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PARK CITY PLANNING COMMISSION
MINUTES OF MELTING

Weodnesday, Dezember 18, 1985, 7:30 p.m.

PARK CITY MUNICIPAL CORPORATION
COUNCIL CHAMBERS

MARSAC OFFICES

PARK CITY, UTAH

COMMISSIONERS IN ATTENDANCI:

Chairman Brad  Olch, Ruth Gezeliug, Steve Deckert, Randy
Rogers, Ron Whaley, Cal Cowher, Ray Pobinson

COMMISSIONERS ABSENT
Paul Bickmore (excused)
EX OFFICIO:

Dave boesch, Current Planning Administrator, Joei Paterson,
Planner, Erna Wilson, Planning Secrectary

PUBLIC HEARING
7:30 p.m,

1. Deer Valley Special Exception Permit -

Dave Boesch said that toright's item on the Public Hearing was

withdrawn at the rcquest of the applicant, and will be rescheduled at a

later date.
REGULAR MEETING
I, Roll Czll
The meeting began at 7:35 p.m.
II. Public Input :

Randy Rogers mentioned that in a recent survey conducted by the

.Chamber/Bureau, the Planning Commission received the lowest  public

approval rating. Mr., Rogers found this interesting since the: pubhc

rarely attends the r"ct,tmgs affording them the opportunity to vo:ce :

their opinions,

Steve Dackert said that he had heard rumors that, Tom Clyde,f\'
revoked the Commission's appxoval on the RlO Grande‘i

City - Attorney,
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Outdoor Dining application.  Davo Boesich sald that My, Clyde had some
concerns as to the granting of a condltional use approval for an outdoor
dining use that may be scparate from the ski shop that wan proposged
on the same site. Mr. Boesch said that thore have been subsequent
meetings with the city stafl which Indicated that the matter ls stil] open
to interpretation.  Mr. Boeach sald that the item was scheduled on
Council's agenda the next day and that the City Attorney recommonded
that the approval by the Planning Commlssion was in violation of the
city's zoning ordinance,

IIT, Minutes of November 27, 1985 and December 4, 1985,

Motion

Ron Whaley: "I move that we approve the minutes of November
27, 1985". Ruth Gezelius seconded the motion and the vote was
unanimous with Cal Cowher abstaining because he was not in
attendance at that meeting.

Hotion

Ron Whaley: "I move that we approve the minutes of December 4,
1985", Ruth Gezelius seconded the motion and the vote was
unanimous.

IV. Consent Agenda

1. Pine Inn Condominium Plat - Condominium plat approval for the
ten-unit first phase of this project located at 2100 Deer Valley
Drive South.

Motion

Ruth Gezelius: "I move that we approve the Consent Agenda
item", Cal Cowher seconded the motion and the vote was
unanimous.

V. Old Business
VI. New Business
1. Sweeney Properties MPD - Decision or proposed Large Scale Master

Planned Development and a recommendation to the City Council on
the requested height variation.

Chairman, B:r  Olch said that the Commissioners had received 2
letter from Gary Kimball that day and asked Davi Boesch to comment on
Mr. Kimba'l's letter, Mr. Boesch said that !+, Kimball had raised
questions about a tree cutting ordinance that was passed back in the
early 1900's. Mr. .Boesch said tha. all ordinances and codes were
recombined in 1940 and for some reason that ordinance was excluded.
Mr. Boesch said tha! Mr. Kimball was questioning whether or not the
Treasure Mountain property at some time in the past was offered to.be
dedicated to the city as a result of that ordinance. Staff researched
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the books at the city offices, and did not come up with anything
indicating any formal discussion on the topic, However, Mr, Boesch
said, staff has not yet had the opportunity to search the archival
records that are housed in the library, Dave Boesch summarized by
saying that the fact of the matter is that the subject property belongs
to the Sweeney family and anything to the contrary has yet to be
determined or verified,

There were no commeits from Mr. Kimball who was in attendance.

Dave Boesch made the following clarifications to the Staff report
and recommendations:

1. On page 1, it states that the only actual rezoning that is proposed
is to rezone that property not included within the hillside
development sites to Recreation Open Space (ROS), when actually
the development sites themselves will become master planned
development (E/HR-1-MPD) zoned propertics.

