anyone she spoke to. At any rate, I would say 27
objections from this neighborhood is a pretty resounding response to this proposed petition. I’ve found most folks don’t
want to take the time or otherwise get involved but it would appear that the county has struck a nerve here.
As Always, let me know if you have any questions or if I can be of further help.
SDB/

From: STEPHEN AND CAROL BAILEY
Sent: Friday, July 10, 2020 3:34 PM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Cc: mstevens@summitcounty.org; csimons@summitcounty.org; jkucera@summitcounty.org;
charte@summitcounty.org; jfine@summitcounty.org; rdickey@summitcounty.org; tcooke@summitcounty.org
Subject: Opposition to Conditional Use for Home at 6304 Highland Estates
1
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Kirsten,

Thx for your below explanation as I had no idea about the 1,000 ft rule. In the old days public notice had to be
posted at the site itself but I guess in this technological era, that’s no longer a requirement. I have seldom ever gone to
the county website. No matter and pursuant to your below suggestion, attached herewith is a petition signed by local
Highland Estate residents stating their opposition to this conditional use permit for this particular property. This facility
has no business being located in a residential area and is likely being done for financial reasons (only). It may be
interesting to the Commissioner’s and the County that an underlying theme by most, if not all residents is we are all
tired of the “County” dumping these types of “Conditional Uses” down our throats and then there is nothing we can do
about it – there is no un-ringing the bell so to speak. As stated in my letter, we have homes with multiple families living
there and double digit vehicles, along with “junk” and antiquated equipment, trailers, campers, vehicles that haven’t run
in years, etc. When we tried to address some of these issues in the past through our HOA, the County precluded us
from doing so and stipulated all these ‘exceptions’ were grandfathered in. We have enough carpet cleaners,
landscapers, schools for special needs, etc., in our neighborhood. Of all the folks contacted, only one individual did not
readily sign and his reason, which is a good one in my book, is he has other relationships with the County and is
concerned about losing his job. There are several folks in the immediate area that are out of town vacationing and some
residents are renting homes and we did not pursue their signatures, however after reading the permit, one renter has
served notice to the owners in CA and has stipulated a material breach in their rental agreement and stated he intends
to vacate the property.
The reasons for this denial are obvious and stipulated in my previous letter to you and the
Commissioners. While I’m retired now, I served as a CFO for 30 of my 38 working years. I’m sure everyone recognizes
the County can be sued should something adverse or hazardous occur as this is a high risk proposition and I really don’t
care what the CEO for the Summit County Clubhouse suggests. But I would hope all Commissioner’s would at least want
to know what their D&O liability coverage is through Summit County as each and every one of them can certainly be
sued individually as well. That was a hard lesson for me to learn early in my career and one that has stuck with me.
Finally, the 17th signature on this denial petition is Cathy Silver, which is the president of the Highland Estates Home
Owner’s Association. I would hope this stands for something. More signatures could have been obtained but as I
stated, folks are traveling and otherwise out of town. Notwithstanding, this is more than a representative sampling.
Thanks again for your time. I would not expect heavy participation on your Zoom presentation but frankly, I
don’t think folks can do much more than they’ve already done.
Regards,
SDB/
From: Kirsten Whetstone <kwhetstone@summitcounty.org>
Sent: Wednesday, July 8, 2020 11:02 AM
To: STEPHEN AND CAROL BAILEY <baileysteve56@msn.com>
Subject: RE: Unconditional OBJECTION for house 6304 Highland Dr. Conditional Use Permit
Hi
Thank you for your concern.
We generate the mailing list from the most current County Records, based on a GIS automatic 1,000 foot radius
around the property.
The list is then automatically used to address the postcards. This is all done by County Staff.
It is possible that the neighbors are not the property owners or that they have not updated their addresses at the
County, in which case they should do that.
The addresses are drawn from the Tax id parcels, using the same address that the assessor uses to send tax notices.
2
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That said, the mailed noticing is a courtesy for administrative projects like Conditional Use Permits- please get out the
word.
We also post notice on the public notice website and the county website and in the Park Record, which are the State
requirements.
I also believe that the applicant sent out letters using the same mailing list we generated automatically from the
assessors information.
Have a nice day
Kirsten

Kirsten A. Whetstone, MS, AICP
Summit County Community Development
kwhetstone@summitcounty.org
435-336-0157

From: STEPHEN AND CAROL BAILEY <baileysteve56@msn.com>
Sent: Monday, July 6, 2020 8:26 PM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Subject: Re: Unconditional OBJECTION for house 6304 Highland Dr. Conditional Use Permit
Thx Kirsten. As an aside, I spoke with 19 neighbors today. Close to half stipulated they had not seen, via US mail, or
heard about this public notice but essentially all but two renters, where upset on both accounts. Just an FYI. Four were
very close to Highland but were on off streets. At the very least, in my opinion, this mailing needs to be reviewed. That’s
a good avg in the Majors but no where else
Thx again.
Sent from my iPhone
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Maren Geary
From:
Sent:
To:
Cc:
Subject:
Attachments:

STEPHEN AND CAROL BAILEY <baileysteve56@msn.com>
Sunday, July 12, 2020 4:21 PM
Kirsten Whetstone
Malena Stevens; Crystal Simons; John Kucera; Canice Harte; Joel Fine; Ryan Dickey;
Thomas Cooke
RE: Opposition to Conditional Use for Home at 6304 Highland Estates
Opposition Petitiion 7.10 Rev1.pdf; Opposition Petition 7.10 Rev2.pdf

K,
I’m sure you all are as tired of receiving these opposition petitions as I am in sending but additional folks stopped by
this Sunday and wanted to sign the petition. There were no revisions to Shelly Botkin’s opposition, it remains at
10. However, the 7.10 submission was amended twice; once for an additional 3 names and again for 2 additional
residential names (totaling 5 additional names opposing this conditional permit submitted by the County on behalf of
Summit County Clubhouse. The reasons for two revisions to the same petition is as previously stated, my wife and
another neighbor worked on the 7/10 submission and Shelly worked the northern section of Highland Drive. This brings
our count to 32 residents opposed to this permit and proposed actions.
Thx and hopefully this is it. I’m as tired of submitting as I’m sure you all are tired of reading. I did not resend the original
7.10 and 7.11 petitions but only provided the additional names. I attempted to highlight the additional names and
crossed off the original 17 names that you already had. I have also tried to keep the residents informed and this is quite
challenging.
Regards,
From: STEPHEN AND CAROL BAILEY
Sent: Saturday, July 11, 2020 2:12 PM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Cc: mstevens@summitcounty.org; csimons@summitcounty.org; jkucera@summitcounty.org;
charte@summitcounty.org; jfine@summitcounty.org; rdickey@summitcounty.org; tcooke@summitcounty.org
Subject: RE: Opposition to Conditional Use for Home at 6304 Highland Estates
A lady in our neighborhood that also received this notice, Shelly Botkin, took it upon herself to acquire additional
signatures objecting to this Conditional Use Permit. I went ahead and reattached the one sent to you yesterday so you
would have both of these located in one mailing. In terms of full disclosure, while I spoke with 19-20 residents when we
received this in the mail, I’ve taken no active part in securing signatories objecting to this action. My wife and a
neighbor took a section of Highland Drive and Shelly took the northern section. Shelly did stipulate all parties were very
interested in signing this objection and she was not turned down by anyone she spoke to. At any rate, I would say 27
objections from this neighborhood is a pretty resounding response to this proposed petition. I’ve found most folks don’t
want to take the time or otherwise get involved but it would appear that the county has struck a nerve here.
As Always, let me know if you have any questions or if I can be of further help.
SDB/

From: STEPHEN AND CAROL BAILEY
Sent: Friday, July 10, 2020 3:34 PM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Cc: mstevens@summitcounty.org; csimons@summitcounty.org; jkucera@summitcounty.org;
charte@summitcounty.org; jfine@summitcounty.org; rdickey@summitcounty.org; tcooke@summitcounty.org
Subject: Opposition to Conditional Use for Home at 6304 Highland Estates
1
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Kirsten,

Thx for your below explanation as I had no idea about the 1,000 ft rule. In the old days public notice had to be
posted at the site itself but I guess in this technological era, that’s no longer a requirement. I have seldom ever gone to
the county website. No matter and pursuant to your below suggestion, attached herewith is a petition signed by local
Highland Estate residents stating their opposition to this conditional use permit for this particular property. This facility
has no business being located in a residential area and is likely being done for financial reasons (only). It may be
interesting to the Commissioner’s and the County that an underlying theme by most, if not all residents is we are all
tired of the “County” dumping these types of “Conditional Uses” down our throats and then there is nothing we can do
about it – there is no un-ringing the bell so to speak. As stated in my letter, we have homes with multiple families living
there and double digit vehicles, along with “junk” and antiquated equipment, trailers, campers, vehicles that haven’t run
in years, etc. When we tried to address some of these issues in the past through our HOA, the County precluded us
from doing so and stipulated all these ‘exceptions’ were grandfathered in. We have enough carpet cleaners,
landscapers, schools for special needs, etc., in our neighborhood. Of all the folks contacted, only one individual did not
readily sign and his reason, which is a good one in my book, is he has other relationships with the County and is
concerned about losing his job. There are several folks in the immediate area that are out of town vacationing and some
residents are renting homes and we did not pursue their signatures, however after reading the permit, one renter has
served notice to the owners in CA and has stipulated a material breach in their rental agreement and stated he intends
to vacate the property.
The reasons for this denial are obvious and stipulated in my previous letter to you and the
Commissioners. While I’m retired now, I served as a CFO for 30 of my 38 working years. I’m sure everyone recognizes
the County can be sued should something adverse or hazardous occur as this is a high risk proposition and I really don’t
care what the CEO for the Summit County Clubhouse suggests. But I would hope all Commissioner’s would at least want
to know what their D&O liability coverage is through Summit County as each and every one of them can certainly be
sued individually as well. That was a hard lesson for me to learn early in my career and one that has stuck with me.
Finally, the 17th signature on this denial petition is Cathy Silver, which is the president of the Highland Estates Home
Owner’s Association. I would hope this stands for something. More signatures could have been obtained but as I
stated, folks are traveling and otherwise out of town. Notwithstanding, this is more than a representative sampling.
Thanks again for your time. I would not expect heavy participation on your Zoom presentation but frankly, I
don’t think folks can do much more than they’ve already done.
Regards,
SDB/
From: Kirsten Whetstone <kwhetstone@summitcounty.org>
Sent: Wednesday, July 8, 2020 11:02 AM
To: STEPHEN AND CAROL BAILEY <baileysteve56@msn.com>
Subject: RE: Unconditional OBJECTION for house 6304 Highland Dr. Conditional Use Permit
Hi
Thank you for your concern.
We generate the mailing list from the most current County Records, based on a GIS automatic 1,000 foot radius
around the property.
The list is then automatically used to address the postcards. This is all done by County Staff.
It is possible that the neighbors are not the property owners or that they have not updated their addresses at the
County, in which case they should do that.
The addresses are drawn from the Tax id parcels, using the same address that the assessor uses to send tax notices.
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That said, the mailed noticing is a courtesy for administrative projects like Conditional Use Permits- please get out the
word.
We also post notice on the public notice website and the county website and in the Park Record, which are the State
requirements.
I also believe that the applicant sent out letters using the same mailing list we generated automatically from the
assessors information.
Have a nice day
Kirsten

Kirsten A. Whetstone, MS, AICP
Summit County Community Development
kwhetstone@summitcounty.org
435-336-0157

From: STEPHEN AND CAROL BAILEY <baileysteve56@msn.com>
Sent: Monday, July 6, 2020 8:26 PM
To: Kirsten Whetstone <kwhetstone@summitcounty.org>
Subject: Re: Unconditional OBJECTION for house 6304 Highland Dr. Conditional Use Permit
Thx Kirsten. As an aside, I spoke with 19 neighbors today. Close to half stipulated they had not seen, via US mail, or
heard about this public notice but essentially all but two renters, where upset on both accounts. Just an FYI. Four were
very close to Highland but were on off streets. At the very least, in my opinion, this mailing needs to be reviewed. That’s
a good avg in the Majors but no where else
Thx again.
Sent from my iPhone
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July 1, 2020
Dear Summit County Planning Commission,
On behalf of Clubhouse International, I am writing this letter in support of the relocation plans for the Summit
County Clubhouse from its current location to a residential area.
Clubhouse International is the coordinating center for over 300 Clubhouse Model programs that are located in
32 countries across the globe. Clubhouse Model programs are psychiatric rehabilitation programs for adults
who have experienced a mental illness. The model has been in existence for over 70 years with the first one,
Fountain House beginning in New York City. We have 12 international training bases with one of them being in
Salt Lake City, Alliance House.
Clubhouse International/Fountain House were also awarded the 2014 Conrad N. Hilton Humanitarian Prize for
extraordinary contributions to alleviating human suffering. This is the first mental health organization to receive
this prestigious award; other recipients have included such notable organizations as Doctors Without Borders,
SMILE and others.
One of the primary goals of every Clubhouse is helping its members recover from the effects of mental illness
through community integration. The Summit County Clubhouse is on a path towards becoming an accredited
Clubhouse and research has demonstrated that accredited Clubhouses:
Promote recovery 1
Clubhouses are more likely to report being in recovery and having a higher quality of life compared with a
group of participants from consumer-run drop-in centers.
Reduce Hospitalizations2
Membership in a Clubhouse program resulted in a decrease in hospitalizations
Reduce utilization of other mental health services3
Membership in a Clubhouse program resulted in a decrease in related mental health services compared to
others not in a Clubhouse program
Are cost-effective4
The cost of Clubhouses is estimated to be one-third the cost of the IPS Model; about half the annual costs of
Community Mental Health Centers and substantially less than the ACT Model
Increase employment outcomes5
42% employment rate is achieved at Accredited Clubhouses annually – double the average employment rate
for people in the public mental health system
Enhanced family relationships6
Families of Clubhouse members reported that they experienced the following after their loved one got involved
in a Clubhouse: less stress, burden and anxiety; better family communication; improved family relationships;
happier and less depressed/worried
Part of this community integration is also becoming a good neighbor and the Summit County Clubhouse has
every intention of doing that in its new location. Just as most new families moving into a new neighborhood
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would like to get to know its neighbors, the Summit County Clubhouse would like to do that as well and host an
Open House to welcome their neighbors and the community get to know them and the Clubhouse operations
in becoming a well respected organization in their community.
In working in this field for over 30 years, we have rarely dealt with opposition to a Clubhouse opening in a
community but on occasion questions do come up about who is being served and there are many myths
abound about people with mental illness. Towards this end, Amber Mackay and her colleagues welcome the
opportunity to educate the community and provide a safe environment for their membership. Every Clubhouse
we work with has safety as one of their most important criteria for providing a welcoming, dignified environment
for their members and the Summit County Clubhouse is no different in that regard.
On a personal note, I worked at a Clubhouse called Friendship House for 13 years on the island of Kauai,
Hawaii. Our daughter, Cassidy took a keen interest in coming to Friendship House and got to be friends with
many of the members who attended the program. She became so enamored with it, she eventually went to
college, graduated, and got a job at another Clubhouse program in Cleveland, Ohio. Never once in the 20
years she visited Friendship House did she encounter any behavior that frightened her or made her feel
anything but welcomed. In fact, when she visited, a member who was friends with her always made a point of
buying her favorite snack for her at the Clubhouse Snack bar.
I share this anecdote in an effort to help alleviate safety concerns you or others may have about the Clubhouse
operating in a residential area. It is my understanding that property values are very high in your area and this is
a unique opportunity for the Clubhouse to obtain a property that will serves its needs in many ways, including
access to public transportation.
I would encourage you to visit our website, www.clubhouse-intl.org to learn more about Clubhouses in making
a determination about the suitability of the Clubhouse in this area. There are also many Clubhouse videos on
google and Youtube and I would again encourage you to take a look at a few to better understand the
important work mediated relationships that occur in a Clubhouse and the family style atmosphere with which it
operates.
Thank you for giving consideration of support for this relocation. If you have any questions, please feel free to
call me at 808-651-8598 or email at jyatsko@clubhouse-intl.org.
Kind regards,

Jack Yatsko, Chief Operating Officer

1
2
3
4
5
6

Mowbray, Woodward, Holter, et al, 2009;

Di Masso, Avi-Itzhak, & Olber, 2001; Swensen, 2013
Grinspan, 2015

McKay, Yates, & Johnson, 2007;
Clubhouse international, 2014
Pernice-Duca, 2015
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Dear Neighbors,
Our names are Eve and Jeff Stanger, and we have a son, Austin, who is a founding member of Summit
County Clubhouse (SCC), a non-profit serving adults with mental illness. SCC is an especially important
part of our son s life There he finds structure, responsibility, developing self-worth and self-esteem, a
sense of purpose and growing confidence.
Clubhouse offers a work-ordered day, usually 8 hours, Monday through Friday, where the members
and staff work side by side, as colleagues to perform the work that is necessary in the operation of the
Clubhouse. This work is always meaningful and includes, but is not limited to, administration,
orientation, reach-out, public relations, and advocacy. This allows for a foundation that can be relied
upon as members set other goals for employment and higher education. Since becoming a member of
SCC, Austin has become a full-time employee at a local business and is living independently (both for the
very fist time), and receives encouragement from the other members and staff to continue on his path
of success.
We feel truly lucky to have Summit County Clubhouse here in Park City. SCC is like an extended family
for our son. It offers our son opportunities for meaningful friendships, work, learning and fun. We
cannot imagine ho different our son s life would be without the support of Summit County Clubhouse,
its members and staff.
Thank you,
Eve and Jeff Stanger
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To The Planning Commission And Prospective Neighbors:
Clubhouse is a great place where I can go to learn job and life skills. I have a
mental illness, but with the help of the people at Clubhouse, I maintain a normal life
that requires structure and a simple, yet effective routine.
Clubhouse allows me to grow, while caring for my mental illness in a productive
and responsible way. I do not let my mental illness derail me. With the help of
medications, my mood is consistent and stable. That is also thanks to having a dedicated
support network, which Clubhouse essentially is.
Instead of staying home, I'd rather get to Clubhouse and take part in the
challenging task of bettering and advancing a non-profit organization. I firmly believe in
the Clubhouse model. Clubhouse standards guide us and keep us busy improving
ourselves, and helping others. I have learned administrative skills, leadership, fundraising, accounting, and consensus building, all while at Clubhouse.
To continue to thrive, it is important that we find the right place where we can
run the non-profit. We guarantee we will be dependable and reliant, and add value to
the neighborhood.
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July 1, 2020
To The Snyderville Basin Planning Commission
From: Lynne and Ed Rutan
Re: Summit County Clubhouse Conditional Use Permit Application
As parents of a Summit County Clubhouse member we are admittedly biased about the value the
organization brings to our community because our own adult son has blossomed by participating in this
unique program. He and his fellow members live with mental illness, but they all leave their diagnoses at
the Clubhouse door to pool their talents and work together. As a member of this inclusive and
supportive group our son has gained new skills that are equipping him to rejoin the workforce. He has
learned the value of teamwork and community and has developed self-confidence that his abilities and
experiences make important contributions to society.
The Clubhouse is so important to members like our son because it is THEIR place to work and learn. It is
NOT a ‘hangout’ or a rehab center or daycare. SCC is a successful 501(c)(3) nonprofit organization in
which members, in partnership with paid staff, take equal responsibility for all operations and decisions.
Members maintain the Clubhouse property with care and pride because the Clubhouse is both their
work place and their community of support and friendships.
Summit County Clubhouse has drawn our son out of the isolation of his illness. A permanent home for
the Clubhouse will insure that he and his fellow members will continue to have a place where they can
build independent, productive lives. We urge the Planning Commission to approve the Conditional Use
Permit that will make this new location possible.
Thank you for your consideration of this application. We would be happy to answer any questions.
Sincerely,
Lynne and Ed Rutan
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Nicole Carollo <nhcarollo@gmail.com>
Friday, July 10, 2020 8:21 AM
Kirsten Whetstone
6304 Highland Drive - Personal Improvement Services

