
January 7, 2016

REPORT FROM THE ZONING ADMINISTRATOR TO THE 
UTAH COUNTY BOARD OF ADJUSTMENT

FOR APPEAL NO. 1552

I. APPLICATION:

A. APPLICANT - Snowbird Ski & Summer Resort

B. REQUEST - Conditional use for accessory ski lifts and
various associated mountain resort
facilities

C. LOCATION - Sections 8, 17, 18, 19, 20, 29, T3S R3E, 
American Fork Canyon area of Utah 
County

D. ZONING - CE-1, Critical Environment Zone

E. ACREAGE - Approximately 860 acres

II. ZONING ADMINISTRATOR’S REVIEW:

Parcel Information

The subject property consists of property (parcel 11:058:0039 and patented mining claims)
owned by Snowbird Resort LLC and others in the American Fork Canyon area of Utah County. 
Much of the property is used as accessory ski lifts and other various mountain resort facilities
accessory to the Snowbird Ski and Summer Resort located in Salt Lake County.   The accessory
ski lifts were approved by the Utah County Planning Commission as a conditional use on
October 21, 1997.   Permits issued associated with this conditional use include the following:
#98-186, #98-315, #99-084, #00-210, #01-121, #01-146, #01-190, #01-191, and #05-266.

The mountain resort facilities were approved by the Utah County Board of Adjustment as a
conditional use in 2012 and 2013 through Appeal #1522 and Appeal #1525.  Zone Compliance

Permit #13-006 was issued associated with these conditional uses, which included mountain resort
facilities such as horseback riding trails and concessions, snow-cat skiing trails, cross-country
skiing trails, hiking and mountain biking trails, skier warming facilities, snowmobiling , ATV
riding trails,  and pre-cooked food and beverage facilities. 

On September 4, 2014, the Board of Adjustment approved a conditional use (Appeal #1540) on
the subject property for a man-made uncovered water reservoir with a capacity over ten(10) acre-



feet for water storage for snow-making purposes.   Zone Compliance Permit #14-022 was issued
associated with this conditional use. 

The property lies within the Urban Wildland Interface area of Utah County.

Parcel’s Status in Present CE-1 Zone

The property is presently in the Critical Environmental (CE-1) Zone and would appear to be
eligible for all permitted and conditional uses in the CE-1 Zone, subject to meeting all applicable
requirements for a given use.

Applicant’s Request

The applicant would like to install and operate additional accessory ski lifts and associated
mountain resort facilities on the subject property.  These facilities and uses would be constructed
in the Mineral Basin and Mary Ellen Gulch areas in upper American Fork Canyon.  The existing
lifts are located in Mineral Basin and this application includes a proposed realignment and
extension of an existing lift (Mineral Basin Express Lift).  The proposal includes the following:

-Replacement and realignment of the Mineral Basin Express lift, which would include a
downhill extension of the lift.  This realignment and extension includes the addition of
three(3) new ski runs to access the new downhill location of the bottom terminal of the lift.

-A proposed ski patrol facility on Hidden Peak located just below the current Mineral
Basin Express top lift terminal.  The application indicates this structure will be approximately
2,300 square feet.

-A proposed “lift equipment facility/lift operator shelter” in Mineral Basin near the
opening of the existing skier tunnel.  The application indicates this structure will be used for
lift operation and maintenance and storage of associated equipment and supplies.  The
application indicates this structure will be approximately 4,000 square feet, with the ability to
reduce the size to approximately 1,800 square feet if needed. 

-Proposed four(4) “avalanche control devices” in Mineral Basin near the ridge of Mary
Ellen Gulch, with three(3) more on the Mary Ellen Gulch side.  The application indicates
these devices will be similar to those currently located in Little Cottonwood Canyon above
State Route 210.  

-Proposed “Mary Ellen Lift” in Mary Ellen Gulch, with the top lift terminal on Hidden
Peak and the bottom lift terminal near the top of the southern ridge of Mary Ellen Gulch. 
This   “gondola-style” lift will have a mid-station lift on the ridge below the American Fork
East Twin Peak, above the “bookends”.   The proposal indicates the mid-station will have
load/unload capabilities to serve as a launch tower for zipline(s) that will follow the lift
alignment.