2. On page |, number 1, change the numvers 19-16 to 19-26,

3. On page ¢, number 5, delete the word "code"

4,  On page 2, a few grammaticsl errors would be changed,

5. On page 3, number 2, again, the rezoning to ROS and the other
properties being identified as subj~ct to a MPD approval, Last

sentence should read "A minimum of 70% cpen space shall be
provided within each of the hillside devclopment parcels created”.

6. On page 7, Nawvrative, ccond sentence should read "Combined, a
total of 258 rusidential and 19 commercial unit equivalents, for a
total of 277 unit equivalents”,

7. On page 9, Miscellancous Propertic-, the last seatence should be
clarified to read that ir is a 3500 square foot footprint.
D

8. Phasing Exhibit:

a) Extend time on Crescent Walkway from 1986 until 1976,

h) Extend tire on Trails by two years until 1989,

¢)  Modily the time line for the Empire to Crescent Walkway to be
consistent with that shown for the Creole Gulch.

d) Tie the 6th Street stairs with the development of the Town
Lift Mid-Station,

e¢) dth and 5th Street stairs shall be tied inro either the
cdevelopment of the hillside propertics or some kind of
trade-off for allowing adjacent projects to use the
right-of-way for parking with a footnotv to that effect,

f) Crecle Gulch timeline should :tart at 1996 instead of 1997,

|
|
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1 i». \’ Motion:

Ray Robinson: "I move that the Sweeney Large Scale Master
Planned Development be approved by the Planning Commission,
subject to the staff conditions as outlined in the staff report as

amended, and also to recommend that the height variation be
approved by the City Council". The motion was seconded by Ruth
Gezelius,

Vote:

Ayes: Gezelius, Cowher, Robinson

Noes: Rogers, Whaley, Deckert

Chairman Brad Olch,

| voted in favor of the project and the motion
! passed.

The staff recommended development parameters and conditions are
as follows:
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DEVELOPMENT PARAMETERS and CONDITIONS

The staff's recommendation that the Sweency Properties Large
Scale Master Planned Development be approved by the Planning
Commission, and subsequently by the City Council, is predicated upon
the following terms and conditions. Upon approval, MPE Inc./Sweency
Land Company, its successors or assignees, shall become bound by and
obligated for the performance of the following:

1, The Sweeney Properties Master Plan is approved based upon the
information and analysis prepared and made a part hereof, While
most of the requirements imposed will not be imposed until
individual parcels are created or submitted for conditional use
approval, certain specific obligations are also identified on the
approved phasing plan. At the time of conditional use or
subdivision review, the staff and Planning Commission shall review
projects for compliance with the adopted codes and ordinances in
effect at the time, in addition to ensuring conformance with the
approved Master Plan,

2. Upon final approval of the proposed Master Plan, a recordable
document (in accordance with the Land Management Code) shall be
prepared and submitted. The Official Zone Map will be amended to
clearly identify those properties included within the Master Plan
and the hillside property not included within either the Tcwn Life
Mid-Station or Creole Gulch sites (approximately 110 acres) shall
be rezoned to Recreation Open Space. At the time of conditional
use review, final building configurations and heights will be
reviewed in accordance with the approved Master Plan, applicable
zoning codes and related ordinances. A minimum of 70% open
space shall be provided within each of the development parcels
created except for the Coalition properties.

3. The approved densities are those attached as an Exhibit, and shall
be limited to the maximums identified thereon. Parking shall be
provided on-site in enclosed structures and reviewed in accordance
with either the table on the approved Restrictions and
Requirements Exhibit or the adopted ordinances at the time of
project approval. All support commercial uses shall be oriented
and provide convenient service to those residing within the project
and not designed to serve off-site or attract customers from other
areas.

4, Access to the Town Lift and Creole sites shall be provided by a
private roadway with acceptable emergency access and utility
easements provided. No city maintenance of these streets is
expected, All utility lines shall be provided underground with
private maintenance required wherever located in unaccessible
locations or outside approved easements,

5. Building heights shall be limited to the maximum envelope

described on the Restrictions and Requirements Exhibit, = At the

time of conditional use approval, projects shall be reviewed for: 7:"

e S bk atwion Sy
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conformance with the heights prescribed thercon, and the
following :

(a) The various parcels located within the Historic Residential
(HR-1) zone district shall abide by the Land Management
Code and no height exceptions will be considered., Maximum
building height on the single family lots shall be limited to 25'
in order to reduce potential visibility.