Hi Kirsten,
I'm emailing in response to the postcard I received regarding 6304 Highland Drive. These services are vital to the
community but the Highland Estates neighborhood is not the area to offer this. I would suggest Park East II, Silver Creek
Commercial or Silver Summit Commercial. I do not approve of this and I appreciate the Notice.
Kindly,
Nicole Carollo
435‐714‐9684

1
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Rebecca Benoit <beccabenoit@hotmail.com>
Tuesday, July 14, 2020 12:00 PM
Kirsten Whetstone
Clubhouse application at 304 Highland Drive in Highland Estates

To: County Commission
I'm writing this letter to express my deep concern about this proposed use of a single‐family residential home
in our neighborhood. Having a facility that has people with a mental health issues is a big community
concern. It is a safety concern for the surrounding neighborhood. I have personal family experience working
with a family member who struggles with mental illness. Patients can have issues with no warning and can be
extremely difficult to manage. Our school busses stop right in front of this address. Parking and increased
traffic are an issue. People have worked very hard to maintain or increase their property values. This facility
will depreciate our property values. If this company wants to provide this facility, they need to do it in a
regular commercial complex that will it will not impact a neighborhood. There is plenty of office space just
across the freeway they could use for this purpose. They have office space in in the Jeremy Ranch area. Do it
there. Please don't allow another large corporation to come in and impact our ne85ighborhood just because
they want to save money at our expense. I don't think anyone on the commission would want this use in their
neighborhood. Residents in Highland Estates are trying to improve their community! I'm sure if this use were
proposed in Jeremy Ranch, Glen Wild, Promatory, or Trail Side neighborhoods it would be met with great
resistance. Please don't degrade our community and tell this applicant to find another place for their facility.
Thank you,
Rebecca Benoit
Highland Estates Home Owner

1
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July 14, 2020
To: The Planning Commission
From: Lana and Rob Youngberg
Re: Summit County Clubhouse Conditional Use Permit Application
We are writing in support of The Summit County Clubhouse, which is a vital non-profit resource
for adults in our community whose lives have been disrupted by depression, anxiety or a similar
disorder. The Clubhouse provides a free, safe, supportive place for members to go during the
day to continue their education, build skills, explore employment opportunities, and socialize
with each other. Participating in the daily operations of the Clubhouse builds their selfconfidence and helps prepare them to re-enter the community as contributing members.
We hope the Planning Commission will recognize that the Clubhouse is not a clinical rehabilitation center but is a wellness program for its members. We urge the commission to
approve the Conditional Use Permit that will make a permanent home for the Clubhouse
possible.
Sincerely,
Lana and Rob Youngberg
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Kirsten Whetstone
From:
Sent:
To:
Subject:

E Smith <highlanddrivepc@gmail.com>
Tuesday, July 14, 2020 8:28 AM
Kirsten Whetstone
Conditional Use Permit at 6304 Highland Drive

Thank you for the opportunity to comment on the conditional use permit request at 6304 Highland Dr. for the Summit
County Club House. Although I appreciate the mission and service that the Club House provides, the Highland Estates
neighborhood should be protected as a residential neighborhood. We neighbors call what's happening to Highland Drive
as the "Highland Business Creep." We are already seeing many businesses being allowed to operate in Highland Estates.
If you drive Highland Drive, it feels like an industrial business corridor leading into residential neighborhoods. Highland
Estates is A Neighborhood, just like Trailside, Mountain Ranch Estates, and those that neighbor us. Highland Estate may
attract business owners for the reason of mitigating high‐cost commercial properties, but transforming OUR
neighborhood is not the answer. I raise my children here. Unless those of you that are making the final decision would
like to raise your family sandwiched between business that have been established through "conditional use permits"
after you've invested in your family home and tried to establish a community among other families, I
passionately request you to say NO to yet another business in Highland Estates.
Thank you,
Current Highland Estates Homeowner, Mother, and Neighbor.
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Kahrin Sharp <Kahrin@rjsinc.com>
Tuesday, July 14, 2020 1:49 PM
Kirsten Whetstone
CONNECT Summit County- public comment

Planning Commission‐ As the manager of Park City Storage and the Silver Creek Business Park, located across the 40
from the proposed Clubhouse, I am in support of this location. I believe mental health is an issue in our community that
needs to be addressed and destigmatized. CONNECT is at the forefront of this. The Clubhouse provides a safe place for
these individuals to come and learn important skills that will help them contribute to our community.
Thank you‐

Kahrin
Kahrin Sharp Holmes
Ronald J Sharp & Associates
Associate Broker
6447 N Pace Frontage Rd
Park City, UT 84098
Office: 435-655-9068
Cell: 435-640-5370
Fax: 435-655-0157
kahrin@rjsinc.com
www.rjsinc.com

NOTICE: This e‐mail message and all attachments may contain legally privileged and confidential information intended solely for the use of the
addressee. If you are not the intended recipient, you are hereby notified that you may not read, copy, distribute or otherwise use this message or its
attachments. If you have received this message in error, please notify the sender by email and delete all copies of the message immediately.
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Kirsten Whetstone
From:
Sent:
To:
Subject:
Attachments:

Wendy O'Leary <wendy@connectsummitcounty.org>
Tuesday, July 14, 2020 10:04 AM
Kirsten Whetstone
Letter of Support for Clubhouse
Clubhouse_Support 07_07_2020.pdf

My letter is attached and also copied and pasted in this email.
Hello:
I am writing this letter in support of the Summit County Clubhouse from the perspective of a long‐time
professional mental health advocate, as well as from the perspective of a family member whose loved one has
personally benefited
from a Clubhouse in another location.
Professionally, I have worked with children, teens and young adults with mental illness and their
parents/families/caregivers since 2007, mostly in Utah, but also in Montana and Colorado. I have linked many
families to the mental health treatment and services that they were seeking – including medication
prescribers, therapists, inpatient and intensive outpatient treatment programs, education and support groups
and various educational interventions with
schools.
What has been hands down the most difficult resource to link these families and individuals to has been the
support of their community. These families and individuals are often alone on their journey through mental
illness – trying to work jobs, take care of themselves and their relationships, their homes, pets, elderly
relatives and other family members who do not have a mental illness, while trying to be the sole companion
and friend of the family member with a serious mental illness ‐ because there is no place for them in their own
community. No place for them to develop friendships, discover innate abilities and talents, develop work skills
and pursue vocational interests. No place where they can learn how to contribute to their community in
meaningful ways.
When I discovered the Clubhouse being operated in Salt Lake City and Toole I immediately and intuitively
knew this was a place where individuals with serious mental illness could go and find a sense of community
and belonging. I started
referring young adults to the Clubhouses and almost without exception they thrived. They found a community
of mutual support as they each developed their own unique recovery path – their unique way of reintegrating
into their larger communities as healthy productive contributing members of society.
As a family member, I watched my loved one with serious mental illness be shunned by well‐ meaning
relatives, friends, neighbors and the community at large. I watched him struggle to find a place to belong, to
make friends, to find
meaningful things to do – work or volunteer activities – on his own. And it was heartbreaking to witness the
lack of empathy and understanding that led to one rejection and failure after another. I watched as my loved
one withdrew
further into his own woundedness, deteriorating from lack of connection, growing more and more paranoid
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and isolated until finally he was absolutely separated from everyone else around him, alone and afraid and
angry.
At this point, with no community support around me, I moved to another state to obtain better treatment and
services for him. He was doing as well as he could as an individual recovering the fragmented pieces of his
psyche and his family
began to rally around him in supportive ways. Still, he needed more. He needed, as we all do, a community of
support.
He was referred to Clubhouse and he began having a place to go all day while his family members were at
work and school. He had a place where he belonged. He was able to hone and utilize his social media and
graphic design skills as part of their media team – producing a newsletter, monthly calendar and posting on
social media for the Clubhouse. He also enjoyed participating in other social activities and serving food to the
other members. The Clubhouse provided him with a safe place to go, a sense of belonging and community at a
very critical juncture in his life. I will always be thankful for that support and cannot begin to express how life‐
changing and life‐saving Clubhouse can be for individuals who are trying to recover from a serious mental
illness.
I hope Summit County Clubhouse will be well received and supported in its new home – not only because it is
a much needed resource for individuals with mental illness – but because it is an asset to any community that
is open‐minded and inclusive enough to see the bigger picture and how inclusion of all of its members,
including those with disabilities and mental illnesses, creates a richer experience and more ecologically and
financially sustainable life for all of us.
Wendy O'Leary
Impact Director
CONNECT Summit County
Cell: 406.830.5544
To contact Peer Navigation Services,
please call 435.776.HELP or
email: Resources@CONNECTSummitCounty.org
To help protect y ou r priv acy , Microsoft Office prev ented automatic download of this picture from the Internet.
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Kirsten Whetstone
From:
Sent:
To:
Subject:

CONNECT Summit County Resources <resources@connectsummitcounty.org>
Monday, July 13, 2020 4:42 PM
Kirsten Whetstone
Letter to Planning Commission, regarding Summit County Clubhouse

July 12, 2020
Dear Summit County Planning Commission Members,
I am writing to you in support of the Summit County Clubhouse and their request for a conditional use permit
for Personal Improvement Services within an existing house.
This is the only organization of its kind in Summit County, and the service The Clubhouse provides is very much
needed.
In my employment as the Peer Navigation Specialist with CONNECT Summit County, I help people find mental
health providers and mental health treatment services that are available in Summit County. I have
received calls and emails from many people who are trying to locate services for themselves, a family member
or a friend who is living with mental illness.
The Summit County Clubhouse is a reliable organization which can provide training and companionship, and I
have told several people about it because it helps stop isolation and people develop the skills they need to
participate in our community. Members are in a position to improve their lives through their connection to
the Clubhouse. It is a daytime program that operates with trained staff and volunteers who share their skills
with the members. To be able to do their work and learn, the members of the Clubhouse need a larger space
in which to work and train. The kitchen is especially important, as the members can learn cooking skills to
work in restaurants. More space is needed to learn skills for computer employment opportunities. The
possibilities for learning skills to live independently are endless.
As CONNECT Summit County's mission is to reduce the stigma of mental illness, assist people with access to
services, and strengthen our community, I completely support the work of the Summit County Clubhouse, its
members and other supporters, and its need for a more permanent home with a lot more space.
Thank you for considering their request, and I hope you will grant them the opportunity they need to help
Summit County keep improving the lives of its citizens.
Sincerely,
Linda Steadman
Peer Navigation Specialist
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Linda Steadman <linda.steadman@gmail.com>
Monday, July 13, 2020 11:30 PM
Kirsten Whetstone
Planning Commission Hearing on Summit County Clubhouse

July 13, 2020
Dear Members of the Summit County Planning Commission,
I appreciate the opportunity to write to you in support of the Summit County Clubhouse.
As a parent of someone who is living with mental illness, I am grateful that we have a Clubhouse International here in
Park City.
It’s important to have a place in our community that welcomes people with friendship, confidence building activities,
skills training ‐ all things that can help them be part of a county, a town, a neighborhood and family. To make a
meaningful contribution to our community is what most of us dream of for our children, and the Summit County
Clubhouse can help those with a mental illness do just that.
The Clubhouse has members that work at learning skills to help them get jobs, like computer and office
operations. Volunteers come in and teach cooking lessons, a life skill many people in Summit County haven’t mastered
yet! The Executive Director and social worker staff are great at keeping up with members and helping them find a place
to work in our community. They also get the members gathered together for field trips and art activities, all kinds of
things to help break the isolation so sadly common in people living with mental illness.
There is a need for The Clubhouse in Park City. Many people with mental illness can live productive, hopeful lives
without despair and isolation. A home with a good‐sized, working kitchen is quite a gift for any nonprofit. The Summit
County Clubhouse would be a good neighbor, quiet in the evenings and lending a helping hand when needed. I know
this to be true, one of my dear friends is a member of The Clubhouse, and has kindly helped us with house projects
many times.
Thank you very much for your consideration of the request for a permit. I urge you to grant the request, and help
Summit County do its best to conquer stigma and be a light to other counties in Utah, and even other states, to show
what people with mental illness can accomplish with the support of their community!
With gratitude,
Linda Steadman, Summit County resident
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Linda Steadman <linda.steadman@gmail.com>
Monday, July 13, 2020 11:30 PM
Kirsten Whetstone
Planning Commission Hearing on Summit County Clubhouse

July 13, 2020
Dear Members of the Summit County Planning Commission,
I appreciate the opportunity to write to you in support of the Summit County Clubhouse.
As a parent of someone who is living with mental illness, I am grateful that we have a Clubhouse International here in
Park City.
It’s important to have a place in our community that welcomes people with friendship, confidence building activities,
skills training ‐ all things that can help them be part of a county, a town, a neighborhood and family. To make a
meaningful contribution to our community is what most of us dream of for our children, and the Summit County
Clubhouse can help those with a mental illness do just that.
The Clubhouse has members that work at learning skills to help them get jobs, like computer and office
operations. Volunteers come in and teach cooking lessons, a life skill many people in Summit County haven’t mastered
yet! The Executive Director and social worker staff are great at keeping up with members and helping them find a place
to work in our community. They also get the members gathered together for field trips and art activities, all kinds of
things to help break the isolation so sadly common in people living with mental illness.
There is a need for The Clubhouse in Park City. Many people with mental illness can live productive, hopeful lives
without despair and isolation. A home with a good‐sized, working kitchen is quite a gift for any nonprofit. The Summit
County Clubhouse would be a good neighbor, quiet in the evenings and lending a helping hand when needed. I know
this to be true, one of my dear friends is a member of The Clubhouse, and has kindly helped us with house projects
many times.
Thank you very much for your consideration of the request for a permit. I urge you to grant the request, and help
Summit County do its best to conquer stigma and be a light to other counties in Utah, and even other states, to show
what people with mental illness can accomplish with the support of their community!
With gratitude,
Linda Steadman, Summit County resident
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Diego Zegarra <diego@parkcitycf.org>
Tuesday, July 14, 2020 3:04 PM
Kirsten Whetstone
Public Comment for 7/14 meeting

To whom it may concern,
Park City Community Foundation fully supports the planning commission approving the conditional use permit for the
Clubhouse to operate out of this residence. The Clubhouse offers services that will enrichen our community and improve
mental health outcomes for Summit County. We look forward to a continued partner with this terrific nonprofit
organization and are happy to endorse them in this venture.
In gratitude,
Diego Zegarra
he, him, his
Community Impact Director
Park City Community Foundation
435‐214‐7483 direct
801‐419‐3393 mobile
parkcitycf.org

The Community Response Fund provides flexible resources to organizations in our area working with communities who
are disproportionately impacted by coronavirus (COVID‐19) and the economic consequences of this outbreak. Give
Today
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Katie Wright <katie@parkcitycf.org>
Tuesday, July 14, 2020 12:26 PM
Kirsten Whetstone
Public Comment

Dear Planning Commissioners,
Park City Community Foundation is thrilled with the progress of a new nonprofit, Summit County Clubhouse, to have a
dramatic impact on our community members in a short amount of time.
Their work and mission are aligned with our community’s Mental Wellness Strategic Plan and an important program to
improve lives in Summit County.
What I love about this organization is that it adapts an internationally recognized program that has proven results. A
clubhouse enriches lives for members and increases property values because of the upkeep and maintenance.
We are deeply supportive.
Sincerely, Katie
Katie Wright
She, her, hers
Executive Director
Park City Community Foundation
435.214.7476 direct
435‐659‐8929 mobile
parkcitycf.org

The Community Response Fund provides flexible resources to organizations in our area working with communities who
are disproportionately impacted by coronavirus (COVID‐19) and the economic consequences of this outbreak. Give
Today
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Public comment regarding application for a conditional use permit at 6304 highland dr for summit
county clubhouse.
Adults living with mental illness are often stigmatized and isolated away from their community. With
mental illness being so provident in society, it is imperative that we change our frame of thinking about
what living with mental illness means. Often, people with mental illness are depicted as dangerous and
unstable. The reality is, a person living with mental illness is 10 times more likely to be a victim of a
crime than a perpetrator. Alliance House has been established in a residential community for 33 years.
During this time, we have not had any issues and have not heard from any of our neighbors of any
issues. In fact, we bring the quality of our neighborhood up because we have such a large focus on
modeling transferrable skills on how to be a contributing member to your community, which includes
daily groundskeeping of the property. Respectfully, every neighborhood has a significant number of
people living in it that are living with mental illness. Clubhouse is a place for members to go where they
are not judged by a diagnosis, but rather accepted as a contributing member of their community.

Thank you,
Paige Huff LCSW
Executive Director Alliance House Salt Lake City
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Kirsten Whetstone
From:
Sent:
To:
Cc:
Subject:

Ray Mason <pcmtn@msn.com>
Tuesday, July 14, 2020 2:39 PM
Kirsten Whetstone
Phillip Mason; Theresa Mason
Summit County Clubhouse

To the Summit County Planning Commission
It has come to my attention that there is a request for a conditional use permit for the Summit County Clubhouse in my
neighborhood. Highlands Estates has long been a zoned residential neighborhood. The thought of adding a Mental
Health physicality to the heart of our neighborhood, is without question a bad idea.
Who would want to put our children and grand children at additional risk with people who are mentally challenged, our
kids have enough to worry about these days without compounding the situation by adding a business like this to Family
Neighborhood!
Currently they have had a car parked on the shoulder of the road for sale, what’s next, weekend rummage sales, and
fried chicken dinners being sold. They have parking for 7 vehicles and are asking for 10 thats right 10! while they may
not be selling cars it will appear to be a used car lot to anyone passing by. This would degrade the appearance and the
associated home values to a level that no one could predict. I know the people on this board realize that it is becoming
increasing difficult by the day to find any affordable housing in Summit County and especially Park City. Homes under 1
million dollars is a very limited market but because of those valuations the impact to the affected residences would be
significant.
I realize that in part the reason that someone would look for an affordable way to provide these services is because that
property is beyond the reach for most charities. Unfortunately thats a reality not just for charities but for legacy families
who would like to have their families live close by but the cost is prohibitive them too. This is not a problem that any one
neighborhood should bear, this should be addressed both by state and local government to provide assistance to these
type of services. Not by granting conditional use permits in the heart of family neighborhoods and endangering those
who have worked hard to create a solid group of families, but maybe by requiring commercial developers to set aside a
parcel for local charities and services who need help.
My wife and I have lived in Park City for almost 25 years, one of the main reasons we came here was because it was a
great place to raise a family and it was! I could never stand by and see anyone or anything put those values at risk. My
Wife and I ask that you deny the conditional use permit.