-Proposed “Sunday Saddle” lift to supplement downhill skiing in Mary Ellen Gulch.  The



application indicates the upper operator’s room of the lift will include “minimal Ski Patrol
space”.   The addition of this lift will include development of “four to six ski runs”.

-Two(2) proposed warming huts.  The application indicates a “small one” built to
accommodate approximately 30 people comfortably (more for emergencies) will be
constructed at the bottom of the Mary Ellen lift.  A “larger one” built to accommodate
approximately 100 people comfortably (more for emergencies) will be constructed at the
bottom of the Sunday Saddle lift.  The application indicates each warming hut may offer pre-
packaged food and beverage services, and each will also include allocated space for Ski
Patrol staff and equipment.

The application includes supplemental information detailing the proposal, including:

-A site plan consisting of 11 maps depicting information such as existing conditions and
infrastructure, proposed infrastructure and uses, vegetation types, soils and hydrology,
integration with existing operations, and viewshed impacts.

-An operations disclosure statement detailing the following:
-Scope and purposed of the development
-Ownership of the property and adjoining properties
-Provision of utilities and emergency access
-Management and operations of the proposal

-A development impact statement containing information related to the following:
-Name, date, sponsor, and description of the project
-Description of the environment
-Impacts related to surface drainage and water quality, underground drainage, flood
hazards, wildlife, vegetation, fire hazards, geologic hazards, slope hazards, soil erosion,
socio-economic factors
-Mitigation measures related to any anticipated adverse environmental effects

-A fiscal impact report

-Supporting letters related to the provision of emergency services

-Best management practices related to erosion and sedimentation control, airborne nuisance
management, and resource conservation

-A transportation analysis related to the traffic impacts of the proposal

In summary, the applicant is requesting a conditional use for accessory ski lifts and various
associated mountain resort facilities in the CE-1 Zone of Utah County.

Applicable Ordinances and Laws



The following are ordinances and laws pertaining to this appeal: 

1. Section 5-5-C-7 of the Utah County Land Use Ordinance lists “accessory ski lifts and
associated mountain resort facilities” as a conditional use in the CE-1 Zone, subject to
approval by the Board of Adjustment.

2. Section 3-47 lists the standards and requirements for accessory ski lifts and associated
mountain resort facilities (see attached copy for reference).

3. Section 7-20 contains the rules for hearing and deciding appeals for conditional uses (see

attached copy for reference).

III. STAFF FINDINGS:

1. Section 5-5-C-7 of the Utah County Land Use Ordinance lists accessory ski lifts and

associated mountain resort facilities as a permitted conditional use in the CE-1 Zone,

subject to approval by the Board of Adjustment as a conditional use according to the

provisions of Section 7-20.

2. An application was submitted December 8, 2015 as per Section 7-20-A.

3. The application is for a conditional use which the Board is empowered to approve as per

Section 7-20-B.

4. The application appears to meet the requirements of Section 7-20-C-1, which requires the

proposed conditional use to not degrade the public health, safety, or welfare.  It would not

appear to have any obvious negative effects on the public heath, safety, or welfare.

Mitigation measures such as  management and operation plans, limits of operation, etc.,

for any inherent concerns can be accomplished through conditions attached to any

approval of this application.

5. The application appears to meet the requirements of Section 7-20-C-2, which requires the

proposed conditional use to meet the general purposes and intent of the ordinance, as

specified in Section 1-2.  Specifically, it would foster industry (tourism) and create

conditions favorable to recreational opportunities as listed in Section 1-2-D and 1-2-J.

6. The application appears to meet the requirements of Section 7-20-C-3, which requires the

proposed conditional use to be consistent with the “characteristics and purposes” stated

for the zoning district involved and the adopted general plan.  This conditional use would

appear to provide a mountain recreation area that could be developed to help meet the

demand for mountain/rural recreation activities (Policy D, Objective 9, Chapter 1, Utah

County General Plan, 2014). 

7. The application appears to meet the requirements of Section 7-20-C-4, which requires the



proposed conditional use be compatible with the public interest and with the

characteristics of the surrounding area.  Adjacent uses to the property include ski resorts

and recreational land, and federal forest land, both of which would appear to be

compatible and similar uses.  The application also would appear to provide uses that

would provide outdoor recreational activities in a managed and supervised manner, 

which would appear to be beneficial to the public’s interest.