(b) The Coalition East sites are limited to a maximum building
height of 55', subject to compliance with the stepped facade
(as shown on the applicable plans) concept submitted and the
setbacks provided.

(c) The Coalition West properties are limited to a 35' maximum
building height adjacent to Park Avenue and a 28' height
along Woodside Avenue; subject to the footprints defined,
common underground parking and access, and no commercial -
uses allowed,

(d) The Town Lift Mid-Station development is restricted to a
maximum height of 35' for at least 90% of the total unit
equivalent volume of all above-grade buildings (exclusive of
elevator shafts, mechanical equipment, and non-habitable
areas) and an overall average height of less than 25'
measured from natural, undisturbed grade., Additionally, no
portion of any building shall exceed the elevation of 7240
above mean sea level,

(e) The Creole Gulch site shall be limited to a maximum building
height of 75' for at least 83% of the total unit equivalent
volume of all above-grade buildings combined. An average
overall height of less than 45' shall be provided and no
portion of any building shall exceed either elevation 7250' for
the eastern-most building or the elevation of 7275' for the
balance of the project (above mean sea level).

The above building height restrictions are in accordance with
the approved Restrictions and Requirements Exhibits
submitted, and are in addition to all other codes, ordinances,
and standards.

At the time of project review and approval, all buildings shall be
reviewed for conformance with the Historic District Design
Guidelines and related architectural requirements. No mechanical
equipment or similar proiuberances (i.e: antennae, flags, etc.)
shall be permitted to be visible on any building roof-tops or shall
any bright or flashing lights be allowed.

All easements, deeds, and/or rights-of-way shall be provided
without cost to the city and in accordance with the master plan
documents and phasing plan approved. Likewise, it shall be the:
developer's sole responsibility to secure all ecasements necessary
for the provision of utility services to the project.
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8.

Master Planned Development approval only conceptually established
the ability of local utility service providers to supply service to
the projects, It does not constitute any formal approval per se,
The applicant has bheen notified that substantial off-site
improvements will be necessary and that the burden is on the
future developer(s) to sccure various casements and upsize
whatever utility lines may be nccessary in order to serve this
project, Prior to resale of this property in which this MPD
approval is carried forward, oi prior to any conditional use
application for any portion of the MPD, a utility plan addressing
water, fire flows, and sanitary sewer, storm drainage, cable
utilities, and natural gas shall be prepared for review and
approval by City Staff and the Snyderville Basin Sewer
Improvement District. Part of the plan shall be cost estimates for
each item of utility construction as it is anticipated that major
costs for these utilities will be necessary. All such costs shall be
paid by the develrner unless otherwise provided. If further
subdivision of the L ) property occurs, the necessary utility and
access improvements (see below) will need to be guarantced in
accordance with city subdivision ordinances. Public utilities,
roads, and access questions which will need to be resolved or
upgraded by the developers at their cost (in addition to impact
fees, water development and connection fees, and all other fees
required by city ordinances) are as follows:

(2) Empire Avenue and Lowell Avenue will be the main access
routes to the Creole Gulch site. As such, during
construction these roads will need to carry heavy traffic,
probably in the vicinity of up to 300 heavy trucks per day.
At the present time and until the Creole Gulch site develops,
Empire and Lowell south of Manor Way are and will be
low-volume residential streets, with a pavement quality,
width, and thickness that won't support that type of truck
traffic. The City will conu~ue to maintain the streets as
low-volume residentials stree.s, including pavement overlays
and/or reconstruction, None of that work will be designed
for the heavy truck traffic, but in order to save money for
the developer of the Creole Gulch site, he or she Iis
encouraged to keep the City Public Works Director notified as
to the timetable of construction at Creole Gulch, If the City
is notified that the construction is pending such that an
improved pavement section can Dbe incorporated into normal
City maintenance projects, then it is anticipated that the
incremental additional cost of the additional pavement
thickness (which is likely to be in the vicinity of 3 additional
inches of asphalt over the entire 4,6000 linear feet [25-foot
asphalt width] of Lowell/Empire south of Manor Way, or

approximately $80,000 additional cost in 1986 dollars) .could be

paid by the developer with said amount deducted from future

impact fees paid to the City as long as it did not exceed the

total future impact fees. However, if the increased pavement ...
section is not coordinated with the City by the developer '
such ‘that' the pavement of Lowell and Empire-south of:Manor .
Way remains inadequate at the time the Creole Gulch site is’
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(b)