Ray & Theresa Mason
6189 Fairview Dr
Park City, Utah 84098
Sent from my iPhone
This email message (including all attachments) is for the sole use of the intended recipient(s) and may contain
confidential and/or privileged information, or may otherwise be protected by work product or other legal rules. If you
are not the intended recipient, please contact the sender by reply email and destroy all copies of the original message.
Unless otherwise indicated in the body of this email, nothing in this communication is intended to operate as an
1
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electronic signature and this transmission cannot be used to form, document, or authenticate a contract. Wyndham
Destinations, Inc., and/or its affiliates may monitor all incoming and outgoing email communications, including the
content of emails and attachments, for security, legal compliance, training, quality assurance and other purposes.
The sender believes that this email and any attachments were free of any virus, worm, Trojan horse, malicious code
and/or other contaminants when sent. Email transmissions cannot be guaranteed to be secure or error‐free, so this
message and its attachments could have been infected, corrupted or made incomplete during transmission. By reading
the message and opening any attachments, the recipient accepts full responsibility for any viruses or other defects that
may arise, and for taking remedial action relating to such viruses and other defects. Neither Wyndham Destinations, Inc.,
nor any of its affiliated entities is liable for any loss or damage arising in any way from, or for errors or omissions in the
contents of, this message or its attachments.
Sent from my iPhone

2
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Kirsten Whetstone
From:
Sent:
To:
Cc:
Subject:
Attachments:

Lana Youngberg <lanayoungberg@gmail.com>
Tuesday, July 14, 2020 3:07 PM
Kirsten Whetstone
Rob Youngberg
Summit County Clubhouse CUP Application Support
Clubhouse Letter of Support.pdf

Dear Kirsten,
I'm hoping you can add the attached letter of support for the Summit County Clubhouse Conditional Use Permit
Application to the public input for the Planning Commission Meeting this afternoon. My husband and I are very much in
support of the Clubhouse and hope the Commission will approve the application.
Thank you very much,
Lana and Rob Youngberg
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Lynn Morrow <lynndmorrow@msn.com>
Tuesday, July 14, 2020 2:15 PM
Kirsten Whetstone
The Clubhouse

I would like to voice my support for the permanent location for The Clubhouse in Summit County. The
Clubhouse is a proven concept for helping people with mental illness regain self esteem, self sufficiency, and
return to being contributing members of their community. The Clubhouse is a needed resource in our
community and is in line with our values of inclusivity and caring for our vulnerable citizens.
Lynn Morrow, MD, Park City
903 530 2111

Sent via the Samsung Galaxy A10e, an AT&T 4G LTE smartphone
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July 14, 2020
To: The Planning Commission
From: Lana and Rob Youngberg
Re: Summit County Clubhouse Conditional Use Permit Application
We are writing in support of The Summit County Clubhouse, which is a vital non-profit resource
for adults in our community whose lives have been disrupted by depression, anxiety or a similar
disorder. The Clubhouse provides a free, safe, supportive place for members to go during the
day to continue their education, build skills, explore employment opportunities, and socialize
with each other. Participating in the daily operations of the Clubhouse builds their selfconfidence and helps prepare them to re-enter the community as contributing members.
We hope the Planning Commission will recognize that the Clubhouse is not a clinical rehabilitation center but is a wellness program for its members. We urge the commission to
approve the Conditional Use Permit that will make a permanent home for the Clubhouse
possible.
Sincerely,
Lana and Rob Youngberg
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Public comment regarding application for a conditional use permit at 6304 highland dr for summit
county clubhouse.
Adults living with mental illness are often stigmatized and isolated away from their community. With
mental illness being so provident in society, it is imperative that we change our frame of thinking about
what living with mental illness means. Often, people with mental illness are depicted as dangerous and
unstable. The reality is, a person living with mental illness is 10 times more likely to be a victim of a
crime than a perpetrator. Alliance House has been established in a residential community for 33 years.
During this time, we have not had any issues and have not heard from any of our neighbors of any
issues. In fact, we bring the quality of our neighborhood up because we have such a large focus on
modeling transferrable skills on how to be a contributing member to your community, which includes
daily groundskeeping of the property. Respectfully, every neighborhood has a significant number of
people living in it that are living with mental illness. Clubhouse is a place for members to go where they
are not judged by a diagnosis, but rather accepted as a contributing member of their community.

Thank you,
Paige Huff LCSW
Executive Director Alliance House Salt Lake City
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July 8, 2020
Summit County Planning Commission
Summit County, UT 84098
Dear Summit County Planning Commissioners,
As a Board Member of CONNECT Summit County, I have been made aware of the recent
developments for Summit County Clubhouse considering a location on Highland Drive in
Highland Estates.
As a resident of Highland Estates, and a business owner just across Highway 40 in the Silver
Creek Business Commons, I would like to express my support for allowing the Clubhouse to gain
the Commission’s approval. The Highland Estates neighborhood is a loosely zoned area with
several home-based businesses that seems appropriate for this type of residence. Convenient
access to Park City bus system and bike/walking paths also provide a benefit to a Clubhouse
facility.
As a member of CONNECT, I believe in the services the Clubhouse provides. Benefiting their
members, struggling with mental illness, by providing them with a safe and healthy place to
recover, socialize and integrate into community environment. The benefits extend to the families
and loved ones of these individuals, as well as the community at large, by decreasing
homelessness, hospitalizations and criminalization of the mentally ill.
Please consider supporting Clubhouse as a valuable service to our community.
Thank you for your consideration,
Jim Whitney
Resident, Business Owner, CONNECT Summit County Board of Directors
6210 Silver Sage Dr
Park City, Utah
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Jeff Greiner <jginpc@gmail.com>
Monday, July 6, 2020 3:49 PM
Kirsten Whetstone
Summit County Clubhouse

To Whom it May Concern,
I would like to voice my opposition to the proposed conditional use permit at 6304 Highland Drive. Our neighborhood
currently hosts the Children’s Justice Center and acts as the outdoor storage facility for most of the area’s landscapers.
We are also home for a catering business or two operating in what seems to be a grey area. While I applaud the ideals
behind the Clubhouse, I ask the planning commission to address our current issues before introducing such a project
into the community. The underpinning of our property values is overburdened and it will not take much to create a
collapse.
Sincerely,
Jeff Greiner
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Kirsten Whetstone
From:
Sent:
To:
Subject:

LARRY P ROGERS <lprogersfamily@msn.com>
Tuesday, July 7, 2020 3:08 PM
Kirsten Whetstone
Public Hearing Notice for a Conditional Use Permit at 6304 Highland Drive

Dear Ms. Whetstone:
We are writing to you regarding the subject Conditional Use Permit public hearing scheduled for Wednesday,
July 14, 2020 at 4:30 pm.
We are homeowners who live across the street from 6304 Highland Drive and have lived in our home for 23
years. We strongly disapprove of the possibility that the Summit County Clubhouse would be housed in our
residential area. This is a family owned area and is not a place for such a facility. Would you like this facility
next to your residence?
The Summit County Clubhouse would drastically impact the safety of our home and decrease our home
values.
We strongly urge and plead that the Planning Commission veto this request and keep this a residential area.
We look forward to hearing from you.
Larry and Joyce Rogers
940 Silver Sage Drive
Park City, UT 84098
435‐658‐4726
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Kirsten Whetstone
From:
Sent:
To:
Subject:

Melissa Wilson <mwilson@xmission.com>
Wednesday, July 8, 2020 7:47 AM
Kirsten Whetstone
Conditional Use permit on Highland Drive

Dear Kirsten,
Michael and Melissa Wilson have our home at 6263 N. Highland Drive. We do not believe that a service for adults with
mental health diagnoses belong in our neighborhood so close to our home.
We want to feel safe in our house and neighborhood. We do not know how to use “Zoom”, but we will be listening by
phone on July 14 at 4:30. We sincerely do not want this conditional use permit at 6304 Highland Drive approved.
Thank you,
Mike and Melissa Wilson
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Kirsten Whetstone
From:
Sent:
To:
Subject:

BRETT SHELLY BOTKIN <peanutbutter32@msn.com>
Monday, July 6, 2020 4:26 PM
Kirsten Whetstone
6304 Highland Dr. permit

Kirsten Whetstone,
Hello, my name is Shelly Botkin and I live on Highland Dr. I am writing you this e mail to express my concern
over the Clubhouse (rehab). I am strongly against this facility in my neighborhood, near my home.
Sincerely,
concerned Summit county citizen
Shelly Botkin
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Kirsten Whetstone
From:
Sent:
To:
Subject:

VINCENT WILLYARD <vwillyard@gmail.com>
Thursday, July 9, 2020 12:01 PM
Kirsten Whetstone
SCC Conditional Use Permit

Dear Kirsten,
I am a property owner on Highland Drive in Park City. I recently received a Public Hearing Notice on the conditional use
permit that Summit County Clubhouse is applying for. The notice indicated that you would be the contact person for
any questions or issues that the public may have. I have owned my property on Highland Drive since 2003. It has been a
wonderful house for our family to vacation at over these years. I have 3 children. We have always felt safe when visiting
the house. Over the past few years I have been renting out the house on year long leases. I mostly get families with
children living there. Starting July 1st, a new family with 3 young children just moved in on a year long lease. I just
found out about this issue yesterday, July 8th, when I received your notification as well as a letter from SCC in the mail.
You can imagine how surprised I was when I found out that a mental illness facility is moving in next door! How did this
happen in a residential neighborhood? I just found out after speaking with my property manager that the day the
tenants moved in, another neighbor approached them and asked them if they were aware of this issue. They were not
as I was not also. My tenants, needless to say, are very upset. They just moved here from Wisconsin with 3 young
children and on the first day they find out that a mental illness facility is moving in next door! Are you kidding me?
There is a bus stop in front of the house which will be used by many people visiting. Now we have mentally ill strangers
getting off the bus in front of a house with 3 young children living in it. Obviously, both the tenant and I are very
concerned for their safety. And not to mention the future families that will be living there nor my children when we visit
in between tenants. Lastly, if this permit is issued, will Summit County be lowering my assessed property value for tax
purposes when my property value plummets? I can’t understand why a mental illness facility would be allowed to move
into a residential neighborhood and strongly encourage Summit County consider this in their decision making.
Thank you,
Vincent Willyard
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Stephen D. Bailey
6340 Highland Dr.
Park City, UT 84098
Summit County Planning Dept
P.O. Box 128
60 North Main Street
Coalville, UT 84017
To Whom It May Concern:
I am writing concerning the conditional permit “Improvement” Services within an existing
house located at 6304 Highland Drive. This home is immediately adjacent (south) to my
home on Highland Drive. Specifically, Summit County Clubhouse (SCC) proposes to use this
location for members “to develop vocational, educational, social, health and wellness skills
with staff during traditional work hours”. In other words, SCC is proposing to insert a
“rehab” facility in what is originally zoned as residential, even though SCC corporate offices
in Park City are zoned commercial at 3070 Rasmussen Rd., Ste 190. Will the Snyderville
Planning Commission guarantee that “members” are not current or former drug and/or
alcohol addicts (often associated with “mental” illness) and if so, how does the Commission
plan to monitor this representation? Would any of the Committee members want such a
facility adjacent to their house or in their “residential” neighborhood? What do Committee
members think will happen to the values of homes in this neighborhood following such a
move? Does the Committee stand willing and able to withstand the liability, litigation and
potentially exorbitant settlement costs should something adverse occur?
While I certainly recognize why SCC is attempting to do this – $MONEY. Residential dwelling
costs are typically less than commercial or industrial zoned facilities but this facility has no
business in a residential setting. I also recognize SCC has the sophistication to recognize
the leniency this Committee has historically shown towards accommodating such an action.
For instance, and in furtherance of SCC’s intent; we have two landscaping businesses at the
end of the block (north); one which houses 12-15 vehicles on a regular basis and the other
that houses around 8-10 vehicles along with assorted utility trailers, camping trailers,
Kubota tractors and even a boat. One might question how many folks live in these
“residential” homes. In between that, we have a doggy day care facility and numerous
exceptions that follow. One might also wonder what the reaction to such a request might be
if SCC proposed to put this facility in the Deer Valley neighborhood? When is enough-enough
and do any Committee members want to be around to undue these type(s) of decisions
down the road?
I have literally spent hundreds of thousands of dollars improving my property. While not all
inclusive; I’ve installed a fence around my 1.5 acres, installed new windows and siding,
installed a yard and sprinkler system, added to my driveway while removing my old driveway
and reinstalling, added an asphalt road going down to my additional driveway, laid over 80
tons of landscaping brick and over 150 tons of rock. All of these improvements were
performed by my wife and I and that doesn’t include completely remodeling the interior of
our home, bathrooms, kitchens, carpet, tile, etc. We did not do all this to have its value
diminished or otherwise “cheapened” by a corporate chieftain trying to save a few bucks.
We sincerely hope this message is weighed and given due consideration by the Committee.

138

Lastly, I question how granting such an action is consistent with the Committee’s stipulated
goals of maintaining (i) Quality growth and economic development that provides a positive
contribution to the community’s quality of life… and (ii) Provides for interconnectivity and
traffic mitigation through a variety of creative alternatives for all modes of transportation.
Does anyone on the Committee or any local government entity even monitor the traffic on
Highland Drive? My wife and I frequently spend 5-7 minutes on average just trying to leave
our driveway and we still get irate drivers pull up behind us and blast their horn. I pity the
two homes north of us as we have it easy compared to them. This traffic is frequently
traveling in excess of 50 mph in a 35-mph zone. My wife and I have both called the Sheriff’s
office and they’ve essentially told us there isn’t much they can do about it. Now you want to
add a retail business to this logistical nightmare? Moreover, Highland Drive is now being
used as a bypass when traffic to Heber is backed up – which it frequently is, especially on
holidays.
I hope the Committee seriously gives this request a thoughtful and thorough review.
Sincerely,

S. D. Bailey
(307) 679-6507
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6304 Highland Drive
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MINUTES
SNYDERVILLE BASIN PLANNING COMMISSION
REGULAR MEETING
TUESDAY, July 14, 2020
Electronically, via Zoom
COMMISSIONERS PRESENT:
Ryan Dickey, Chair
Joel Fine
Canice Harte

John Kucera
Crystal Simons
Malena Stevens

Regrets: Thomas Cooke
STAFF PRESENT:
Peter Barnes– Planning & Zoning Administrator
Jami Brackin- County Attorney
Ray Milliner- Principal Planner
Patrick Putt- Community Development Director

Jennifer Strader- Senior Planner
Blaine Thomas- County Attorney
Kirsten Whetstone- County Planner
Kathy Lewis- Secretary

The meeting was called to order at 4:30 PM.

REGULAR SESSION
1. General Public Input
The public hearing was opened. No comments were made and the public hearing was
closed.
2. Adoption of the June 23, 2020 partial Snyderville Basin Commission minutes
relating to the motion for a Conditional Use Permit on the Colby School Bed and
Breakfast Inn at 3770 N. HWY 224 Rural Residential (RR) zone Parcel PP-103-A- 3
The Commissioners said they had reviewed the minutes of the motion of denial for the
Colby School. Several corrections were made. Chair Dickey requested to have the
recording to be reviewed for accuracy.
Commissioner Harte made a motion to approve the minutes as amended.
Commissioner Stevens seconded the motion. All voted in approval.
•

MOTION CARRIED (6-0)
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3. Public hearing and possible action regarding a Conditional Use Permit for a
Summit County Clubhouse that is a non-profit organization providing vocational,
education, social, health and wellness skills with staff, and is not an overnight
residential treatment facility, located at 6304 Highland Dr. Parcel HE-B-232,
Amber Mackay, Applicant– Kirsten Whetstone, AICP, County Planner
Planner Whetstone said this application is for a Conditional Use Permit for personal
improvement services to be located at 6304 Highland Drive. The proposed use is listed
in the Development Code as a conditional use. The use is described in the Staff Report
and will be further described by the applicant during their presentation.
Staff reviewed the application for compliance with Section 10-3-5(B) of the Snyderville
Basin Development Code. The analysis and findings of the review are located in the
Staff Report. She reviewed the Standards of approval as applied to this application.
These findings are also in the Staff Report.
Staff found that all standards are being met and are in compliance; therefore, Staff
recommends the Planning Commission hold a public hearing and approve the
application. Planner Whetstone said additional public input has been received since the
packets for the meeting was sent out.
APPLICANT’S PRESENTATION
Amber Mackay said she is the executive director of Summit County Clubhouse. She
mentioned her experience associated with this organization. She introduced those in
attendance that are also representing the Summit County Clubhouse: Sally Jablon,
Attorney Polly McLean, and Matthew Rattan.
Ms. Mackay explained the purpose of a Clubhouse. It is a place where people with
mental illnesses can learn how to live healthy and productive lives. They are not
defined with a disability label. Each person is a critical part of the organization and is