8. The application appears to meet the requirements of Section 7-20-C-5, which requires the

proposed conditional use to be shown to not adversely affect local property values.  There

appears to be no evidence this conditional use would adversely affect local property

values due to the general compatibility with the adjacent properties and their uses, as

stated above.  In addition, the applicant has indicated the ability to build the lift structures
with materials and colors that are in compliance with the Forest Service’s “Built
Environment Image Guide” to help mitigate the visual impacts of the lifts.  Also, the
application included a viewshed analysis which concludes the visual impact on populated
or recreation areas will be minimal.    However, the application did not include any

appraisals or other professional statements regarding property values.  The Board
may want to take this into consideration.

9. The application appears to meet the requirements of Section 7-20-C-6, which requires the

proposed conditional use to comply with all of the terms and requirements of the

ordinance.  Analysis of each applicable section of the ordinance are as follows:

Section 3-47 lists the standards and conditions required for accessory ski lifts and
associated mountain resort facilities.  Each requirement is analyzed as follows:

Section 3-47-C lists the permitted facilities allowed under this Section.  All of the
applicant’s proposed uses/facilities are listed as permitted.  The application appears to
meet this section.

Section 3-47-D requires the applicant to submit a site plan of the proposed accessory ski
lifts and mountain resort facilities that shows all existing and proposed  structures, roads,
runs, restrooms, shelters, etc.  In addition, the site plan must indicate topography,
vegetation, and soil types.  A site plan, as a series of maps, was submitted by the
applicant that appears to show the required items.  The application appears to meet this
section.

Section 3-47-E requires the application to include an operations disclosure statement for
the proposal which includes the scope and purpose of the application, ownership
information, provisions of essential services, and management and operations procedures. 
The application included an operations disclosure statement that appears to meet this
requirement.

Section 3-47-F requires the application to include a developmental impact report which
analyzes the impacts of the proposed use(s), along with proposed mitigation measures to
compensate for impacts caused by the proposal.  The application included a



Developmental Impact Report that was stated to have been prepared by Cirrus Ecological
Solutions, LC, an environmental consulting firm, and A-Trans, a traffic engineering firm,
that appears to meet this requirement.

Section 3-47-G requires the application include a fiscal impact report detailing the
anticipated impacts relative to government services and revenue sources, including
impacts during construction, phases, etc.  The application included a Fiscal Impact Report
that was stated to have been prepared by Cirrus Ecological Solutions, LC that appears to
meet this requirement.   Relative to the impact on government services, the application
summarizes that “virtually all services with be provided through integration with the
existing resort, made unnecessary through project design, or be provided by Salt Lake
County agencies through existing agreements”.  

Section 3-47-H-1 requires the land on which the facilities lie be located in the CE-1 Zone
on a zoning lot which abuts an existing ski resort in an adjoining county, or on zoning lots
that do not abut a recorded recreational resort plat or an existing ski resort in an adjoining
county, but are connected through an authorized connection between zoning lots abutting
the resort plat or ski resort and the outlying zoning lots.  The property does lie within the
CE-1 Zone and appear to abut the existing Snowbird Resort in Salt Lake County as
multiple mining claims.    The application appears to meet this section, subject to the
property meeting the definition of a zoning lot or lots.  This can be assured through
a condition attached to any potential approval of this application. 

Section 3-47-H-2 requires the land on which the facilities are located, along with the land
on which the existing ski resort is located, to be in the same ownership.  It appears all of
the subject property (mining claims and parcel 11:058:0039) in Utah County, and the
existing resort in Salt Lake County, are in the name of “Snowbird Resort LLC”, with one
exception.  Parcel 11:058:0038 (“Flora” mining claim) is owned by various members of
the Nash family, as indicated by records in the Utah County Recorder’s Office.  The
application indicates Snowbird is currently in process of negotiating the purchase of this
property.  However, as of the date this report is being prepared (12/30/15), that purchase
has not been shown to have been completed.  If the property is not obtained by Snowbird,
it will need to be removed from this application. The application appears to meet this
section, subject to parcel 11:058:0038 being shown to be in the ownership of
Snowbird Resort LLC, or being removed from this application.  This can be assured
through a condition attached to any potential approval of this application.

Section 3-47-H-3 requires the Board to find that neither flooding, water quality, nor other
aspects of the environment will be unreasonably diminished by approval of the
application, and that conditions of approval can be attached which can reasonably be
expected to mitigate any environmental impacts.  As stated above, the application
includes a “Developmental Impact Report” that appears to adequately address the
required issues.   The submitted Developmental Impact Report includes a number of
mitigation measures that are proposed to be implemented in the construction and
operation of the project.  These mitigation measures can be assured  through a condition



attached to any potential approval of this application.

Section 3-47-H-4 requires the Board to find that the costs of providing governmental
services generated by the proposal have been considered.  The application appears to
meet this requirement, as discussed above.

Section 3-47-H-5 requires the Board to find the facilities will have a safe design, and the
risks associated with avalanches, rock fall, and other natural hazards have been addressed. 
As stated above, the application includes a “Developmental Impact Report” that appears
to adequately address the required issues.  In addition, such hazards are currently
addressed through the resorts existing operations, which experience and practice will be
extended to the proposed area.  The application appears to meet this requirement.

Section 3-47-H-6 requires the Board to find the facilities will not significantly reduce
property values of adjacent parcels of land.  The application appears to meet this
requirement, as discussed above.

Section 3-47-H-7 requires the Board to find the facilities are harmonious with the alpine
setting, unobtrusive as reasonably possible, environmentally sensitive, aesthetically
acceptable, and adequately integrated into the existing resort.  As mentioned above, the

application includes a “Development Impact Report” that includes measures to mitigate

adverse environmental effects of the project.  In addition and also as mentioned above, 

the applicant has indicated the ability to build the lift structures with materials and colors
that are in compliance with the Forest Service’s “Built Environment Image Guide” to
help mitigate the visual impacts of the lifts.  In addition, the application included a
viewshed analysis which concludes the visual impact on populated or recreation areas
will be minimal. The application appears to meet this requirement.

Section 3-47-H-8 requires the Board to find that adequate parking, patron access, and
other public facilities exist for the increase in utilization of the existing resort.  The
application included a transportation analysis prepared by A-Trans Transportation
Engineering that concludes the proposal will have a negligible impact on the existing
parking and highway demand.  The existing Snowbird Resort in Salt Lake County
appears to have significant existing parking, transit, and other public facilities to handle
the proposed activities.   The application appears to meet this requirement.

Section 3-47-H-9 requires that all access to the proposed facilities be exclusively through
the existing ski resort to which the facilities are appurtenant.  The application indicates all
access will be through the existing Snowbird base area in Salt Lake County utilizing the
existing tram, lifts, road, and trails.  An “Operational Integration” map was included that
illustrates integration with the existing resort.  The application appears to meet this
requirement.

10. The application appears to meet the requirements of Section 7-20-C-7, which requires the

proposed conditional use to be shown to not result in a situation which is cost ineffective,



administratively infeasible, or unduly difficult for the provision of essential services. 

Those services appear to be presently available due to the existing resorts and uses in the

area. 

IV. ZONING ADMINISTRATOR’S POSITION:

That the Utah County Board of Adjustment consider approval of the request for a conditional use

for accessory ski lifts and various associated mountain resort facilities in the CE-1 Zone,
subject to the following minimum conditions: 

1. That the application meet all the criteria for approving a conditional use as per Section 7-20-
C(1) through (7) of the Utah County Land Use Ordinance, to the extent required in Section 7-
20-D;

2. That all applicable permits be issued for all structures and uses associated with the proposed
accessory mountain resort facilities to be constructed or utilized on the property that meet all
applicable building, zoning, health, and fire-safety requirements.  Development and
construction shall be consistent with all stated conditions and procedures, including “best
management practices”,  as referenced in the submitted application;

3. That all requirements and standards of Section 3-47 for accessory mountain resort facilities
be met;

4. That prior to the approval of any building or land use permit associated with this application,
the subject property compromised of mining claims be consolidated by deed into a Utah
County-assessed parcel.  This parcel shall constitute a zoning lot as defined in Section 2-2-A-
82-c of the Utah County Land Use Ordinance;