142

Snyderville Basin Planning Commission
July 14, 2020
Page 3 of 47
engaged in important work. The Clubhouse provides friendship, family, employment
and education.
Ms. Mackay said there are over 300 Clubhouses in 32 countries. Five are located in
Utah. In November of 2017, the Clubhouse was approved by the County Council as an
essential program in the mental illness strategic plan. Clubhouse is two years ahead of
their strategic date. They are in need of a permanent location so that they can continue
to grow. Prior to Clubhouse being established in Summit County, there was no place
where adults could receive social and pre-employment support.
Ms. Mackay said that a requirement of a Conditional Use Permit is to mitigate any
impacts that may occur. At this meeting, they will inform the Commission on how they
plan to mitigate the impacts.
Currently there is an average of six individuals who attend the Clubhouse on a daily
basis. This should remain fairly constant for awhile because of the COVID19 pandemic.
Interior changes will be made to comply with the ADA requirements. The planned
changes were described. There is room for up to 10 vehicles for parking on the
property. The building is located on the bus route. This will be a convenient way for
members to access the Clubhouse.
Ms. Mackay said she would like to address some of the neighbor’s primary concerns.
She stated the first concern is for the safety of families and children in the area. To
attend Clubhouse, a person must be deemed safe to themselves and others by a mental
health clinician. They cannot be under the influence of any substance.
Ms. Mackay said in the 14 years she has been working with Clubhouse she has never
once felt that her safety was threatened. She added that the children of Staff or visiting
family members may visit the Clubhouse. They have always been accepted.
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Another concern of the public is this may lower property values. Ms. Mackay said one
of their goals is to add value to the neighborhood by beautifying the property. The
image of a private residence will be maintained. Research has shown that even with the
development of multiple businesses in this neighborhood, home prices have continued
to raise.
The third comment from the public she would like to address is the question of why this
will be located in a residential neighborhood. Some of the reasons are that the property
is affordable, it is located by a bus route, and it enhances the educational program. This
will allow the members of Clubhouse to integrate into the community. She said they
meet all of the requirements. They want to integrate the Clubhouse and the community
together. They believe this location will help them to do that.
Matthew Rattan spoke next. He is one of the founding members of Summit County
Clubhouse. He stated he was diagnosed with a mental illness and started treatment
approximately five years ago. Clubhouse helps him learn about jobs and life skills. The
routine and structure helps him to maintain a productive life. He listed some of the
skills that he has learned.
Mr. Rattan said that 50% of the Summit County Clubhouse members are currently
working. Because of family, friends, and treatment team, he will be able to move into a
place of his own in August. This is an important step in becoming self sufficient and
gaining independence. He wants to see others be able to grow as he has. That is why it
is important to find the right location. Ms. Mackay thanked Mr. Rattan.
Polly McLean was the next person to speak. She said the applicant has done a good job
of addressing and mitigating the impacts to the community. Ms. McLean reminded the
Commission that a Conditional Use is an allowed use if the impacts can be mitigated.
The use being proposed is for personal services, which is allowed in the RR zone.
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The public hearing was opened.
Phyllis Sharples said she retired from Valley Mental Health after 30 years. She has
spent the last six years at Alliance House in Salt Lake City. When she first went to
Clubhouse she saw a living, thriving community. There are individuals working
towards a common goal. She told about other benefits that she saw there. What she
didn’t see was a diagnosis, stigma, or discouragement.
Ms. Sharples said she would gladly welcome a Clubhouse in her neighborhood. It
gives the opportunity of seeing people who are successful in overcoming their
challenges. She has taken her children to the Clubhouse many times. She hopes the
Commission votes to approve.
Andrea Spaulding said she lives next door to the Clubhouse’s current location. She is
proud to have the Clubhouse next to where she lives. She encouraged anyone with
concerns to check it out. Go to a Clubhouse and met the members. For some reason,
there is the stigma that people there are scary, but they are not.
Clubhouse is a place to find friends, hope, and happiness. It gives people a reason to
get up in the morning. It helps them to get out into the community and helps them be
productive. She reiterated she is thrilled to have Clubhouse in Park City.
Jack Yatsko said he is in support of the Clubhouse. He submitted a letter of support, but
wanted to add to what was said. He understands the safety concerns about locating
the Clubhouse in a residential area. He stated in all of the Clubhouses throughout the
world, safety is the most important factor. At Clubhouse, there is a safe environment
for the people who come there. The safety of the community is also a priority.
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Mr. Yatsko said Clubhouse has been around for 70 years. If there was a safety
problem, there wouldn’t be over 300 facilities internationally. He said that people
with mental illness are often the victim of violence, not the perpetrator.
Members of the Summit County Clubhouse want to become part of the fabric of the
community. They want to earn respect and reduce the stigma that accompanies
mental illness.
Mr. Yatsko said there are other Clubhouses that are located within residential
communities. They are doing wonderfully well. He told of his daughter’s positive
experience with Clubhouse. It is their experience that value is added to a community.
It doesn’t subtract. He encouraged support of this proposal.
Kathy Silver said she thinks the facility sounds like a fantastic opportunity. She
understands that mental health patients needs help and support as much as any
disease. Her concern is that this is another business being allowed on Highland Drive.
She named some of the businesses that are allowed. Highland Drive has turned into a
highway. There is a major school bus stop right across the street. If approved, this
proposal will add to the traffic.
Ms. Silver said this is a safety issue. There is walkway that parallels Highland Drive. It
is difficult to walk there and carry on a conversation because of the traffic. There are
children in the area that rides bikes. She said this is the safety concern; it is not the
mental health issue. This is a residential area.
Richard Pohl said he is a child and adolescent psychiatrist. He didn’t know that a
Clubhouse existed until he moved to Utah in 2006. He described some of his practices
in helping those who are mentally ill. His treatment cannot provide a sense of
belonging to a community. The Clubhouse does this and more, including a sense of
self worth and independence. These are qualities that all people should have. He has
not seen another organization that does this as well.
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Paige Huff is the Deputy Director for Alliance House in Salt Lake City, which was
established in 1987. They have been at the same physical location that entire time.
They are in a residential facility. Some of their clients rent apartments within that
same structure. They have never had any issues.
Ms. Huff said that a lot of their members use public transportation. This makes it
possible to have only15 parking stalls while close to 45 members come in a day. As a
parent, she understands the traffic concerns; however, she doesn’t think this will
create additional traffic above what would be expected for the standard residency.
Eve and Jeff Stanger said they have a son with mental illness. He is a founding member
of the Summit County Clubhouse. Every aspect of his life has improved since
attending Clubhouse. She described some of the benefits he receives. Clubhouse is
like a second family to their son with meaningful relationships and friendships. With
the help and support of a fulltime Staff, their son holds a fulltime job and lives
independently. This is something they never thought would be possible.
Diego Zegarra said he is representing the Park City Community Foundation, who fully
endorses the Summit County Clubhouse. They recommend the Planning Commission
approve the application. This is a unique moment for this community.
Deanna Rhodes said she sent in a letter that is in the Commission’s packet where she
made some important points. She is the executive director of Connect Summit
County, a mental health organization. She is grateful that Summit County Clubhouse
is here. She hopes the Commission will vote to approve.
Todd Marsh said that he has concerns. He is the property manager of the unit next
door. He is representing the property owner who lives in another state. He told
about helping a family move into the neighboring home. Within five minutes of the
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family’s arrival, someone came to the door and handed them a flyer. This person
warned the new family about this facility.
He said although this seems like a wonderful opportunity for the Clubhouse, it seems
to him that it is more commercial in nature than residential. If they are already in a
commercial zone, which seems to be working well, why are they seeking to move?
Aaron Newman said he is the Summit County Director of Behavioral Health. He is also
on the Board of the Summit County Clubhouse. The community support has been
overwhelming. They have had many donors and volunteers. This support has
allowed them to get this program up and running two years ahead of schedule.
The people involved in Clubhouse are average people who have received the help that
they need. Studies have shown that being able to interact in a structured way within a
residential environment is helpful to the person to become active and engaged within
the community.
Kasey Plourde said she is the current owner of a house on Highland Drive. She has
operated a business out of her home. She has a business license and does event
planning. She has three fulltime year-round staff members and up to 20 part time
employees during the busy summer months. She doesn’t think the amount of traffic
generated for this business will be much different.
Phillip Mason said he lives on the corner of Highland Drive and Fairview. He doesn’t
think that anybody has a problem with the Clubhouse itself, but to the location. He
quoted Ms. Mackay. Earlier, she made a statement about “people who struggle to
maintain mental health.” He understands the good that Clubhouse is doing. He also
understands the problem of being located in Park City and being able to afford a
location that is within reason. He doesn’t think it is fair to put this in a residential
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community where there will be children located so closely to the facility. He feels
certain that somewhere along the way, there have been some issues.
Mr. Mason said that putting 10 cars at that location will make it look like a used car
lot. How that can be construed as low impact? Additionally, if you add to that
scenario, people with mental health issues, the impact to the neighborhood will
certainly not be a positive one. There will be an impact property values, the traffic,
and the safety of the residents. This doesn’t belong in a family neighborhood.
Wendy O’Leary said she works at Connects Park City. She has been a mental health
advocate since 2007. She agrees with all of the positive comments that have been
made. She has never seen an issue with safety. She wondered if there are numbers
that can be used to demonstrate that is truth. People who go to Clubhouse are in a
stage of recovery. They are ready to become active members of the community.
The public hearing was closed.
Chair Dickey asked Attorney Brackin if the Commission doesn’t think this is the right
location, are they able to deny this application? Attorney Brackin answered that it is
the Commission’s job is to mitigate the impacts. Denying the application is not an
option. Only if the application does not meet the criteria in the Code, or the impacts
cannot be mitigated, does the Commission have the ability to deny.
Attorney Brackin said in this instance, the application does meet the criteria outlined in
the Code. The determination that this is an appropriate place was already made
legislatively by the County. Speaking for the applicant, Ms. McLean noted that the
location has five parking spots that are in garages or covered. The cars will not be out
in the open.
COMMISSION COMMENTS AND QUESTIONS
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Commissioner Stevens addressed the public concern about the impact to the traffic.
She noted that the Engineering Department has looked at this application. They
expressed no concerns. Planner Whetstone added that the home is on 1.5 acres. It has
a circular driveway. It has five parking spaces that are either in a carport or a garage.
The Code allows this application to have a maximum of seven parking spaces, but they
are requesting 10 to accommodate a special event. There is plenty of room on the
driveway for the additional cars.
Commissioner Simons asked Planner Whetstone to explain why the additional
parking spaces are being recommended for approval; however, she isn’t concerned if
this as an intermittent use. Planner Whetstone said there is space for 10 on the
property. None of the vehicles will need to be parked on the road. The formula being
used for the parking is for a small business.
Commissioner Simons read Findings of Fact #14. Is there actually room for 10
vehicles to be parked? Planner Whetstone said there is room for 10. Perhaps the
wording for that Finding of Fact #14 should be changed to reflect that fact. The Code
allows the applicants to ask for more parking spaces.
Commissioner Simons said she likes that the Clubhouse is not a rehab facility. There
will be no overnight patients. There will be no clinical or medical treatments being
provided. She added that there is precedence within Summit County of a non-profit
organization being located within a residential community.
Commissioner Simons said she lives within ½ mile of this location. She understands
the frustration expressed about the traffic on Highland Drive. She doesn’t believe this
use will increase the traffic because a business use is already in place. She appreciates
the concerns expressed by the neighbors; however, it is her opinion that this is an
appropriate use. This will most likely be an asset to their neighborhood.
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Chair Dickey asked Planner Whetstone about a mechanism within the Code to allow
more parking. What are the details? Planner Whetstone said when the maximum
parking spaces was figured, Staff used the standards for an office. This seems to fits the
use the best. This standard is 3.5 parking spaces per 1,000 square feet.
Chair Dickey asked if this number is a hard cap. Can more parking spaces be
negotiated? Administrator Barnes said the parking standard is found in Section 10.4.9.
The objective is to have a maximum parking number; however, this number is referred
to as a guide. An applicant can supply a study for more or less than that amount. Based
on the information received by the applicant a formal traffic study is not needed. There
are various ways to turn this from a prohibition to something with a variation.
Ms. McLean said they are only anticipating there will be 3-4 people parking, but the site
can accommodate up to 10 cars. The current owner stated that she has had 3 fulltime
employees and up to 20 part-time employees. She managed to have that amount of
activity on the site. Clearly, there is accommodation on the site for a lot of parking.
Commissioner Harte said he has a “bigger picture” question. It is not necessarily
about the use being proposed. He stated there are conditional uses within a zone that
the County sees as a benefit. At what point, has a residential neighborhood been
converted to a commercial neighborhood? Is there a condition that a home in a
residential area has to have someone living in the house? Planner Whetstone said this
is an allowed use in the Rural Residential zone. Staff discussed at length if the
Clubhouse fits the definition of what is allowed in this zone.
Commissioner Harte said he understands if a use is listed on the chart of allowed uses,
the Commission cannot deny it. He has no problems with this use. His question is more
in the bureaucratic sense of being a Planning Commissioner. He wants to make sure
they are doing their job properly.
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Attorney Brackin said that basically what Commissioner Harte is asking is about a
saturation point. She said if the use is on the chart of allowed uses with no other
parameters, it is an allowed use. In this case, it does not have to be owner occupied.
This application is a use that is allowed with conditions.
Attorney Brackin said one of the things the Commission might look at is to mitigate the
traffic impact. Will it generate so much traffic that the level of service on the road
declines? If so, a possible mitigation might be to set hours of operation. If it is listed as
an allowed use, it is allowed. It doesn’t matter if that use is taking place at every house
in the neighborhood.
Attorney Brackin said the Planning Commission can decide that the situation warrants a
review of the Use Chart. Parameters could be established. One might be to allow a
certain number of businesses. Legislative recommendations could then be made to the
County Council. Commissioner Harte said he doesn’t have any additional proposed
mitigations. What he saw on the list looked appropriate. Commissioner Fine had no
comments to make.
Commissioner Kucera said he appreciated hearing from people who from both sides
of this application. He asked Ms. Mackay how many of the centers in Utah are in
residential zones. Should this be located in a commercial zone?
Ms. Mackay answered that Alliance House in Salt Lake City is in a residential zone and
has been for 33 years. The Clubhouse in Provo has a cemetery on side; on the other side
they have neighbors. There are many throughout the Country that is located in a
residential location.
Commissioner Kucera asked Ms. Mackay does she believe there will be a change in the
neighborhood feel or character. Ms. Mackay answered she believes the character will
stay the same. They don’t intend on changing the footprint or the façade. Most of the
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neighbors will be away from home while the Clubhouse will be operating. No one will
be there in the evening. They are going to landscape the property.
Commissioner Kucera asked if there have been any complaints received at the
location they are currently at. Ms. Mackay said there have been no complaints or
problems. To answer a question asked in the public hearing, the reason they are
leaving the area is because they are two years ahead of schedule. They are outgrowing
the capacity of the facility. She said one of their current neighbors commented said they
weren’t aware that they are there.
Commissioner Kucera asked Planner Whetstone about the review that will occur in
one year. Planner Whetstone said that is because Staff hasn’t seen this type of use
before so Staff felt that it was important to check back. They will check to see if any
complaints had been filed and if the conditions of approval are being met.
Commissioner Kucera asked if a use, that has to deal with mental health, fits into the
RR zone. Is it appropriate? Planner Whetstone said the project falls under vocational
training. This is an allowed use in the Rural Residential zone. It is not be about the
treatment of a patient.
Chair Dickey asked if the parking allowance of up to 10 is only for special activities. He
questioned if that is measureable or enforceable. Planner Whetstone said the condition
states that the parking is limited to 10 and no parking shall be permitted on Highland
Drive. A violation would be if more than 10 vehicles are being parked, or if there are
vehicles parking on Highland Drive. If additional parking is needed for a special event,
they would have to come to the County for a permit.
Chair Dickey noted that Findings of Fact #14 states there is adequate parking for
seven. He asked is that true? Planner Whetstone said it is. She recommended that
Findings of Fact #14 should state there is adequate parking for 10.
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MOTION
Commissioner Harte made a motion to approve the Conditional Use Permit as
outlined in the Staff Report. Commissioner Fine seconded the motion.
Commissioner Stevens asked if the Findings of Fact #14 should be changed to reflect
that 10 cars do fit on the site.
Commissioner Harte said he will amend his motion to include that Findings of Fact
#14 should state there is room for 10 cars to be parked. Commissioner Fine
seconded the amended motion. A roll call vote was taken. All voted in favor.
FINDINGS OF FACT
1. The applicant is executive director of the Summit County Clubhouse, a non-profit
organization providing vocational, educational, social, health and wellness, and
business training services to its members, as described in the application
submittal documents.
2. The Clubhouse is not an overnight or residential treatment center, or a drop-in
center and no medical or clinical treatments are provided. The Clubhouse is not
a rehab facility.
3. The property is located at 6304 Highland Drive.
4. Access to the property is from Highland Drive.
5. A circular driveway provides safe ingress and egress from Highland Dire.
6. The property is a 1.5-acre lot within the Highland Estates Pat B Subdivision.
7. The property is zoned Rural Residential (RR).
8. The applicant is proposing a Personal Improvement Services use, to be known as
the Summit County Clubhouse, within the existing house, to be used during
standard working hours, as further described in the application.
9. Personal Improvement Services is a conditional use in the RR zone.
10. The Development Code defines Personal Improvement Services as “an
establishment primarily engaged in offering courses and services for the
enhancement of personal recreational interests, business skills, and similar
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activities including vocational schools, dance schools, art schools, public
speaking programs, and similar activities.”
11. The Clubhouse provides members with valuable workplace skills and social
relationships where they can pursue educational and vocational goals and
develop business, social, health, and wellness skill through activities, training
and classes held during standard working hours and supervised by the
Executive Director and staff.
12. The property is in the residential neighborhood of Highland Estates with
frontage on Highland Drive and backing to Highway 40, north of the Silver
Summit interchange.
13. There is an existing one-story 2,050 square foot (sf) house on the property, with
an attached garage and carport. The house was constructed in 1998.
14. The maximum parking standards in the Development Code are 3.5 parking
spaces per 1,000 square feet for similar uses. There is adequate parking for 10
vehicles.
15. The applicant requests parking for up to 10 vehicles to accommodate on-site
parking for special activities.
16. Parking not within the garage or carport will be screened from adjacent
residential properties to the north and south, with fencing or landscaping.
17. There is covered exterior rear patio area and a 400-sf tool shed located behind
the house.
18. The property is served by the public bus system and there is a bikeway on the
adjacent street.
19. The house is setback from the street by a minimum of 80 feet. Setbacks from side
and rear property lines exceed the 12’ required by the Code, with approximately
20 feet on the north, 40 feet on the south, and 150 feet on the east (rear).
20. There is existing open fencing on the property lines.
21. No changes to the footprint of the existing house are proposed.
22. No expansion to the square footage of the existing house, garage or carport is
proposed.
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23. No expansion of the existing parking area is proposed.
24. Limited exterior modifications are proposed at this time to comply with Building
and Fire codes and for ADA compliance. These modifications will not change the
residential character of the house or property.
25. Existing landscaping will be retained and maintained, and the property will be
beautified with additional trees, shrubs, flowers, and a vegetable garden as part
of the approved use.
26. The applicant proposes to modify portions of the internal layout to
accommodate the use and to comply with the Building and Fire Codes and for
ADA compliance.
27. The property is not served by public sewer and is not within the distance
required for extension of public sewer. The property has a septic system.
28. The property is serviced by a private water company.
29. No commercial signs are proposed. A small plaque at the front door will identify
the use.
CONCLUSIONS OF LAW
1. The proposed Conditional Use Permit, as conditions complies with all
requirements of the Snyderville Basin Development Code.
2. The use as conditions is consistent with the Snyderville Basin General Plan, as
amended.
3. The use is not detrimental to public health, safety, and welfare, as the roads and
public services in the area are adequate to accommodate the proposed use.
4. The use as conditioned is compatible with the existing neighborhood character
and will not adversely affect surrounding land uses.
5. The effects of any differences in use or scale have been mitigated through
careful planning.
CONDITIONS OF APPROVAL
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1. Prior to issuance of a building permit and final certificate of occupancy, the
applicant shall obtain all required licensing from the County and State and shall
adhere to all occupancy requirements.
2. Health Department inspections of the septic system and all necessary permits
and approvals from the Health Department are required prior to issuance of a
building permit and final certificate of occupancy.
3. Confirmation of water capacity for the proposed use shall be provided prior to
issuance of a building permit and final certificate of occupancy.
4. Prior to issuance of a building permit and final occupancy, the applicant shall
provide a fire code analysis for Park City Fire District review and approval,
indicating the intended Occupancy Class, existing requirements, emergency
lighting requirements, and other life safety requirements.
5. Prior to building permit issuance, Staff will review plans for exterior changes to
the house, for items such as entry doors and ADA ramps, for compatible building
materials, colors, style, and architectural character.
6. Prior to issuance of a certificate of occupancy, all exterior lighting fixtures shall
be reviewed at the time of the building permit and shall comply with lighting
standards as outline in Chapter 10-4 of the Development Code.
7. Fencing and/or landscaping shall be installed along the side property lines to
screen parking that is not provided within the garage and carport, from
adjacent residential properties to the north and south.
8. Existing landscaping shall be maintained and may be enhanced by planting
trees, shrubs, flowers, and a vegetable garden as part of the use.
9. To reduce the likelihood of impacts from noise, the project construction shall
comply with the hours of operation set forth by County Code and the use shall
operate during standard working hours (week days 9 am to 4 pm) and as
described in the CUP application.
10. Parking shall be limited to 10 vehicles on the site and no parking shall be
permitted on Highland Drive or any other local street for this use, without
specific permission from the County for limited special activities.
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11. A one-year review of the Clubhouse use shall be performed by the planning Staff
and reported to the Planning Commission, one year following issuance of a
certificate of occupancy. The report shall consist of a review for compliance
with the conditions of approval, a list of any complaints filed against the
property, and a general review or survey of unmitigated impact of the use on
adjacent properties.
•

MOTION CARRIED (6-0)

4. Public hearing and possible action regarding a Plat Amendment, Colony Lot 71,
the purpose of the amendment is to adjust the boundaries between Lot 71 and the
adjacent Parcel PP-3, located at 78 White Pine Canyon Rd., Parcel CWPC-II-71 and
PP-3, Mark Begor, Applicant- Amir Caus, AICP, County Planner
Planner Caus shared a vicinity map. He said this application deals with a plat that was
recorded in 1999 in the Colony. For an unknown reason, the original developers
platted a 0.5-acre portion of Lot 71 as part of a Park City Mountain Resort ski run. The
applicants are requesting to amend the subdivision plat to accurately reflect the
boundaries of Lot 71 and the adjacent parcel (Parcel PP-3).
The applicant is requesting a 1:1 property exchange with the ski resort. The result will
be that none of the ski run will be located on Lot 71. Staff is recommending approval as
outlined in the Staff Report.
Martina Nelson, Kate Rogers, and John O’Connell are in attendance for Park City
surveying. They said they had no additional comments, but can answer any questions
the Commission may have.
The public hearing was opened. No comments were made and the public hearing was closed.
•

MOTION
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Commissioner Harte made a motion to approve the application as outlined in the
Staff Report. Commissioner Fine seconded the motion. All voted in approval.
FINDINGS OF FACT
1. Kristen Mark Begor are the owners of record of Parcel CWPC-II-71(7.84 acres),
located at 78 While Pine Canyon Road, Summit County, Utah.
2. TCFC PC LEASECO LP is the owner of record of Parcel PP-3 (152.92 acres),
located adjacent to Parcel CWPC-II-71.
3. The Colony at White Pine Canyon Phase II Subdivision was recorded in
September of 1999. The subdivision consists of 49 lots.
4. Parcel CWPC-II-71 is developed with a single-family dwelling.
5. Parcel PP-3 is used for ski resort operations.
6. There is an existing Park City Mountain Resort ski run that encroaches Lot 71.
7. Based on historic aerial information, the ski run was improved after the lot was
platted.
8. The applicant is requesting to amend a 0.5-acre portion of Lot 71 of the Colony
at White Pine Canyon Phase 2 Subdivision Plat.
9. The proposed amendment includes a 0.5-acre portion of the adjacent Parcel PP3.
10. The purpose of the amendment is to adjust the boundaries between Lot 71 and
the adjacent Parcel PP-3 so that the run is no longer on Lot 71.
11. The applicant is requesting 1:1, 0.5-acre property exchange between the two
parcels.
12. The ski easements are being added over the areas that are currently being skied
on.
13. The easements were not part of the original plat but are being added to match
the existing uses.
14. Postcard notices announcing the public hearing were mailed to property owners
within 1,000 feet of the subject parcels.
15. Public notice of the public hearing was published in the Park Record.
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16. Service providers have reviewed the plats for compliance with applicable
standards.
17. Staff has reviewed the plat for compliance with applicable Development Code
standards.
18. Staff has reviewed the plats for compliance with Development Agreement
standards.
CONCLUSIONS OF LAW
1. There is good cause for this amendment to accommodate for a more up to date
operation needs.
2. This amendment will not increase density in the Colony at White Pine Canyon.
CONDITIONS OF APPROVAL
1. All service provider requirements shall be met.
•

MOTION CARRIED (6-0)
Ms. Nelson complimented the Planning Staff and in particular Planner Caus. He makes
sure that everything is in order before they come to the Planning Commission.