5. That all mitigation measures referenced in the submitted “Development Impact Report” be
implemented and met;

6. That the existing cabin located on what appears to be the “Silver Wave” mining claim be
removed prior to the approval and issuing of any building or land use permit associated with
this application.  Alternatively, the property/mining claim the cabin lies upon may be
removed from this application to preserve any determined legal non-conforming status of the
property and/or structure;

7. That the proposed warming hut located near the bottom terminal of the “Mary Ellen Lift” be
limited in size to 900 square feet as measured by the currently adopted building construction
codes of Utah County;

8. That the proposed warming hut located near the bottom terminal of the “Sunday Saddle Lift”
be limited in size to 2,000 square feet as measured by the currently adopted building
construction codes of Utah County;

9. That the proposed lift operator shelter located near the existing skier tunnel be limited in size



to 1,800 square feet as measured by the currently adopted building construction codes of
Utah County;

10. That the proposed ski patrol facility on Hidden Peak be limited in size to 2,300 square feet as
measured by the currently adopted building construction codes of Utah County.





Section 7-20:Rules for Hearing And Deciding Appeals for Conditional Uses

When the Board of Adjustment acts under its power to hear and decide requests for
conditional uses, the conditional use shall be approved 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.  If the reasonably anticipated
detrimental effects of a proposed conditional use cannot be substantially mitigated by the
proposal or the imposition of reasonable conditions to achieve compliance with
applicable standards, the conditional use may be denied.  The Board shall grant approval
if the following rules and applicable standards have been met:
A. The applicant has filed a properly completed conditional use application form.
B. The land use ordinance specifically identifies the conditional use in question as

one which the Board is empowered to approve.
C. The conditional use shall meet the following standards:

1. It shall not degrade the public health, safety, or welfare.
2. It shall be consistent with the general purposes and intent of the land use

ordinance.
3. It shall be consistent with the "characteristics and purposes" stated for the

zoning district involved and the adopted general plan.
4. It shall be compatible with the public interest and with the characteristics

of the surrounding area.
5. It shall not adversely affect local property values.
6. It shall comply with all of the terms and requirements of the land use

ordinance, including but not limited to those found in Chapter 3,  and
Chapter 5, of the land use ordinance.

7. It shall not result in a situation which is cost ineffective, administratively
infeasible, or unduly difficult for the provision of essential services,
including but not limited to: roads and access for emergency vehicles and
residents: fire protection; police protection; schools and school busing;
healthful water, sewer, and storm water facilities; and garbage removal.

D. The applicant has the burden of proving by a preponderance of the evidence that
all the conditions for granting a conditional use have been met and must meet that
burden based on the facts presented for the record; expressions of support or
protest alone shall not constitute the basis of approval or denial.

E. When necessary, the Board may attach conditions which work out an adjustment
between the conditional use and the surrounding area and to mitigate any harmful
effects; such conditions may include, but are not limited to, the following:
1. Parking;
2. Traffic acceleration lanes;
3. On-site storm water retention facilities;
4. Special security or fire protection facilities;
5. Water, sewer, and garbage facilities;
6. Landscape screening or buffer areas;
7. Requirements for the management and maintenance of the above facilities;
8. Limited hours of operation;
9. Limited use of equipment emanating offensive noise, light, dust, or traffic;
10. Travel or route restrictions.

F. Conditional Uses run with the land, subject to Section 7.21.E.



Utah County Land Use Ordinance Section 3-47

3-47: ACCESSORY SKI LIFTS AND ASSOCIATED MOUNTAIN RESORT FACILITIES IN
THE CE-1 ZONE
A. INTENT

It is the intent of this section to provide standards for the approval of accessory ski
lifts and certain closely related mountain resort facilities in the CE-1 Critical
Environmental Zone in a way which follows the stated intent of the zone, protects
the sensitive environment of the area, and assures that the cost of governmental
services will be considered.

B. SCOPE
The Board of Adjustment, in accordance with the provisions of chapter 7, Utah
County Land Use Ordinance, may approve a conditional use permit for accessory
ski lifts and certain associated ancillary mountain resort facilities in the CE-1
Zone provided that all of the requirements contained in this section are met, in
addition to the general standards for issuing a conditional use permit found in
chapter 7 of this land use ordinance. 