5. Public hearing and possible action regarding a Conditional Use Permit for a
Rocky Mountain Power transmission line upgrade in the U.S.R. 40 corridor area
between the Snyderville Basin and Eastern Summit County Planning Districts and
along I-80 corridor up to Kimball Junction, Don Watts representing Rocky
Mountain Power, Applicant– Amir Caus, AICP, County Planner
Planner Caus said Rocky Mountain Power is submitting a Conditional Use Permit to
upgrade a ~7.5 mile transmission line on both the Eastern Summit side and the
Snyderville Basin of Summit County. This is part of their wildfire management
program. An aerial map was shared. Planner Caus pointed out the location of the lines
in question.
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Planner Caus pointed to the location where the most impact will take place. Some cuts
and fill will be necessary. For the most part, the cuts will not be more than a 2:1 slope.
As Rocky Mountain Power replaces the poles, they intend to re-contour to the natural
grade and are working with Swaner Nature Preserve and Utah State University on a
custom seed and shrub mix specific to that hillside. Minimal permanent damage is
expected. The most impacted area will be located behind (East of) the Spring Creek and
Black Hawk neighborhoods. Staff reviewed the application against the standards of the
Code and recommends approval as outlined in the Staff Report.
Planner Caus said Lisa Romney and Brett Richardson are representatives from Rocky
Mountain Power that are on the Zoom call. They can answer any questions the
Commission may have. There will be some poles that with an increase in height. One of
the conditions of approval includes working with Utah State University on reseeding
the disturbed areas. Rocky Mountain Power has agreed to this condition.
Staff requests the Commission discuss the metal pole that will be located by the
Powderwood Apartments. Currently, there is a galvanized steel pole located there and
another one has already been ordered. Rocky Mountain Power is asking to install that
pole for now and replace it with a COR-TEN pole if the Planning Commission wants to
mitigate the visual impact. Planner Caus said the COR-TEN pole is brown/rust in color.
It blends better into the background.
APPLICANT’S PRESENTATION
Lisa Romney said she is the regional business manager with Rocky Mountain Power.
She is the point person that works with Summit County. She would like to compliment
Planner Caus. He has been incredible to work with. Brad Richardson is the project
manager and is attending the Zoom meeting.
Ms. Romney said the Planning Commission has the detailed application with
information about the construction and the equipment. Because of the heightened risk
of wildfire, Rocky Mountain Power has proactively created a Utah Wildland Fire
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Protection Plan. They are investing millions of dollars for equipment upgrades in order
to protect the communities they serve. The plan centers on the high wildfire risk areas,
which is most of Summit County. In the future, similar projects will come before the
Commission. This program is above and beyond standard utility practices. It is not
typical to tear down and rebuild an entire line.
Rocky Mountain Power has chosen this approach because it will make the entire line
more resilient to wildfire. They are moving quickly on the project. They ask for the
support of the Planning Commission. They are working with Summit County and the
land owners on the project.
Commissioner Fine asked what the time frame is for the project. What will be the
disruption to the home owners? Ms. Romney said they always intend to minimize the
impact to the community. They proceed with caution and safety in mind.
Brad Richardson addressed the timeline. They want to start as soon as possible. The
wildfire program was started earlier this year. This is one of the first programs they are
working on. The goal is to have this particular line back in service by October 15th,
2020. As far as outages, they won’t be impacting any of the areas. Because of their
duplicate system, they will still be able to provide power to their customers. There is a
small section of distribution that will be rebuilt near the Bitner area. They will work
with the landowners for any outages that need to be taken.
Commissioner Harte referred to Exhibit 8.33. He noted this refers to a double pole.
The next exhibit refers to a single pole. He asked how many existing poles will be
changed to be a double pole. Mr. Richardson said that for the majority of the project,
the new poles will be exactly the same as the existing pole. It is a pole-for-pole
replacement. There is one distribution pole that is 35 feet tall. It will be replaced with a
full transmission pole with higher voltage lines. These poles are usually taller.
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Commissioner Harte confirmed that most of the poles will be the same that is
currently there. In other words, a single pole will replace a single pole and so on. Mr.
Richardson said the goal of this project is to replace old poles with new poles and a new
conductor. The small increase in height is to meet the current standards. For 99% of
the project there won’t be a discernible difference.
Commissioner Harte said he thinks the galvanized steel should be a COR-TEN pole to
blend in better. Is it possible for Rocky Mountain Power to put in a temporary pole and
then replace it sometime next year? Mr. Richardson said it takes approximately six
months to receive a COR-TEN pole. He explained that because the current pole is
galvanized steel, they planned on replacing it with another galvanized steel pole.
Ms. Romney said they are more than willing to change this with a COR-TEN pole, but
there will be an impact to the budget. It is estimated to be an additional $40,000$50,000. That will take money away from other wildfire protection projects. If there is
any inclination from the Commission that a steel pole is acceptable, they would be
happy to leave it as it is. She repeated a COR-TEN pole can be installed next year.
The public hearing was opened.
Nell Larson said she is the executive director for the Utah State University Swaner
Preserve. Immediately before this meeting there was a three-way call between
Swaner, Rocky Mountain Power, and Planner Caus. They talked through more of the
details of the plan.
Ms. Larson said the power line will cross about 1 mile of the Swaner Property.
Unfortunately, there will need some cutting required to create a road. Not only is this
a sensitive area, it is also one of the most diverse areas. They would like to express
some hopes about how the project is managed.
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They would like to have a condition stating that Rocky Mountain Power agrees to
create a re-vegetation and restoration plan in advance. Swaner would like to
designate what the seed mix will be, the woody shrubs that will be planted, the
monitoring, how noxious weed spreads will be prevented, and how noxious weed
infestation will be treated afterwards. It is costly for a non-profit organization, like
Swaner, to fund that activity. There are other things they would like to work through
with Rocky Mountain Power. They want to minimize disturbance on the front end, so
there is a smaller job on the back end.
Linda Gordon said she lives in Powderwood Apartments. She has a couple of concerns.
It looks like there will be minimal impact on the High Ute Ranch Conservation
easement. Planner Caus said they are accessing that area to update some equipment;
however, they will not replace any poles there. He said the pole in Powderwood is
being decreased by 2 ½ feet. She strongly prefers the COR-TEN pole. The galvanized
steel will impact property values.
Doug Harrington is an owner at the Crestview Condominium next to Powderwood. He
said that Pole 269 should most definitely be the COR-TEN pole. It was foolish to order
the galvanized steel pole. It is unfortunate the COR-TEN pole costs $40,000 more, but
it not acceptable to put in the other pole.
Marc Bathgate said he lives on Nob Hill due north of tower 291. He is curious about the
disruptions they can expect. He and his wife both run businesses from their home.
Mr. Richardson said everyone in that area will be contacted. Rocky Mountain Power
will work with them as far as best timing when they will cut the lines over to the new
line. The intention is to not interrupt power due to line duplicity. To replace the line
completely, there could be some hiccups.
The public hearing was closed.
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Chair Dickey asked if there is or will there be a construction plan. Planner Caus said
whenever there is a fair amount of grading the Engineering Department requires a plan
to be made. A full cut and fill analysis has already been requested. It is a good idea for
Rocky Mountain Power to work with Utah State and Swaner about appropriate species
for the re-vegetation plan. Re-contouring is another item that should be discussed. He
suggested possible language that could be created to revise Condition #5.
Commissioner Simons said she has dealt with this professionally. She doesn’t think
revising Condition #5 will accommodate the request made by Utah State University.
When cut and fill takes place on their parcel, they should have the opportunity (prior to
construction) to have a written restoration plan already agreed upon between
themselves and Rocky Mountain Power. This plan doesn’t need to be decided upon
before the CUP is granted.
Commissioner Simons said the details should be worked out about what the seed mix
will be, what the timeline is for restoration, and etc. It is important for Utah State
University to see the construction plan in order to write the restoration plan. This will
show what the impacts will be. Planner Caus said that would be a good idea if the
Summit County attorney agrees.
Commissioner Simons said it is important to designate who is paying for both the
restoration and the construction. Of course, Rocky Mountain Power will do the
mitigation of the construction of the power line. The restoration itself, on a protected
parcel, is typically done by a contractor who has experience with this type of native
species. It would be great to have a condition that will empower Summit County,
Swaner, and Rocky Mountain Power to work together on a restoration plan prior to any
impact to that parcel.
Attorney Brackin said she doesn’t think there should be a condition of approval about
working with a specific property owner. She suggested the condition may read as “On
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any property where cut and filled is required, Rocky Mountain Power will work with
the property owners on an appropriate plan. That plan would be approved by the
Engineering Department.”
Commissioner Simons said she thinks that verbiage will work. The fact that the parcel
is encumbered by a conservation easement means there are probably terms regarding
how a restoration would need to occur. By working with Planner Caus, the Commission
could add language that doesn’t define a certain party.
Attorney Brackin said one assumes there will be engineering plans anywhere this kind
of work is done. She is hesitant to create language for a specific party. Anytime there is
a conservation easement or steep cuts and fills, Rocky Mountain Power should be
working with the property owner. Planner Caus said there is an upcoming joint
meeting between Rocky Mountain Power and Swaner Preserve. There may be some
good conditions that will come from that meeting. It was suggested to come to the next
meeting with the language of this condition worked out.
Ms. Romney said the timing of this project is critical. They want to move quickly to
protect the communities they serve. Additionally, these areas have a very short
construction window. She added they are meeting with Ms. Larson this coming week.
It is their commitment to work with the landowners to their satisfaction. They would
like to have a decision at this meeting if possible. Planner Caus asked Attorney Brackin
if a condition can be created at this meeting. Chair Dickey said while Attorney Brackin
is working on the language, he will give time to the Commission to ask questions.
COMMISSION COMMENTS AND QUESTIONS
Commissioner Simons said because the public has stated the COR-TEN pole is
preferred, that is her preference as well. She would like to have Rocky Mountain Power
replace the pole within one year. She asked what would be the enforcement
mechanism to ensure that happened. Is there a CUP review in one year’s time?
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Planner Caus said that could be added to the conditions. It may state that the pole must
be replaced by October 15, 2021; if not, it would need to come back to the Commission
for review. Commissioner Simons said this is an ambitious timeline. Can it really be
completed by October 15th of this year?
Mr. Richardson said yes, it is very feasible. They discussed this with the contractors.
They said it will be a 3 to 3 ½ months job. October 15th is three months from today. He
intended to have this meeting, last month but there was a problem with the noticing.
He has contractors ready. He added that the EPA will also has some conditions that
they must abide by.
Commissioner Simons said she respects Rocky Mountain Power for taking on this
project. Her last question is about the bond. Who will be restoring the properties? Will
it be Rocky Mountain Power or a contracted source? Attorney Brackin said who ever
pulls the permit will pay for the bond whether that is Rocky Mountain Power or another
company.
Commissioner Harte said a lot of his questions were answered at the beginning. He
wants to be sure that the resulting visual effects would be no greater than what they
already see. He would like to have a condition of approval that pole #269 is replaced
with a COR-TEN pole. He is in favor of the comments about re-vegetation.
Commissioner Fine said he thinks it is imperative that the mitigations are put into the
conditions of approval. This should be done before the project gets underway.
Commissioner Kucera said he agrees with what Commissioner Harte said about the
COR-TEN pole.
Commissioner Stevens said she would like to get a better understanding about the
need for a COR-TEN pole over galvanized steel. What is the effect of the weather on the
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two poles? Is the height that is a concern? She asked for an explanation of what the
visual impact would be.
Commissioner Harte said it is purely cosmetic. In the past, when Rocky Mountain
Power came before the Commission for different projects, the Commission decided they
want to have COR-TEN poles. The difference is basically a brown versus a silver pole.
COR-TEN is the standard they have used in all of the previous projects. Chair Dickey
said he had no additional questions to ask.
Attorney Brackin said she drafted some language and sent it to them over chat. She
thinks this may work. After the Commission read the language, they indicated they like
what is says. Attorney Brackin said the reality is that Rocky Mountain Power will have
to get a mitigation plan. This condition will ensure they take into consideration any
issues. The Engineering Department will also take these issues into consideration as
well. She thinks RMP Romney is committed to making things right.
Commissioner Simons said she would like to see the wording of a restoration plan
added to the wording suggested by Attorney Brackin. A mitigation plan can be different
than a restoration plan. At the end of the discussion, Attorney Brackin recommended
the following language:
5. An appropriate construction mitigation plan with appropriate restoration
bonding shall be obtained from and approved by the Summit County Engineer.
In presenting the construction mitigation plan, the applicant should consult
with and consider the issues and interests of property owners or other material
property right holders on any land on which cut-and-fill or significant
construction impacts may occur. The Engineer should also consider those
issues in approving the plan.”
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6. In the event there are conservation easements or other specialized criteria on any
parcel within the construction path, any appropriate restoration plan or other permit
would need to be approved by the applicant prior to this being effective.
Chair Dickey asked if a replacement deadline for the COR-TEN pole should be added as
a condition. Without a deadline, it may not be enforceable. He asked if October 15, 2021
is a reasonable date. Ms. Romney said she believes it would be. An additional condition
(#10) will be added.
Commissioner Stevens asked if the height on the COR-TEN pole will be the same as the
galvanized steel. Mr. Richardson said the COR-TEN pole will have the same features and
height as the galvanized steel pole that will be going in temporarily. The two will be
identical with the exception of the brown-rust color. He said an issue with the COR-TEN
poles is that the rust color can leach onto the ground. If there are sidewalks close to this
pole, they could be impacted.
Commissioner Fine asked if this is delayed until next year will it impact too many
people. Mr. Richardson said it could be pushed until next year, but the system and the
area would be put at risk due to wildfire. The longer an older system stays is in place,
the more risk there is. He thinks they can get it done this year. It is getting all of the
agreements in order that is the longer, more difficult part.
Commissioner Simons asked if Rocky Mountain Power can begin construction on other
portions of the line while they are negotiating with property owners about sensitive
land. That way the project wouldn’t be held up. Can that be written into the condition of
approval? Attorney Brackin said that can be done if that arrangement is made ahead of
time. Mr. Richardson depending on how the upcoming meeting goes with the Eastern
Summit County Planning Commission, they may be able to start on the eastern side of
Summit County.
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Ms. Romney said Rocky Mountain Power intends to take videos of the before and after of
their project. That will help show if the agreed upon work has or has not been
completed. Having the videos may also help with the timeline. Chair Dickey said the
conditions seem to have the flexibility needed to work with the Engineering Department,
get the project done, and meeting the needs of the community.
Commissioner Simons made a motion, which was seconded Commissioner Harte, to
approve the Rocky Mountain Power transition line upgrade conditional use permit
pursuant to the findings of fact, conclusions of law, and conditions of approval found
in the Staff Report and as amended:
FINDINGS OF FACT
1. The applicant is requesting to upgrade ~7.5 miles of an existing Rocky Mountain
Power transmission (~100 poles), located in the U.S.R. 40 corridor area between
the Snyderville Basin and Eastern Summit County Planning Districts and along
the I-80corridor up to Kimball Junction (~7.5 miles)
2. The upgrades take place in both the Snyderville Basin Planning District and the
Eastern Summit County Planning District.
3. The purpose of the project is to upgrade the lines as part of an ongoing effort for
wildfire mitigation.
4. According to the applicant, the lines will be rebuilt to the up-to-date national
electric safety codes and avian safe standards.
5. The upgrade will accommodate existing and future electric power needs for
Summit County.
6. Per the Snyderville Basin Development Code, “Utility Facilities, above ground”
are defined as “Utility towers and transmission and distribution tower greater
than forty-five feet (45’) in height” and are reviewed under a Conditional Use
Permit.
7. The average pole height of the existing transmission line is ~63 feet.
8. The average pole height of the upgrades transmission line is ~70 feet.
9. Heights of poles are determined through this Conditional Use Permit.
10. The galvanized steel pole (#269) is 70.5 feet tall and is located at the
Powderwood Apartments.
11. The applicant proposes to replace that pole with a 75-foot tall galvanized pol.
12. The applicant has stated that they have already ordered this pole and that it is
currently not possible to re-order a COR-TEN steel pole in time to meet this
year’s installation schedule. Should the Planning Commission choose to require
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a COR-TEN steel pole to help mitigate visual impact, the applicant has requested
that this be conditioned to have a replacement pole installed the following year.
13. Portions of the transmission line are located in the Silver Creek Overlay zone
and the United States Environmental Protection Agency (EPA) will need to
forward their approval prior to this Conditional Use Permit taking effect.
CONCLUSIONS OF LAW
1. The proposed project, as conditioned, meets the requisite standards set forth in
the Snyderville Basin Development Code, Section 10-3-5: Conditional Use Permit.
CONDITIONS OF APPROVAL
1. The location and height shall be as per the Exhibit A drawing as found in this
Staff Report.
2. No outdoor storage is permitted.
3. No modification to the approved Conditional Use Permit is permitted without
the prior approval of the Summit County Community Development Department.
4. Final grading shall be reviewed and approved by the Engineering and Planning
Departments at the grading permit time.
5. An appropriate construction mitigation plan with appropriate
restoration bonding shall be obtained from and approved by the Summit
County Engineer. In presenting the construction mitigation plan, the
applicant should consult with and consider the issues and interests of
property owners or other material property right holders on any land on
which cut-and-fill or significant construction impacts may occur. The
Engineer should also consider those issues in approving the plan.”
6. In the event there are conservation easements or other specialized criteria on
any parcel within the construction path, any appropriate restoration plan or
other permit would need to be approved by the landowner.
7. The United Stated Environmental Protection Agency (EPA) will need to forward
their approval prior to this Conditional Use Permit approval taking effect.
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8. All necessary permits must be obtained and fees shall 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
(when applicable).
9. All other service provider requirements shall be met.
10. The replacement for pole 269 from galvanized steel to COR-TEN will be
completed by October 15, 2021.
•

MOTION CARRIED (7-0)

6. Public hearing and possible action regarding a proposed Preliminary Subdivision
Plat, for Lot 13 and 16 located within the Silver Creek Village Center, Parcels
SCVC-13, ACVC-16, C. W. Land, Applicant– Jennifer Strader, Senior Planner
7. Public hearing and possible action regarding a Final Site Plan, for Lots 13, 15, 16,
located within the Silver Creek Village Center, Parcels SCVC-13, ACVC-16, C. W.
Land, Applicant– Jennifer Strader, Senior Planner
8. Public hearing and possible action regarding a Condominium Plat for Lot 15
located within the Silver Creek Village Center, Parcel SCVC, C. W. Land, Applicant–
Jennifer Strader, Senior Planner
Administrator Barnes said he is filling in for Planner Strader. All three agenda items
will be covered in one discussion; however, three motions will need to be made. He
shared a power point presentation that was put together by Planner Strader. At this
meeting, they will be discussing one of the larger applications they have had on the
Silver Creek Village project. The application consists of 133 units of residential housing.
There is one development application that will be spread over several parcels. The
location of the original parcels (Lot #13, #15, and #16) was shown on an aerial map.
He said that Lot 13 and Lot 16 needs to be further subdivided.
At the end of this process, they will be looking for recommendations to approve a final
site plan. This will break down to 47 townhomes, 48 single family lots, and 38
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apartments in two separate buildings. Each building will have 19 units. There will 34
units of affordable housing. He pointed to the locations where these will be built.
Administrator Barnes showed a series of slides with pictures of the lots in question.
The subdivisions were previously approved. The application includes a request to
subdivision Lots 13 and 16. Lot 15 does not need to be subdivided as part of this
process. There is one application is for the different requested processes. He said Staff
has been working with this applicant for approximately two years.
A slide showed the different development areas. Administrator Barnes pointed to the
different projects underway. He said Lot 15 will be the two apartment structures. Lots
13 and 16 will be single family lots and townhouses.
Lot 13 will have 33 townhomes and 15 single family lots. He pointed to a group of three
townhomes and one single family home that will be affordable units. These are located
on Lot 13. He said the apartment buildings on Lot 15 will be two stories. Of the 19
buildings in each townhome, 12 will be affordable units. The apartments in each
building will range in size from one to three bedrooms. Lot 16 has 14 townhomes and
33 lots.
Administrator Barnes said after the applicant’s presentation, a public hearing should be
held. Staff recommends the Planning Commission send a recommendation of approval
to the County Manager for each of the three separate items. He explained the original
affordable housing map in their packet has the wrong illustration. He emailed an
updated map of the affordable housing distribution. He is available to answer questions
as needed.
APPLICANT’S PRESENTATION
Darlene Carter is the president of CW Urban. She introduced the team that has been
working on the project. They are all on the Zoom call. The owner of the company is
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Colin Wright. Dane Smith has been the project management lead. John Galbraith is the
lead architect.
Ms. Carter thanked the Silver Creek DRC and Staff for their assistance. She believes they
are presenting a complete and accurate application. Her company has been working on
this project for three years. There have been a lot of iterations which has made the
project better. They believe the Staff Report gives an accurate depiction and analysis of
their project.
This project matches exactly the illustrative plan for Silver Creek. It is in compliance
with the already approved Silver Creek Development Agreement. They hope to resolve
at this meeting any concerns that the Planning Commission may have. If approved, they
are prepared to begin the project immediately.
Ms. Carter said that due to the length of this meeting, it is not her intention to address
all of the complexities of this complex plan. They are happy to answer any questions
the Commission may have. She has one correction of the presentation given earlier by
Administrator Barnes. He referred to the structures on Lot 15 as apartments; however,
they are platted as condominiums. These are intended to address the Summit County
need for affordable for-sale housing.
Ms. Carter had a short slide presentation to share. She said one of the things the
Commission may want to know is how they have divided the phasing of the project.
They have committed to a timeframe for the construction of the affordable housing.
Phase 1: Lot 13 and Lot 15
Upon approval, both of those lots will mobilize at the same time. Immediately, the bulk
of their affordable housing for this project will be under construction. When they get to
Lot 16 they will be ahead on delivering their affordable housing.
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Ms. Carter noted that one of the goals for the Silver Creek development is to have the
affordable housing spread throughout the development. A proximity map was shown.
This helps to demonstrate how well the affordable housing is integrated. There will be
a variety of affordable housing units available.
Ms. Carter emphasized the next slides are not simple renderings. In terms of multifamily housing, almost every detail has to be approved by Staff by the time they reach
this point. The slides show where the windows are placed, the height of the building,
the exterior materials they have committed to use. This is true for both townhome and
multi-family. They have submitted lighting plans, window plans, exterior door plans,
and other building aspects. She stated their goal tonight is to take this to a vote and
move forward.
The public hearing was opened for all three items. No comments were made and the public
hearing was closed.
COMMISSION COMMENTS AND QUESTIONS
Commissioner Kucera said that Commissioner Cooke who is on the Silver Creek DRC
could not attend this meeting. He asked Administrator Barnes if Commissioner Cooke
or Planner Strader had any comments of concern. Administrator Barnes responded
there was a lengthy discussion that took place almost two years ago about the
distribution of affordable housing. Staff had a question if the three affordable housing
townhomes should be split up. The conclusion was reached that it wouldn’t make any
difference because the exterior of the townhomes will look identical. Other problems
arose if these were split up. In the end, Staff was quite pleased with the distribution.
Administrator Barnes said that when it came to the multi-family units, the applicant
took the lead in creating a mixture of affordable housing units and market rate in the
same building. This has been a point of discussion for all involved.
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Commissioner Stevens asked if it was always intended to condominiumize some of the
units, or was it initially intended to be apartments? She said the applicant stated they
were told that for-sale units are needed more than for-rent. She asked where the
information came from.
Ms. Carter responded it is her understanding they could choose between having forrent and for-sale units. This project has never been slated to have for-rent apartments
in that location. Administrator Barnes said Staff has never indicated which type of units
would be preferred. The Development Agreement allows for either. The housing
agreement will drill down further into those details. That is a separate process.
Ms. Carter believes it was the DRC that said changes have happened with past
applicants. The indicated apartments were changed to condominiums. The DRC said
that change was frustrating to multiple individuals. The DRC recommended they state
clearly in the beginning the types of units they are going to build.
Ms. Carter said some of the changes they made in their application include that the
affordable units will be deed restricted. This will be indicated on the plat map. In
addition, the AMI for each unit will be identified.
Commissioner Simons asked if the affordable housing has been secured. Has the
funding for these units been obtained? How did this work for the applicant. Ms. Carter
said they are committed to build the affordable housing. It will be up to them to make
sure the capital will be there. They have capital in place. That entity is aware of the
affordable housing requirements. If this funding were to fall through, they are still
committed to building these units.
Commissioner Harte said it is nice to be talking about this at this time so the
Commission doesn’t feel that things are moving after the fact. He asked that the lots in
question be displayed. He would also like to see the slide that showed the entire Silver
Creek Development project and where the affordable housing is located throughout.
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Administrator Barnes showed a slide of the approved units in Silver Creek Village. They
are not all under construction. He used the map to point to the different affordable
housing projects under construction. These are the Habitat for Humanity project and
the Mountainlands projects.
Ms. Carter than shared her screen to point to where the affordable housing units will be
located within their project. In Lot 13, they have three affordable units together and
one single family unit. The condo has an even flow distribution. The units range from
one to three bedrooms. On either side of Lot 16 there is a block of three units.
Commissioner Harte said he thinks this is the best job of integration the Commission
has seen. It is a nice mix. Someone couldn’t point to a building and identify it as
affordable housing. He appreciates that CW Urban has figured out how to integrate the
affordable units so well.
Commissioner Fine asked Administrator Barnes if he finds the integration acceptable.
Administrator Barnes answered that he does. Commissioner Fine asked Ms. Carter if
they have stretched as hard as they can with the integration. She answered they have.
She added there are some things they are doing that is not required. The interiors of
the multi-family units will be identical whether it is market rate or affordable.
Commissioner Fine asked Ms. Carter how they have been able to figure how to make
this work when other developers have not. Ms. Carter said she can only address the
experience they have had. They have spent three years getting to this point. With the
help of Staff and the DRC they have been extremely thorough. Administrator Barnes
said this has not been an easy process for the applicant. They have worked very hard
and have been very cooperative.
Chair Dickey said he loves the way the project looks and that the applicant has looked
at every detail. He appreciates the integration they have been able to achieve. He
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thinks Silver Creel Village seems to be heavily weighted towards stack-flat condos and
apartments. This may put a burden on future applicants to deliver more of a variety.
He encouraged Staff and the Planning Commission to keep an eye on the types of units.
Commissioner Harte agreed. They have to be careful that this total project has an
integrated look and feel.
There was no more discussion so Chair Dickey called for three separate motions to be
made.
Commissioner Kucera made a motion to forward a positive recommendation to the
Summit County Manager regarding the Silver Creek Village Center Lots 13 and 16
preliminary subdivision plat as outlined in the Staff Report. Commissioner Stevens
seconded the motion.
FINDINGS OF FACT
1. C.W. Land submitted a Preliminary Subdivision Plat to divide Lots 13 and 16 of the
Silver Creek Village Center Subdivision Plat into ninety-five lots.
2. Lot 13 contains 5.11 acres.
3. Lot 16 contains 6.78 acres
4. Lots 13 and 16 are zoned SPA/RR.
5. Lots 1-11 and 32-35 of the Lot 13 subdivision plat are single family lots.
6. Lots 12-21, 22-31, and 36-48 of the Lot 13 subdivision plat are townhome lots.
7. Lots 7-39 of the Lot 16 subdivision plat are single family lots.
8. Lots 1-6 and 40-47 of the Lot 16 subdivision plat are townhome lots.
9. There are a total of 48 single family lots and 47 townhome lots.
10. In conjunction with the development of Lots 13 and 16, the applicant is proposing to
develop Lot 15, which is not being subdivided.
11. Lot 15 is included in the Final Site Plan that accompanies this subdivision application.
12. The plat and site plan are being processed as one application in order to satisfy the
affordable housing requirement. The D.A. states: “35% of the first 271 units (95 units)
within the Project shall be workforce units. Thereafter any future development shall
have a proportionate number of workforce units of not less than 25% of the total units
as workforce units…”
13. The applicant is proposing to develop Lots 13, 15, and 16 as one development
application to spread the 25% workforce unit requirement among the three (3)
parcels.
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14. If each application is submitted separately, the 25% requirement would apply to each
lot individually.
15. Details of the affordable housing will be memorialized in a Housing Agreement
approved by the County Manager, concurrent with his approval of the subdivision plat
and final site plan.
16. A written recommendation for approval was submitted to the County from the DRC.
17. The Silver Creek Village Center consists of approximately 244 acres and was approved
for 1,290 residential units and 50,000 SF of commercial use through the Specially
Planned Area (SPA) provisions of the 1998 Code and General Plan.
18. On August 6, 2015, the Development Agreement that implements the provisions of the
SPA was recorded.
19. The Development Agreement contains several Exhibits that outline specific
requirements as well as Development Standards that must be met for all development
within the Village Center.
20. Where the Development Agreement is silent as to specific development standards, the
Code provisions apply.
21. The Silver Creek Village Center Subdivision Plat was recorded on April 4, 2017. It
consists of 19 lots that are intended to be further subdivided and developed, including
Lots 13 and 16.
22. The processing of subdivision plats and other types of development permits are
required to follow the provisions in the Code for the particular type of application.
23. This subdivision is being processed according to the Major Development standards
found in Chapter 3 of the Code. The Major Development process is used for
subdivisions that exceed ten (10) lots.
24. The plat contains a note stating: “All dwelling units will be subject to the National
Green Building Standards, Bronze, and the then effective version in effect at the time
of building permit with certification by a qualified third party consultant that will be
submitted t the Summit County Building Department to ensure compliance prior to the
issuance of a certificate of occupancy.”
25. The plat contains a note stating: “All fireplaces to be non-wood burning.”
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26. The applicant filed a Final Site Plan application for the townhome lots in conjunction
with the Preliminary Subdivision Plat. The Final Site Plan is scheduled for a public
hearing and possible recommendation after the public hearing for the Preliminary
Subdivision Plat.
27. The Final Site Plan staff report for Lots 13, 15, and 16, dated July 14, 2020, addresses
all the applicable Development Agreement standards for approval.
28. The site does not contain Critical Lands, as defined in the Snyderville Basin
Development Code.
29. The development will tie into the existing sewer system.
30. Mountain Regional Water will supply water to the subdivision.
31. The Summit County Engineering Department reviewed the subdivision plat and
provided preliminary approval. Final details will be resolved prior to recordation of the
Final Subdivision Plat.
32. The applicant provided will serve letters from the utility companies.
33. The subdivision has been reviewed by all applicable service providers who have stated
they have adequate capacity to provide service to the development.
34. The subdivision has been designed to be compliant with the exhibits in the
Development Agreement.
35. Written approval for the development of the subdivision has been granted by the
property owner.
CONCLUSIONS OF LAW
1. The proposed subdivision complies with all applicable requirements of the Silver Creek
Village Center Development Agreement as evidenced in the Finding of Fact and
Conclusions of Law found in the staff report for the Final Site Plan for Lots 13, 15, and
16 dated July 14, 2020.
2. The subdivision is in accordance with the 1998 General Plan.
3. The subdivision conforms to all pertinent provisions of the Code.
4. The subdivision has been designed so that all lots created are clustered to the
maximum extent possible and in a manner that places development near existing
County infrastructure and services.
5. The subdivision is compatible with the appropriate social, cultural, rural, mountain
and natural resource characteristic of the Snyderville Basin.
6. The subdivision complies with appropriate concurrency management provisions of the
Code and the appropriate infrastructure and level of service standards of the Code.
7. The subdivision will not generate unacceptable construction management impacts;
and the appropriate mitigation measures are included in the development proposal.
8. The subdivision will meet or exceed development quality and aesthetic objectives of
the 1998 General Plan and the Code.
9. The development of the subdivision will not adversely affect the public health, safety
and welfare.
10. The application for the subdivision includes written consent by the landowner.
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CONDITIONS OF APPROVAL
1. Prior to Final Subdivision Plat approval, confirmation of the final details of the plat will
be verified by Staff.
2. Written confirmation that the Subdivision Plat is compliant with the National Green
Building Standard for Site Design will be required to be submitted prior to plat
recordation.
3. Final details of any outstanding Engineering requirements shall be satisfied prior to
recordation of the Final Subdivision Plat.
4. All service provider requirements shall be met.
5. A Workforce Housing Agreement shall be approved and recorded concurrent with the
Subdivision Plat, Final Site Plan, and Condominium Plat for Lots 13, 15, and 16.
•

MOTION CARRIED (6-0)
Commissioner Kucera made a motion to forward a positive recommendation to the
Summit County Manager regarding the Silver Creek Village Center final site plan
for Lots 13, 15, and 16 as outlined in the Staff Report. Commissioner Fine seconded
the motion.

FINDINGS OF FACT
1. C.W. Land, property owner, submitted a Final Site Plan application for a one hundred
thirty-three unit development on Lots 13, 15, & 16 of the Silver Creek Village Center.
The project consists of three phases:
o Phase 1 = Lot 13: Thirty-three (33) townhomes and fifteen single family lots
o Phase 2 = Lot 15: Thirty-eight (38) apartments
o Phase 3 = Lot 16: Fourteen (14) townhomes and thirty-three single family lots
2. Silver Creek Village Center Lots 13, 15, and 16 are zoned SPA/RR.
3. The Silver Creek Village Center consists of approximately 244 acres and was approved
for 1,290 residential units and 50,000 SF of commercial use through the Specially
Planned Area (SPA) provisions of the 1998 Code and General Plan.
4. On June 22, 2015, the Development Agreement that implements the provisions of the
SPA was recorded.
5. The Development Agreement contains a number of Exhibits that outline specific
requirements as well as Development Standards that must be met for all development
within the Village Center.
6. Where the Development Agreement is silent as to specific development standards, the
Code provisions apply.
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7. The Silver Creek Village Center Road Dedication/Subdivision Plat was recorded on
April 4, 2017. It consists of 19 lots that are intended to be further subdivided and
developed.
8. The processing of final site plans and other types of development permits are required
to follow the provisions in the Code for the particular type of application.
9. The Development Agreement requires a minimum of twenty-five percent of the units
be affordable.
10. The proposal includes thirty-four affordable units, spread among the three lots.
11. The applicant is proposing seventeen affordable units at <60% AMI and seventeen
units at 60% - 80% AM.
12. The Final Site Plan is being processed as one application in order to satisfy the
affordable housing requirement. The D.A. states: “35% of the first 271 units (95 units)
within the Project shall be workforce units. Thereafter any future development shall
have a proportionate number of workforce units of not less than 25% of the total units
as workforce units…”
13. The applicant is proposing to develop Lots 13, 15, and 16 as one development
application in order to spread the 25% workforce unit requirement among the three
(3) parcels. If each application is submitted separately, the 25% requirement would
apply to each lot individually.
14. The parcels included in the Final Site Plan are 1.1, 1.2, 1.3, 2.1, 3.1, 4.1, 4.2, 6.2, 6.3,
8.1, 8.2, and 8.3.
15. These parcels are designated as VR1, VR2, VR3, and Open Space on the Land Use Plan
found in the Agreement, which allows single family dwellings and multi-family uses.
16. Parcel 1.1 contains 11 single family lots.
17. Parcel 1.2 contains 10 townhomes.
18. Parcel 1.3 is designated open space.
19. Parcel 2.1 contains 38 apartments.
20. Parcel 3.1 contains 14 single family lots.
21. Parcel 4.1 contains 15 single family lots.
22. Parcel 4.2 contains 8 townhomes.
23. Parcel 6.2 contains 4 single family lots.
24. Parel 6.3 contains 6 townhomes.
25. Parcel 8.1 contains 23 townhomes.
26. Parcel 8.2 is designated open space.
27. Parcel 8.3 contains 4 single family lots.
28. There is a neighborhood trail that runs along the north boundary line of Lot 16 that has
been identified on the Final Site Plan. There is also a trail that runs along the east side
of Lot 15. These connections will be constructed as part of the overall infrastructure.
29. Sidewalks adjacent to the main roads around the perimeter of the development parcels
will be completed with the road construction.
30. The DRC submitted a written recommendation for approval.
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31. There is a note on the accompanying subdivision plat stating: “All dwelling units will
be built subject to the National Green Building Standard, Bronze, and the then
effective version in effect at the time of building permit with certification by a
qualified third party consultant that will be submitted to the Summit County Building
Department to ensure compliance prior to issuance of a certificate of occupancy.”
32. There is a note on the accompanying subdivision plat stating: “All fireplaces to be nonwood burning.”
33. There is a note on the accompanying subdivision plat stating: “A maximum 20% of an
entire building lot or residential development parcel that may include turf.”
34. The Park City Fire District submitted written approval of the site plan.
35. The Snyderville Basin Sewer Improvement District provide written confirmation that
they are currently finalizing a Line Extension Agreement for the project.
36. The setback for each lot have been verified and the structures are compliant.
37. Lot 13 contains 66 parking spaces.
38. Lot 15 contains 50 parking spaces.
39. Lot 16 contains 28 parking spaces.
40. The height of the buildings do not exceed the maximum allowed in the Development
Agreement.
41. There are no wetlands, slopes, ridgelines, avalanche zones, or geologic hazards
located on the development parcels.
42. Mountain Regional Water will supply water to the development, confirmed in writing.
43. There are not any residential areas adjacent to the development that are not
separated by a public road.
44. 1930.93 square feet of snow storage area is being provided.
45. 3654.43 square feet of parking lot landscaping is being provided.
46. The Summit County Engineering Department reviewed the plans and provided
preliminary approval.
47. The applicant provided will-serve letters from the utility companies.
48. Community mailboxes have been identified on the site plan, the location of which have
been reviewed and approved by the Postmaster.
49. The applicant worked with Republic Services (waste collector) to ensure that the
location of the dumpsters is acceptable.
50. Details of the proposed dumpster enclosure have been provided.
51. The proposed architecture has been reviewed and recommended by the Silver Creek
Village Center DRC.
52. A conceptual landscape plan was submitted with the Final Site Plan.
CONCLUSIONS OF LAW
1. The proposed multifamily development, as conditioned, complies with all
requirements of the Silver Creek Village Development Agreement.
2. The proposed multifamily development, as conditioned, complies with all
requirements of the Snyderville Basin Development Code.
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3. The use is not detrimental to the public health, safety, and welfare.
CONDITIONS OF APPROVAL
1. All service provider requirements shall be satisfied.
2. Prior to the issuance of a building permit, Staff will review the final lighting plan for
compliance with the standards in the Code.
3. Written confirmation that the Final Site Plan is compliant with the National Green
Building Standard for Site Design shall be submitted prior to Final Site Plan
recordation.
4. Final details of any outstanding Engineering requirements shall be satisfied prior to
recordation of the Final Site Plan.
5. Prior to the issuance of the building permit, Staff will review the final landscape plan
for compliance with the standards in the Code.
6. A Workforce Housing Agreement shall be approved and recorded concurrent with the
Subdivision Plat, Final Site Plan, and Condominium Plat for Lots 13, 15, and 16.
•

MOTION CARRIED (6-0)
Commissioner Kucera made a motion to forward a positive recommendation to the
Summit County Manager regarding the Silver Creek Village Center Lot 15
condominium plat as outlined in the Staff Report. Commissioner Fine seconded the
motion.