C. PERMITTED FACILITIES
Only the following facilities may be permitted in association with a conditional
use permit issued pursuant to this section:
1. Accessory ski lifts (e.g., towbars, chairlifts, gondolas) and lift operator

shelters.
2. Ski and snow-boarding runs.
3. Trails for cross-country skiing, snow-cat skiing, hiking, mountain biking,

and horseback riding.
4. Avalanche control facilities and structures.
5. Skier and ski patrol warming facilities.
6. Zip lines, alpine slides, and alpine rail slides, which are integrated into the

mountain features (not stand alone carnival or amusement park type rides
or facilities), provided that such facilities utilize the change in elevation
down the mountain slope as the sole energy source.

7. Snowmobile, all terrain vehicle, and horseback riding concessions;
provided that all terrain vehicle use shall be restricted to designated roads
and designated all terrain vehicle trails.

8. Restrooms and pre-cooked food and beverage facilities for use by patrons
of the resort.

9. Service roads and utility lines.
D. SITE PLAN

An applicant for a conditional use permit for the accessory ski lifts and associated
mountain resort facilities shall submit a drawn-to-scale site plan of the subject
property at a scale 200 feet per inch or larger (except the scale may be 1000 feet
per inch or larger for portions of the lot where there will be no runs or other
facilities placed) which shall contain:
1. The boundary of the zoning lot of record and the boundary of the project

area if not coterminous with the lot boundary.



2. The location of any existing structures, roads, utilities and other uses of
land.

3. The location of all proposed ski lifts, ski runs, shelters, restrooms, roads,
utility lines and any other proposed facilities.

4. Topography, vegetation, and soil types.
5. Other information which the Board of Adjustment finds it needs to

determine whether the use meets the standards of approval or needs to set
conditions in accordance with land use ordinance, chapter 7.

E. OPERATIONS DISCLOSURE STATEMENT
In addition to the site plan, an application for a conditional use permit shall be
accompanied by a disclosure statement stating:
1. The scope and purpose of the development.
2. The identification of ownership or leasehold interests; the job title, name,

address, phone number and hours of service of the individual managing
the area.

3. The provisions for trash removal, water, sewer, security, and access by
governmental emergency services for the development.

4. The daily management and operations procedures.
F. DEVELOPMENTAL IMPACT REPORT

The applicant shall submit a developmental impact report prepared by an
individual or individuals competent in the fields to be addressed in the report,
which analyzes the impacts relative to all of the standards for approval as
contained in this section, and presents proposed mitigation alternates to
compensate for impacts to be caused by the accessory ski lift development. 

G. FISCAL IMPACT REPORT
The applicant shall submit a fiscal impact report prepared by an individual or
individuals competent in the fields to be addressed in the report.  The report shall
show:
1. The qualifications of those doing the report.
2. An itemized list of governmental services that will be needed by the

proposed development under existing state mandates and governmental
practices and the annual cost to the units of government that will provide
those services.

3. An itemized list of governmental revenue sources available under existing
state laws and governmental practices that is broken out by each source of
revenue.

4. An analysis of costs of services and the availability of revenues during the 
construction phases and, when a development is to go up in phases, the
costs and revenues during interim phases before the development is
complete.

5. An analysis of the above costs and revenues when the development
recommendations for mitigation of costs provides for the applicant to
contract for or to provide some of the services traditionally provided by
government.

6. An itemized analysis of potential liability and exposure of the County for



governmental services to be handled by parties other than the County.
H. STANDARDS

The accessory ski lift and associated mountain resort facilities must meet all of the
following standards:
1. The accessory ski lift and associated mountain resort facilities (the

“development”) shall be situated on a zoning lot, or zoning lots, located in
the CE-1 zone and at least one of which zoning lots shall (i) abut a
recorded recreational resort plat in the unincorporated area of Utah County
containing an existing ski resort, or (ii) abut an existing ski resort in an
adjoining county; provided that if there exist intervening lands between
said zoning lots, other than between the required abutting zoning lot and
the existing ski resort, then the existing ski resort shall have an authorized
connection, which may be in part by a publicly available access, from the
existing ski resort to each of the zoning lots. 