FINDINGS OF FACT
1. C.W. Land, property owner, submitted a Condominium Plat application for
thirty-eight unit development on Lot 15 of the Silver Creek Village Center (SCVC15).
2. Lot SCVC-15 contains 2.14 acres and is zoned RR/SPA.
3. The request to condominiumize the units is so they can be sold, rather than
rented.
4. Out of the thirty-eight units, fourteen will be sold as market rate units and
twenty-four will be sold as workforce housing units.
5. Seventeen workforce housing units will be sold at less than 60% AMI and seven
will be sold between 60% - 80% AMI.
6. A workforce housing agreement will memorialize the pricing restrictions for the
workforce housing units.
7. The request for a Condominium Plat will not change any details of the
Subdivision Plat or Final Site Plan that were submitted concurrent with this
application.
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8. Staff sent the Condominium Plat to applicable service providers for their review.
All corrections and necessary easements will be included on the plat prior to
recordation.
9. The Snyderville Basin Development Code does not contain standards for
approval of a Condominium Plat.
10. Utah State Code requires that Condominium Plats be recorded with the
associated Covenants, Conditions, and Restrictions (CCRs) for the development.
11. Draft CCRs have been provided to Staff.
CONCLUSIONS OF LAW
1. The condominium plat is consistent with all prior approvals for the project.
2. Approval of the condominium plat will not adversely affect the public health,
safety, and general welfare.
CONDITIONS OF APPROVAL
1. All necessary service provider requirements shall be noted on the final
condominium plat prior to recordation.
2. Prior to final approval of the condominium plat, confirmation of the final details
of the plat will be verified by Staff.
3. A Workforce Housing Agreement shall be approved and recorded concurrent
with the Subdivision Plat, Final Site Plan, and Condominium Plat for Lots 13, 15,
and 16.
•

MOTION CARRIED (6-0)

9. Approval Of Minutes
May 12, 2020:
Commissioner Harte made a motion to approve the May 12, 2020 minutes as
written. Commissioner Simons seconded the motion. All voted in approval.
•

MOTION CARRIED (6-0)

DRC UPDATES (None)
COMMISSION ITEMS (None)
Commissioner Kucera asked if the Commission recently reviewed the Use Table. They
hear a lot of comments from the Community that there are a lot of commercial uses
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going into the RR zone. The Use Table has many items that fit into the RR zone. He
wasn’t thinking some of these items would fit into the Use Table would take. He thinks
there are residential neighborhoods that feel like it is turning a commercial
neighborhood. When he read through the permitted uses, he believes some of them will
bring a change of character to a residential neighborhood.
Commissioner Harte said that is also a concern for him. He said he thinks the cause of
the application is great. He thinks that question should be taken seriously. If there is a
residential community that has one business that operates only during business hours
it probably wouldn’t be noticed. If this is done 20 or 30 times at some point it would
flip from feeling like a residential neighborhood to a commercial one. He agrees. This
can be a real issue. He was surprised that Attorney Brackin said there is no limit on the
number of businesses that can be allowed in a residential area. He believed a
neighborhood business would be for someone who lives in the neighborhood. It seems
that it is morphing into quasi-commercial uses.
Chair Dickey said he was on the committee that went through the Use Chart. They
removed some of the uses found in the residential zone. He is always in favor of
revisiting uses. As different applications are submitted things become clearer.
A discussion took place. Director Putt said one test would be to come back in a year and
evaluated the Conditional Uses they approved. It may be obvious that the Code needs to
be amended. The other possibility is that everything is working out fine. Since he has
worked for Summit County they have never received a complaint about the businesses
that have been approved. He really likes mixed use neighborhoods. If there are
problems in the future, they make the necessary adjustments.

DIRECTOR ITEMS
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The upcoming agenda items were reviewed. Director Putt said Staff will update the
Commission about the Hide Out annexation after the July 28th meeting.

ADJOURN
At 9:15 p.m., the meeting was adjourned.

_____________________________
Approval Signature
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July 15, 2020
Amber Mackay, Executive Director
Summit County Clubhouse
PO Box 680861
Park City, UT, 84068
RE: Summit County Clubhouse Conditional Use Permit, located on parcel HE-B-232, containing
1.52 acres, 6304 Highland Drive, Park City, UT 84098, File #20-093.
Dear Ms. Mackay,
The Snyderville Basin Planning Commission, during their regular meeting on July 14, 2020, voted
to approve your application for a Conditional Use Permit to allow the Summit County Clubhouse,
as a Personal Improvement Services use, within the existing house and property located at 6304
Highland Drive. This approval was based on the following findings of fact, conclusions of law and
conditions of approval, amending finding of fact #14 regarding number of vehicles:
Findings of Fact
1. The applicant is executive director of the Summit County Clubhouse, a non-profit
organization providing vocational, educational, social, health and wellness, and business
training services to its members, as described in the application submittal documents.
2. The Clubhouse is not an overnight or residential treatment center, or a drop-in center. and
no medical or clinical treatments are provided. The Clubhouse is not a rehab facility.
3. The property is located at 6304 Highland Drive.
4. Access to the property is from Highland Drive.
5. A circular driveway provides safe ingress and egress from Highland Drive.
6. The property is a 1.5-acre lot within the Highland Estates Plat B Subdivision.
7. The property is zoned Rural Residential (RR).
8. The applicant is proposing a Personal Improvement Services use, to be known as the
Summit County Clubhouse, within the existing house, to be used during standard working
hours, as further described in the application.
9. Personal Improvement Services is a conditional use in the RR zone.
10. The Development Code defines Personal Improvement Services as “an establishment
primarily engaged in offering courses and services for the enhancement of personal
recreational interests, business skills, and similar activities including vocational schools,
dance schools, art schools, automobile driving instruction, continuing education programs,
drama schools, public speaking programs, and similar activities.”
11. The Clubhouse provides members with valuable workplace skills and social relationships
where they can pursue educational and vocational goals and develop business, social,
health, and wellness skills through activities, training and classes held during standard
working hours and supervised by the Executive Director and staff.
1

7/15/2020
188

12. The property is in the residential neighborhood of Highland Estates with frontage on
Highland Drive and backing to Highway 40, north of the Silver Summit interchange.
13. There is an existing one-story, 2,050 square foot (sf) house on the property, with an
attached garage and carport. The house was constructed in 1998.
14. The maximum parking standards in the development code are 3.5 spaces per 1,000 square
feet for similar uses. There is adequate parking in the existing garage, carport, and
driveway for 10 vehicles.
15. The applicant requests parking for up to 10 vehicles to accommodate on-site parking for
special activities.
16. Parking not within the garage or carport will be screened from adjacent residential
properties to the north and south, with fencing or landscaping.
17. There is a covered exterior rear patio area and a 400-sf tool shed located behind the house.
18. The property is served by the public bus system and there is a bikeway on the adjacent
street.
19. The house is setback from the street by a minimum of 80 feet. Setbacks from side and rear
property lines exceed the 12’ required by the Code, with approximately 20 feet on the
north, 40 feet on the south and 150 feet on the east (rear).
20. There is existing open fencing on the property lines.
21. No changes to the footprint of the existing house are proposed.
22. No expansion to the square footage of the existing house, garage or carport is proposed.
23. No expansion of the existing parking area is proposed.
24. Limited exterior modifications are proposed at this time to comply with Building and Fire
codes and for ADA compliance. These modifications will not change the residential
character of the house or property.
25. Existing landscaping will be retained and maintained, and the property will be beautified
with additional trees, shrubs, flowers, and a vegetable garden as part of the approved use.
26. The applicant proposes to modify portions of the internal layout to accommodate the use
and to comply with Building and Fire Codes and for ADA compliance.
27. The property is not served by public sewer and is not within the distance required for
extension of public sewer. The property has a septic system.
28. The property is served by a private water company.
29. No commercial signs are proposed. A small plaque at the front door will identify the use.
Conclusions of Law:
1. The proposed Conditional Use Permit, as conditioned, complies with all requirements of the
Snyderville Basin Development Code.
2. The use as conditioned is consistent with the Snyderville Basin General Plan, as amended.
3. The use is not detrimental to public health, safety, and welfare, as the roads and public
services in the area are adequate to accommodate the proposed use.
4. The use as conditioned is compatible with the existing neighborhood character and will not
adversely affect surrounding land uses.
5. The effects of any differences in use or scale have been mitigated through careful planning.
Conditions of Approval
1. Prior to issuance of a building permit and final certificate of occupancy, the applicant shall
obtain all required licensing from the County and State and shall adhere to all occupancy
requirements.
2
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2. Health Department inspections of the septic system and all necessary permits and
approvals from the Health Department are required prior to issuance of a building permit
and final certificate of occupancy.
3. Confirmation of water capacity for the proposed use shall be provided prior to issuance of a
building permit and final certificate of occupancy.
4. Prior to issuance of a building permit and final occupancy, the applicant shall provide a fire
code analysis for Park City Fire District review and approval, indicating the intended
Occupancy Class, exiting requirements, emergency lighting requirements, and other life
safety requirements.
5. Prior to building permit issuance staff will review plans for exterior changes to the house,
for items such as entry doors and ADA ramps, for compatible building materials, colors,
style, and architectural character.
6. Prior to issuance of a certificate of occupancy all exterior lighting fixtures shall be reviewed
at the time of the building permit and shall comply with lighting standards as outlined in
chapter 10-4 of the Development Code.
7. Fencing and/or landscaping shall be installed along the side property lines to screen parking
that is not provided within the garage and carport, from adjacent residential properties to
the north and south.
8. Existing landscaping shall be maintained and may be enhanced by planting trees, shrubs,
flowers, and a vegetable garden as part of the approved use.
9. To reduce the likelihood of impacts from noise, the project construction shall comply with
the hours of operation set forth by County code and the use shall operate during standard
working hours (week days 9am to 4pm) and as described in the CUP application.
10. Parking shall be limited to 10 vehicles on the site and no parking shall be permitted on
Highland Drive or any other local street for this use, without specific permission from the
County for limited special activities.
11. A one-year review of the Clubhouse use shall be performed by the planning staff and
reported to the Planning Commission, one year following issuance of a certificate of
occupancy. The report shall consist of a review for compliance with the conditions of
approval, a list of any complaints filed against the property, and a general review or survey
of unmitigated impacts of the use on adjacent properties.
Any person wishing to appeal the Conditional Use Permit decision may do so by submitting the
appropriate application and fees to the Community Development Director within ten (10)
calendar days of this notice, per Section 10‐9‐22 of the Code. If you have questions about this
decision, please feel free to contact me by phone at (435) 336‐0157; or by email at
kwhetstone@summitcounty.org.
Sincerely,

Kirsten Whetstone, MS, AICP
County Planner
Attachments:
Exhibit A- Approved CUP and Plans
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EXHIBIT A

CUP Description for the Summit County Clubhouse June 19, 2020
Summit County Clubhouse (SCC) is an inclusive community in which all adults living with a
mental health diagnosis achieve their highest potential. Summit County Clubhouse (SCC) is the
only place in Summit County where adults with a history of mental illness can receive social,
pre- employment, and healthy living support on a regular basis. The Clubhouse welcomes all
Summit County adults with a history of mental illness as lifetime members. At SCC, members
develop valuable workplace skills, social relationships and pursue educational and vocational
goals as they manage their illness and learn to re-integrate into family and community life. The
individual partners with staff to build self-confidence and a sense of purpose by running the
Clubhouse and engaging in every facet of Clubhouse operation. Summit County Clubhouse plans
to use the house at 6304 Highland Drive as a location for members to focus on developing
vocational, educational, social and health and wellness skills. The Clubhouse is not a drop in
facility. Neither Staff nor Clubhouse members will be living in the space. The members will
have activities and classes spanning the entire day. Members will not be hanging out outside or
around the house. The Clubhouse is not a treatment center. Typically members come in the
morning and spend the entire day on activities and leave in the evening. Outdoor activity would
include improving and maintaining the landscaping, snow removal, and improving the property.
All members are required to be sober and safe to participate as certified by their mental health
provider.
SCC is based on the International Clubhouse Model https://clubhouse- intl.org/). Research
demonstrates Clubhouse programs measurably improve the lives of adults struggling with mental
illness by providing cost-effective programs that reduce hospitalization, incarceration, and
homelessness. (Substance Abuse and Mental Health Services Administration. (2012). Mental
Health, United States, 2010. HHS Publication No. (SMA) 12-4681).
SCC is a nonprofit organization that is part of the current Summit County Council mental
wellness strategic plan (p55). The Clubhouse has been in full operation since August 5, 2019 and
has a governing Board of Directors, one full time Executive Director and one part time staff.
Currently the Clubhouse operations Monday and Friday from 10 am-2 pm and Wednesday from
10 am to 4 pm, however, the hours of operations will eventually change to Monday-Friday 9 am
to 4 pm. Currently, there are 12 members. There will not be a lot of “in and out” at the location.
Currently, we only have two members or staff drive and park. The rest are dropped off. This
location is on the Brown bus line with a stop across the street and is also on the bike path. There
are up to 10 parking spaces on the property.
Members and staff take pride in their space and community and place much importance on
guaranteeing their community is well kept. To this end, clubhouse members and staff will gain
valuable skills by ensuring the grounds and property are well taken care of including snow and
trash removal, proper recycling and/or composting and landscaping. Since the driveway is off of
the road and circular, we anticipate any cars coming to the clubhouse will park on the driveway
and off the road including in the two-car garage and or large carport. We do not anticipate a great
deal of traffic in and out of the property. There will be less impacts than a daycare center or a
nursing home.
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Specific activities include, financial management, food preparation for lunch and snacks, classes
on personal financial management, nutrition, food preparation and the skills required to live as an
independent adult, educational materials for visibility and awareness in the community, social
media, etc. We will also have social activities once a week, sometimes in the house or on the
property. Most of the people who will use the house will be members and staff. We will give
tours to visitors (by appointment).
The Clubhouse came about as a result of the county’s strategic plan and is open to all who have a
mental health diagnosis. It is a unique concept that works toward building a community for
adults who have had little opportunity to participate in the mainstream due to stigma and lack of
services. The clubhouse is already having enormous success and is helping members of the
community.
The site itself has plenty of snow storage area. Trash pickup will be within the residential
amounts. No structural changes to the building is proposed (excepted to create ADA access).
No major changes to the exterior are proposed. If any lighting is non-complainant with County
Code we will upgrade the lighting. There is no nearby bodies of water or streams.
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Plat Map is found here: (Lot 232)
http://documents2.summitcounty.org/publicaccess/PublicAccessProvider.ashx?action=ViewDocument&
overlay=Print&overrideFormat=PDF
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Polly McLean, Attorney at Law
June 30, 2020
Kirsten Whetstone
Summit County
Via email
Re: Supplemental Submittal for Summit County Clubhouse CUP
Dear Kirsten,
Please accept this supplement to our description of the Club House which explains how the application
meets or mitigates the standards in Summit County Code 10-3-5. The only changes to the exterior of
the existing building on the site will be to add a small ADA ramp to make the Clubhouse accessible to all
and to beautify the grounds. Clubhouse activities and training occur inside the building. The members
(which are limited in number – currently there are up to 12 members) arrive at the beginning of the
work day, and leave at the end of the work day. There is little coming in and out of the building. The
impacts of the Clubhouse use will be minimal to this residential neighborhood and the property instead
will be improved. We will provide a Q & A sheet to explain the clubhouse model. Information can also
be found at https://clubhouse-intl.org/
10-3-5
B. Criteria For Approval: No conditional use permit shall be approved unless the applicant demonstrates
that:
1. The use is in accordance with the general plan;
The use meets the general plan. The mission of the Clubhouse meets the current Summit County
Council strategic plan. In addition, the use of providing Personal Improvement Services fits within the
General Plan.
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 this title, the general plan, and state and federal regulations;
The use conforms to all applicable provisions of Title 10.
3. The use is not detrimental to public health, safety and welfare;
The use strongly supports the public health, safety and welfare by providing a location for those with
mental illness (members must be sober and safe to attend as certified by their mental health provider)
to build workplace, educational, social and wellness skills.
4. The use is appropriately located with respect to public facilities; and
The location is along the bus line and no other public facilities are needed for this use.
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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.
The use is compatible with a residential neighborhood use. The property will be beautified and
improved. Activities and class will occur inside the building and members come once, stay for most of
the day and leave once at the end of the day. The hours are compatible with a residential neighborhood
since they mimic a typical work day.
C. Special Standards For Conditional Uses: In addition to the standards established in this section and in
chapter 4 of this title for particular uses, all conditional uses within a zoning district shall conform to the
following standards and criteria: (Ord. 818, 2-26-2014)
1. The commission may require the applicant or the owner of the property subject to an application for
development approval for a conditional use permit to establish an escrow account, post a bond or
provide other financial security, in such form and sum as the commission shall determine, with sufficient
surety running to the county to offset any extraordinary costs or expenses associated with the following:
a) construction of any highways, roads, water or sewer mains, drainage facilities, or other public
infrastructure; b) landscaping; c) compliance with the requirements of this section, any applicable special
requirements set forth in this section and chapter 4 of this title, and the conditions attached to the
development permit; and d) any expense requirements set forth in this section and chapter 4 of this title,
and the conditions attached to the development permit, including the provision of facilities or structures,
maintenance or construction work, or the execution or fulfillment of conditions of a continuing nature.
Not Applicable
2. The proposed development shall not cause a reduction in the adopted level of service for any public
facility.
No. This is a preexisting building and the use will not create any greater demand on services.
3. Lighting shall not be directed or reflected upon adjoining land and shall meet all other related
requirements of section 10-4-21 of this title with respect to exterior lighting.
We will upgrade all lighting to comply with County Code. No one will be living at the property so there
will be minimal lighting at night.
4. The natural topography, soils, critical areas, watercourses and vegetation shall be preserved and used,
where possible, through careful location and design of circulation ways, buildings and other structures,
parking areas, recreation areas, open space, utilities and drainage facilities.
There is no change to the existing footprint. The existing footprint meets this standard.
5. All roads shall provide free movement for safe and efficient use within the development. Local roads
shall provide access to the site in a manner that discourages unsafe and congested conditions, and which
provides convenient accessibility to parking areas, arterial and collector roads that shall be free of
backing movement from adjoining parking areas and free from congestion and public safety problems.
Not applicable.

395 Crestview Drive, Park City, UT 84098 | polly@peaklaw.net | (435) 714.2382
8

7/15/2020
195

Page |3
6. Vehicular and pedestrian passageways shall be separated from public rights of way. Where
appropriate, a system of walkways and bicycle paths connecting buildings, open spaces, recreation
areas, public facilities, and parking areas shall be provided and appropriately lighted for night use.
There is an existing circular driveway and extensive parking already existing on the property. The
property can have off street parking for up to 10 cars (currently only two-three cars would park since the
majority of members are dropped off). There is no night use anticipated. The property is near the
existing bike path.
7. Buildings and other structures shall provide a human scale consistent with adjacent development and
appropriate to residential uses in the RR, HS, MR, CC, SC, and NC zoning districts, and consistent with
adjacent conforming development in the zoning districts. The massing, scale and architectural design
shall be consistent with the design guidelines established in section 10-4-19 of this title. (Ord. 708, 12-102008)
Not Applicable.
8. The volume rate of post development runoff shall not exceed predevelopment runoff. Runoff
calculations shall be submitted with the application for site plan approval and shall be based upon: a) the
25-year, twenty four (24) hour design storm event; b) a fully developed contributing drainage area; c) the
specific location of the proposed development; d) the proposed land use and use density or intensity; and
e) the specific location and amount of impervious surfaces, in square feet.
There are no improvements which will increase the amount of impervious surfaces.
9. The site shall be landscaped in accordance with the requirements of section 10-4-20 of this title. (Ord.
708, 12-10-2008; amd. Ord. 818, 2-26-2014)
The landscaping will remain, but be improved and a garden may be added in the backyard. The mission
of the Clubhouse is to give skills to its members to contribute and participate in their community. They
will ensure that the grounds and property are well taken care of.
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Transportation Plan for Summit County Clubhouse (SCC)
As the Clubhouse continues to grow and expand its services across the county, we anticipate
and welcome the opportunity to serve adults with mental illness in communities such as
Oakley, Coalville and Kamas. Since public transportation is limited in these communities and
like most other rural Clubhouses around the world, the Clubhouse is responsible to ensure its
members can attend the Clubhouse and get to work and school as needed in order to continue
to meet independent living goals. SCC has created a transportation plan that includes picking up
and dropping members off from a designated place or at their home and bringing them to the
Clubhouse. We believe this transportation plan will reduce traffic to and from the Clubhouse.
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Summit County Clubhouse Q&A

What is Summit County Clubhouse?
Following the Clubhouse International model (https://clubhouse-intl.org/), Summit County Clubhouse (SCC)
is a supportive, recovery-based non-profit organization for adults living with mental illness. Our individuals
are known as Clubhouse members and with the support of the Clubhouse they work to re-gain independence
and to fully integrate into their wider community.
The Clubhouse provides a free restorative environment for people whose lives have been severely disrupted
because of a mental illness and who need the support of others who believe that they can build a productive
and happy life. The Clubhouse is a unique, active learning business, not an outpatient treatment clinic. We
encourage mental health providers to refer members to the Clubhouse as a complementary part of their overall
treatment plan.
What is a Mental Illness?
A mental illness is a condition that affects a person's thinking, feeling, behavior or mood.

x
x
x
x

1 in 5 U.S. adults experience mental illness each year
1 in 25 U.S. adults experience serious mental illness each year
1 in 6 U.S. youth aged 6-17 experience a mental health disorder each year
50% of all lifetime mental illness begins by age 14, and 75% by age 24

Summit County Clubhouse members may have a mental health diagnoses that could include anxiety,
depression, schizoaffective disorder, bi-polar disorder, schizophrenia or PTSD.
What will the members be doing while at the Clubhouse?
The daily work of the running the Clubhouse nonprofit is organized to engage members in every aspect of its
operation. Membership is free of charge and voluntary, and each member is always invited to participate in
work which includes clerical duties, reception, food service, transportation management, outreach,
maintenance, research, management of the employment and education programs, financial services and much
more. The upkeep of the property will be an integral part of the daily Clubhouse program, with lawn care and
landscaping important member responsibilities.
What is the likelihood of a Clubhouse member having aggressive tendencies due to their mental illness?
Safety of our members, staff and neighbors is our number one priority. Members must be actively involved in
mental health treatment to be a Clubhouse member and must be referred by a mental health practitioner is who
overseeing the members’ treatment. The Clubhouse will not accept a member who is deemed by their
practitioner to be unsafe to themselves or others. However, it is important to remember that individuals
with mental illness are more likely to be the victim of a violent crime than the perpetrator of one.
(https://www.ncbi.nlm.nih.gov/books/NBK537064/ - Psychiatric illness and Criminality).

Will SCC add significantly to neighborhood traffic?
We do not anticipate an increase in car or pedestrian traffic. Many of our members will be taking the brown
line bus to and from the Clubhouse. A few members drive their own cars but there is ample parking with a
two-car garage, a 2-slot carport and a circular driveway.
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As a neighbor, should I be concerned there will be noise and disturbances?
Nothing unusual for a residential neighborhood. SCC is a nonprofit organization that operates on the business
day and is open Monday-Friday, 8am to 5pm. We hold an afternoon or early evening social activity once a
week that will not always occur at the Clubhouse, as well as occasional weekend daytime activities. We
celebrate all holidays on the day they are observed to give our members a place to go because holidays can
often be a difficult time. Perhaps you’ll join us for a celebration! We truly believe we will be your very best
neighbors!
As a neighbor, how can I help?
As a neighbor, you are welcome to visit the Clubhouse anytime and members will be glad to give you a tour.
We also welcome people to become a volunteer or a part of our governing board, which is made up of
community residents. As you become familiar with Summit County Clubhouse, we feel confident you will
become a strong advocate and work with us to decrease stigma around mental illness.

* We would be pleased to answer any further questions you may have. Please feel free to contact us at 801930-0277 or visit our website info@summitcountyclubhouse.org to learn more about SCC. You are also
welcomed to visit us at our current location - 3070 Rasmussen Rd, Ste 190. We hope to get to know you! *
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SITE PLAN
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FLOOR PLAN
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This drawing is neither a legally recorded map nor a survey and is not intended
to be used as such. The information displayed is a compilation of records,
information and data obtained from various sources, including Summit County
which is not responsible for its accuracy or timeliness.
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SUBDIVISION PLAT
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Special Site Design Requirements (Section 10-4-18)
A. Integration Of Development: Development in the Snyderville Basin shall be integrated in a
manner that is consistent with the general plan to promote more complete and functional
neighborhood, community, and resort areas. Integration shall be accomplished through, among
other things, pedestrian and vehicular circulation, visual, open space, and other linkages and
design techniques. A piecemeal approach to planning and development, where individual
development parcels are designed and constructed without adequate integration opportunities
with surrounding areas, will not be permitted. Use is consistent with the General Plan in that
it promotes a more complete, inclusive, and functional community.
B. Existing Uses: Developments shall not limit the viability of existing agricultural, industrial, or
mining uses. Limits to the viability of existing uses could include, without being limited to,
potential nuisance or liability suits, adverse impacts on existing irrigation ditches, predation on
stock by domestic dogs, and traffic conflicts with farm machinery or mining equipment. Use will
not limit viability of agriculture, industry, or mining uses.
C. Privacy: Developments shall protect on site privacy and the privacy of those occupying adjacent
sites. Privacy may be protected through setbacks, buffering, screening or structural elements,
and other design tactics. No changes to existing house setbacks. Additional
landscaping/fencing provided to screen parking and provide privacy.
D. Building Site Plan: Building site plans for single-family detached residential development shall
provide the locations for the proposed building envelopes and associated driveways when there
are sensitive areas on the individual lots. In certain instances, the recordation plat for the
development may show multiple approved building envelope locations for each lot. At the time of
building permit issuance, the lot owner shall choose one of the building envelopes and lose the
other alternatives. The practice of selecting one and removing the remaining building envelopes
for further development consideration shall be described on the plat. No changes to the
existing building footprint or square footages are proposed.
E. Number Of Single-Family Detached Dwellings On A Lot: One single-family detached dwelling only
will be permitted on a "lot" as defined in this title, except where specifically allowed in an
approved SPA plan or when permitted accessory residential structures are allowed by this title.
No additional structures or units are proposed.
F. Intersecting Streets And Clear Visibility: On any corner lot, a clear view area must be maintained.
This is a triangular area formed by the property lines abutting the street and a line connecting
them at points twenty-five feet (25') from the intersection of the street lines. No obstruction to
view in excess of two feet (2') in height shall be placed in the clear view area, including walls,
fences, structures, signs, trees, shrubs, or hedges. When topography presents a clear view, the
area shall be graded to provide visual clearance. (Ord. 708, 12-10-2008; amd. Ord. 730, 12-22009) No changes to streets are proposed.
G. Front, Side And Rear Yards: Every part of the required front, side or rear yard shall be open and
unobstructed by any above grade object or portion of the structure, excluding uncovered stairs,
roof eaves that do not extend into the setback more than three feet (3'), and decks that do not
exceed one foot (1') in height, measured from the top of the deck to the grade directly below, in
accordance with chapter 11 of this title, and fences and retaining walls in accordance with
subsection I of this section. (Ord. 730, 12-2-2009) Existing setbacks are maintained and
comply with the minimum requirements of the Code.
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H. Single-Family Detached Dwelling Design Elements: Developments comprised of single-family
detached dwelling units may provide for individual dwelling design review through restrictive
covenants for compatibility of building materials, size, color and style, and other architectural
standards required herein. The CC&Rs shall include provisions that ensure general design
compatibility with the applicable provisions of section 10-4-19 of this chapter. Summit County will
only ensure that the individual buildings comply with the CC&Rs or design guidelines for a
specific development if it is so specified in a development agreement, consent agreement,
settlement agreement, or by a note on a recorded plat. No exterior changes are proposed to
the existing house, except for those required to comply with Building, Fire and ADA
provisions, including possible ramp to front door and wider entry doors. Staff will review
these changes prior to building permit issuance for compatible building materials, colors,
style, and architectural character with the existing house.
I. Fences And Retaining Walls:
1. Front Setback: Fences and retaining walls enclosing all or part of the front yard setback adjacent
to a street shall not be constructed or maintained at a height greater than four feet (4'). Fences and
retaining walls shall be set back at least one foot (1') from the front property line. In the case of a
corner lot, fences and retaining walls shall comply with subsection G of this section. No fencing
proposed in front setback.
2. Side/Rear Setback: Fences and retaining walls may be constructed upon the property line
separating the lot from adjacent properties. New fencing will comply.
3. Building Permit Required: Any fence or retaining wall greater than six feet (6') in height requires a
building permit. (Ord. 708, 12-10-2008; amd. Ord. 730, 12-2-2009) No fencing greater than six (6’)
in height is proposed.
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National Wetlands Inventory (NWI)
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Polly McLean, Attorney at Law

July 29, 2020
Summit County Council
60 North Main Street
Coalville, UT 84017
Via email to:
Kirsten Whetstone kwhetstone@summitcounty.org
Jami Brackin jbrackin@summitcounty.org
Re: Response to Appeal of Conditional Use Permit for Personal Improvement Service
Use at 6304 Highland Drive for the Summit County Clubhouse.
Dear Summit County Council,
I represent the Summit County Clubhouse which received a Conditional Use Permit (CUP) for
Personal Improvement Service for use by the Summit County Clubhouse on July 14, 2020 by
unanimous vote of the Planning Commission.
Under Utah law, a conditional use is allowed so long as the impacts are mitigated and does not
require the anticipated detrimental effects to be eliminated. Specifically,
(2)(a)(i) A land use authority shall approve a conditional use if reasonable
conditions are proposed, or can be imposed, to mitigate the reasonably anticipated
detrimental effects of the proposed use in accordance with applicable standards.
(ii) The requirement described in Subsection (2)(a)(i) to reasonably mitigate anticipated
detrimental effects of the proposed conditional use does not require elimination of the
detrimental effects.
Utah Code 10-9a-507. (emphasis added)
Summit County Clubhouse (SCC) is the only place in Summit County where adults with a
history of mental illness can receive social, pre- employment, and healthy living support on a
regular basis. Summit County Clubhouse will use the house at 6304 Highland Drive as a
location for members to focus on developing vocational, educational, social, and health and
wellness skills. The members will have activities and classes spanning the entire business day.
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Appellants expressed five concerns in their appeal. They also expressed a lack of understanding
regarding the plans for the property and Clubhouse operations. The plans for the use were
spelled out in the Clubhouse’s application and discussed at the hearing. Additionally, the
Clubhouse sent mailers to all neighbors within 1000 feet inviting them to learn more about the
Clubhouse, held two zoom meetings and offered an open invitation (which was reiterated to the
attorney for Appellants this week) for neighbors and anyone interested to visit the Clubhouse to
see its operations. Moreover, Appellants make vague claims that the Clubhouse needed
approval from the HOA prior to receiving the CUP. Such claim is irrelevant to the County, since
the County does not enforce private CCRs.
Traffic
It should be noted that the traffic impacts of the Clubhouse will be less than the current use of the
property. There is current business license at this location which has been in existence since
2016 for an Event Planning business. The current owner stated at the Public Hearing that she has
up to 20 part time employees on site who helped load trucks with event props and catering
supplies such as glasses and dishes. We are unaware of any complaints made regarding that use
of the property. The Clubhouse’s two staff members carpool to the location and the members
will take the bus, use the bike path, or be dropped off. Currently, there are 12 members. After
many years of operations, SCC hopes to have a maximum of 25 members. Typically, not all
members attend every day. SCC has created a transportation plan that includes picking up and
dropping members off from a designated place or at their home and bringing them to the
Clubhouse. There will be minimal deliveries or vendors coming to the location. Therefore, the
traffic impacts to this location will be minimal, are mitigated, and will be less than the prior use
at the location.
Residential Area
The Clubhouse is not a commercial enterprise. Its use and hours are compatible with the
residential character of the neighborhood. As stated during the application, currently the
Clubhouse operates Monday, Wednesday and Friday from 9 am-4 pm. The hours of operations
will eventually change to Monday-Friday 9 am to 5 pm. Additionally, the Summit County Code
allows for non-residential use in the zone as evidenced by its list of permitted, low impact and
conditional uses. (See Summit County Code 10-2-10). Moreover, there are numerous business
licenses and uses in the area. A search of Highland Drive and nearby streets reflect 36 business
licenses which include business types such as Wholesale, Retail, Non Profit, Service, Medical,
School, Nursing Home, Tree Service, Concrete Cutting, Excavator, Property Management,
Contractor, Events, and Designer. (See Exhibit A).
Bus Stops
Appellant fails to explain what the “serious safety concern” will be for the children at the bus
stops. The public bus stop is an asset and will be used by Clubhouse members to reduce traffic
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in the neighborhood. The members of the clubhouse or their disabilities have no bearing on
whether to grant the CUP. Any dangers due to the “hill” and “blind spot” apply to all users of
Highland Drive. The Clubhouse will not increase any impacts related to the bus stop.
Parking and Design
The parking capacity on–site will serve the needs of the staff and members of the Clubhouse.
There are 7 covered parking spots on the property as well as three additional off-street parking in
the drive way. Daily operations will not cause on street parking. Currently, the Clubhouse only
uses one or two parking spots on a daily basis. The building, other than ADA upgrades, will not
change.
Utilities and Sewer
As part of the CUP application, all service providers had an opportunity to comment on the use
by the Clubhouse. No providers expressed issues with the use.
Notice
In accordance with Summit County ordinances, all owners within 1000 feet of the property were
notified of the CUP application and hearing. The hearing was legally noticed on the Public
Notice Website and in the newspaper. Trustees of the HOA had notice of the hearing and
participated by giving public comment.
In conclusion, the Summit County Clubhouse’s use of the property to provide Personal
Improvement Services to its members has limited impacts and all impacts have been mitigated.
In addition, as a condition of the CUP, staff will perform a one year review of the use by the
Clubhouse. We look forward to being good neighbors and welcome those with questions to visit
us to see our operations first hand. We ask the Summit County Council deny the appeal of our
Conditional Use Permit.
Sincerely,
PEAK LAW

Polly Samuels McLean
CC: Client
John Richards, Attorney for Appellants
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Exhibit A:
Business Licenses on Highland Drive and the nearby streets:
Taken from https://www.summitcounty.org/274/Business-Licensing. The list was last updated on March 14, 2020.
Summary:
Highland Drive – 9 Business Licenses
Mountain View Drive – 5 Business Licenses
Silver Sage Drive- 5 Business Licenses
Fairview Drive- 4 Business Licenses
Kingsford Avenue -10 Business Licenses
Snowview Drive- 3 Business Licenses
Total Business Licenses= 36 Business Licenses.
Business types include Retail, Non Profit, Service, Medical, School, Nursing Home, Tree Service, Concrete Cutting, Excavator, Property
Management, Contractor, Events, and Designers.
394 Highland Dr.

Park City

435-901-2039

Wholesale

2010-03-10

Positive Courier Co

6489 N Highland Dr

Park City

435-714-0527

Retail

2020-03-04

Active K9 Rescue Foundation

6450 Highland Dr.

Park City

435.901.4349

NonProfit

2013-09-11

Harvest Moon Events

6304 N Highland Dr

Park City

435-901-3625

Misc Serv

2016-01-01

Beehive Homes of Park City

241 W Highland Dr

Park City

435-649-0977

Misc Serv

2014-11-04

Blue Sky Therapeutics, LLC

240 E Highland Dr

Park City

435-659-1746

Medical

2006-09-22

Advance IT Partners

6405 N Highland Dr

Park City

435-615-7089

Internet

2016-01-11

Adriana Maid Services LLC

6195 Highland Dr.

Park City

801-671-1066 Handyman 2011-09-09

Cary Evans

6405 Highland Dr.

Park City

435-631-0555 Consulting 2012-10-01

The Marzka Group LLC

Mountain View Drive – 5 Business Licenses
ANOTHER WAY SCHOOL

6587 Mountain View Drive

Park City

435-640-2017

NonProfit

2004-06-02
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SAIL Academy

6587 N Mountain View Dr

Park City

801-400-2652

Misc Serv

2017-03-27

Low Stump Tree Service

6503 Mountain View Dr.

Park City

435-200-5730

Misc Serv

2012-06-27

Wasatch Concrete Cutting, LLC.

6410 Mountain View Dr

Park City

801-301-2904

Misc Serv

2007-07-10

DALEY EXCAVATORS, LLC

6460 Mountain View Drive

Park City

435-649-8678

Excavation

0000-00-00

Refresh

Peak Ski Racing
Academy

LiveWell Physical Therapy

RKB ARMORY LLC

6080 N Silver Sage Dr

Park City

435-9018448

Ski

2016-10-26

NO WORRIES RESIDENTIAL
SERVICES

6383 Silver
Sage Drive

Park City

435-6490028

Prop Mgmt

2006-0811

HFS Photography & Marketing

908 E Silver Sage Dr

Park City

831-2546011

Photo

2007-1231

Park Tower Utah LLC

6320 Silver Sage

Park City

859-8146153

Nightly
Rental

2020-0310

SIMBOL Communications LLC

908 E Silver Sage Dr

Park City

310-9350365

Consulting

2017-0401

5976 N Fairview Dr

Park City

435-901-3579

Medical

2019-09-13

Bold White LLC

6103 N Fairview Dr

Park City

616-460-0914

Internet

2018-01-01

Strauss Custom LLC

6103 N Fairview Dr

Park City

801-608-8528

Contractor

2020-02-24

ROBERT DEVANEY, LLC

5491 N. Fairview Dr.

Park City

435-645-8942

Consulting

2007-01-18

5875 N Kingsford Ave

Park City

435-649-7306

Retail

2017-07-26

One Revolution Foundation

5920 N Kingsford Ave

Park City

843-655-8421

NonProfit

2015-01-01

Event M3

5631 N Kingsford Ave

Park City

801-580-8310

Misc Serv

2017-01-01

Shamrock Backhoe LLC

5787 Kingsford Ave

Park City

435-640-1216

Misc Serv

2010-10-14
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GS Support Services

5841 Kingsford Ave.

Park City

435-659-6057

Misc Serv

2008-07-16

THE OUTREACH INSTITUTE

5841 Kingsford Avenue

Park City

435-649-7023

Instruct

0000-00-00

All in a Day Design

5962 N Kingsford Ave

Park City

435-901-1414

Design

2014-01-08

MT MOUNTAIN DESIGNS, LLC

6059 N Kingsford Ave

Park City

435-649-5316

Design

0000-00-00

RSB Builders

5841 Kingsford Ave.

Park City

435-640-6546 Contractor 2008-09-17

Expedition HR LLC

5655 N Kingsford Ave

Park City

435-640-8733 Consulting 2018-11-06

Gillenwater Consulting, LLC

5667 N Kingsford Ave

Park City

415-685-5672 Consulting 2015-01-01

Refresh
High Country Care & Snow
Removal

6390 Snowview Dr.

Park City

435-9409532

EXECUTIVE'S CONCIERGE OF
P.C. LLC

6200 Snowview Drive Park City

WIZARDRY

6350 Snowview Drive Park City

Yard

2013-0408

435-7143932

Prop Mgmt

435.901.2994 Advertise

0000-0000
0000-0000

3
214