2. Both the land on which the development will be located, and the land on
which the ski resort to which the proposed development is appurtenant is
located, must be in the same ownership.

3. The Board of Adjustment must find that neither flooding, water quality,
nor other aspects of the environment will be unreasonably diminished by
the approval of the development, and that conditions of approval can be
attached which can reasonably be expected to mitigate the environmental
impacts.

4. The Board of Adjustment must find that the costs of providing
governmental services generated by the development have been
considered.

5. The Board of Adjustment must find that there is adequate evidence that the
facilities will have a safe design, and that the risks associated with
avalanches, rock fall and other natural hazards have been addressed.

6. The Board of Adjustment must find that the accessory ski lifts and
associated mountain resort facilities will not significantly reduce property
values of adjacent parcels of land.

7. The Board of Adjustment must find that the accessory ski lifts and
associated mountain resort facilities are designed in a manner to be (i)
harmonious with the alpine setting, (ii) as unobtrusive as reasonably
possible, (iii) environmentally sensitive, (iv) esthetically acceptable, and
(v) adequately integrated into the existing ski resort to which the proposed
development is appurtenant.

8. The Board of Adjustment must find that adequate parking (which may
include off-site parking with transit access), patron access, and other
public facilities exist for the increase in utilization of the ski resort to
which the subject accessory ski lift area will be appurtenant.

9. All access to the accessory ski lift and associated mountain resort facilities
must be exclusively from and through the ski resort to which the subject
accessory ski lift and associated mountain resort facilities will be
appurtenant.  Direct access to the accessory ski lift and associated



mountain resort facilities shall not be permitted.







































































































































































Josh Ivie - Fwd: Utah County Zoning Compliance Permit (Supplement to CUP 

Application) 

for packet documents

>>> "Banks, Martin K."  12/24/2015 10:40 AM >>>

Hi Bryce:  In response to your request below for additional information or clarification, please see my 
comments in red and the attached documents.

Marty Banks | Partner

STOEL RIVES LLP | 201 South Main Street, Suite 1100  | Salt Lake City, UT 84111

Direct: 

| Bio | vCard | www.stoel.com
This email may contain material that is confidential, privileged and/or attorney work product for the sole use of the intended recipient. 

Any unauthorized review, use, or distribution is prohibited and may be unlawful.

From: Bryce Armstrong  

Sent: Wednesday, December 23, 2015 11:38 AM
To: Banks, Martin K.

Subject: RE: FW: Utah County Zoning Compliance Permit

Marty,

I've begun the review of the applications and have come across some information/issues that may need to be 

addressed or clarified.  They include:

1).  The boundary description you provided has been reviewed and there appears to be a minor error related to 

one of the courses.  On line 44 of the description, it reads "thence N 67°47'17"E, along line....".  The E appears to 

need to be a W (west).  Please contact Jason Thurlow in the Recorder's Office for additional information if 

needed at (801)851-8172.

The referenced minor error has been corrected, as reflected on the attached revised External Boundary 
Legal Description.

2).  The application indicates the Mary Ellen Lift will have a launch tower for  a "zipline or ziplines", and then 

indicates they will either follow  the lift alignment or land at alternative sites in Mineral Basin or Mary Ellen 

Gulch.  These alignments and associated facilities need to be clarified in the application and on the site plan.

The zipline or ziplines will follow the proposed lift alignment.  Please disregard that portion of the 
referenced paragraph (page 9, second full paragraph under numbered paragraph 1.) suggesting that the 

From: Bryce Armstrong

To: Ivie, Josh

Date: 12/24/2015 1:46 PM

Subject: Fwd: Utah County Zoning Compliance Permit (Supplement to CUP Application)

Attachments: 26.2 Special Warranty Deed (Utah County - Resort Property).pdf; Snowbird Resort LLC -

SpecialWarranty Deed - Mary Ellen Gulch - 12-8-15....pdf; Snowbird. revised (line 44, E toW) 

perimeter Legal Description - Wester....pdf
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zipline or ziplines may possibly land at alternative sites in Mineral Basin or Mary Ellen Gulch.  That 
referenced paragraph is hereby clarified by the following substitute language:

“It will likely be a gondola-style lift, with a capacity of about 450-500 pph.  The mid-station will have 
load/unload capabilities because it will serve as the launch tower for a zipline or ziplines, either 
following the lift alignment to the top and/or bottom terminals, depending on final grade, or landing at 
alternative sites in MB or MEG.”

3).  The application proposes two warming huts, a "small" one and a "larger one".  The only size reference relates 

to the number of people each will "comfortably" accommodate.    I think we may recommend a maximum size, 

so the application may want to indicate the maximum size needed to serve each hut's purpose.

The maximum size needed to serve the small hut at the bottom terminal of the Mary Ellen lift is 1,000 
square feet; the maximum size needed to serve the larger hut at the bottom terminal of the Sunday 
Saddle lift is 2,500 square feet.

4).  The application indicates the inclusion of a proposed "lift equipment facility".  Section 3-47-C of the Utah 

County Land Use Ordinance does not specifically identify this facility as a permitted facility.  

This proposed facility would serve two purposes.  First, it would be used to store equipment and 
supplies necessary for the operation and maintenance of the accessory ski lifts, including the ski lifts 
and the skier tunnel conveyor in Mineral Basin.  We therefore contemplate locating the facility in 
Mineral Basin near the mouth of the skier tunnel conveyor, and anticipated that the facility would be 
deemed incidental, appurtenant or attendant to those accessory ski lifts, which are specifically 
identified as permitted facilities in Section 3-47:C.

As to the second purpose, the proposed facility would also be used as an operator shelter for those 
operating and monitoring the skier tunnel conveyor.  Section 3-47:C specifically identifies as permitted 
facilities “Accessory ski lifts (e.g., towbars, chairlifts, gondolas) and lift operator shelters.” The skier 
tunnel conveyor constitutes an accessory ski lift, and we believe the proposed facility constitutes a lift 
operator shelter.  We would be happy to re-label that facility to better reflect its intended purposes if 
you think it appropriate. 

Finally, if you are concerned about the proposed size (4,000 sq. ft.) of the facility, we would be willing 
to scale the request down to 1,800 sq. ft.

5).  There appears to be a cabin on the "Silver Wave" mining claim.  Verification that this cabin is a permitted 

structure will need to be provided.  If it is determined to be a legal non-conforming use/structure, that status 

may be in jeopardy as per Section 1-6-B upon approval of this application.

The referenced historic cabin was not constructed by or at the request of Snowbird, was in place before 
Snowbird initiated any improvements in Utah County, and has not been permitted by Snowbird.  
Presuming the cabin is a legal non-conforming use/structure, if the approval of this application 
jeopardizes that legal non-conforming use/structure status, Snowbird will take appropriate responsive 
action.

6).  The Utah County Recorder's Office has requested all recorded deeds or documents of each mining claim to 

verify ownership. 

On July 12, 2014, a Snowbird entity (Snowbird, Ltd.) deeded the mining claims Mineral Basin (Utah 
County Parcel Number 11:058:0039 - Parcel X) to another Snowbird entity (Snowbird Resort LLC).  
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See attached recorded Special Warranty Deed.  On December 8, 2015, another Snowbird entity 
(Snowbird Land Two LLC) deeded the mining claims in Mary Ellen Gulch to Snowbird Resort LLC.  
See attached recorded Special Warranty Deed.

I will continue my review and request any additional information as needed. 

Please consider this email response to be a supplement to Snowbird’s 12/7/15 Application for a 
Conditional Use.  Let me know if we can provide any additional clarification.

Thanks,

Bryce Armstrong

Associate Director

Utah County Community Development

(801)851-8343

Page 3 of 3


	Staff report.pdf
	Page 1
	Page 2
	Page 3
	Page 4
	Page 5
	Page 6
	Page 7
	Page 8
	Page 9

	Map.pdf
	7-20.pdf
	Page 1

	3-47.pdf
	Page 1
	Page 2
	Page 3
	Page 4

	1552 - Application.pdf
	Snowbird Ski and Summer Resort - Mary Ellen Gulch Expansion CUP Application.pdf
	01.pdf
	02.pdf
	03.pdf
	04.pdf
	05 Supporting Letters.pdf
	06.pdf
	07.pdf
	08 Appendix C.pdf
	09 Easement Agreement.pdf

	Banks Redline Email.pdf