(c)

(d)

(e)

(f)
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developed, then the developer shall essentially reconstruct
the entire 4,600-foot length of Lowell and Empire south of
Manor Way at his or her cost, which with excavation and
reconstruction of an anticipated 6-=inch asphalt thickness on
top of 10 inches of road base, plus all other normal
construction items and costs, would be in the approximate
cost range of $300,000 to $400,000 in 1986 dollars. Further,
because that reconstruction would bhe inconvenient to resi-
dents and the City, and because delays, impacts, and
potential safety hazards would be created over and above
normal City maintenance of existing streets, that action by
the developer would be a new impact on City residents and
the cost therefore would not be deductible from any developer
impact fees.

Contribute to the Park City Village, or other water tanks,
determined to be necessary by the City Engineer in order to
serve the project with culinary and fire storage. Based on a
Type 1 fire resistive construction, it is assumed that the
contribution would be on the order of 500,000 gallons at a
cost of approximately $300,000.00, although the exact figures
would need to be determined in a detailed study using
adopted City standards.

Construct pumped pressure system(s) with backup emergency
power to provide a means of delivery of fire flows to the
project. Construct a meter vault at the edge of the road
adjacent to the project, beyond which all water facilities
would be privately maintained, It is anticipated that in the
vicinity of 2,500 feet of 12-inch water line with appurtenances
may be required. Such pipe would cost about $70,000 in 1986
dollars exclusive of the pumps and backup power, which are
even more expensive.

Provide an easement, or pay all costs related to condemnation
by Park City of an easement, suitable for construction and
maintenance of a storm drain from the project site to Silver
Creek or McLeod Creek., All City streets and any public
utility drainage easements normally provided in the course of
other private development shall be available for utility
construction related to this MPD subject to reasonable
construction techniques and City standards.

Pay for downstream detention basin constructior costs in
accordance with the ratio of increased runoff from the project
during the 50-year flood event to the total design volume of
the basin,

Construct a storm drain line to Silver Creek or McLeod Creek
adequate to cortain the runoff running through and off the

site during th: 50-year flood event. It is assumed that a’
minimum of 36-inch concrete storm drain line will need-to be -~
installed solcly for Creole Gulch .drainage. It is. further .
assumed that special clean-out boxes and inlet boxes will need
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to be designed to address difficult hydraulic problems, Such
boxes are expenslve,

(g) Provide revegetation over all on-gite and off-site areas
disturbed for project-related utilities.

(h) Sanitary sewer improvements are assumed to involve replacing
in the vicinlty of 3,000 feet of sewer line, with new manholes
included. Such construction will cost in the vicinity of
$100,000, is subject to the approval of SBSID, and is further
subject to all District fees and agrcements necessary for
extension of lines,

To minimize additional construction traffic impacts, on-site material
stockpiling/staging and parking shall be provided during the
course of construction. Similarly, cut and fill shall be balanced
and distributed on-site whenever practicable, with any waste
material to be hauled over Cijty specified routes. Also at the time
of conditional use review/approval, individual projects or phases
shall provide detailed landscaping, vegetation protection, and
construction staging plans.

As projects are submitted for conditional use approval, the city
shall review them for required employee housing in accordance with
adopted ordinances in effect at the time of application.




Year

Improvement
Development

MPD Approval
Recor@ed

Norfolk Waterline
\ = Easenment

Norfolk ROW
Crescent ﬁalkway

Empire-Lowell ROW

Norfolk Turnaround
Misc. Deed
Restrictions

Hiking Trails/
Foot Paths

Tramway Towers
Dedicition

Empire Lowell to
Crescent Walkway
Conneccion/
Construction

e 6th Street Sta. way?

: 5th S_tr_ee.i:, Stairway* -

. 4th FSt’:r‘e"e-‘t"Staiway"

SWEENEY PROPERTIES MASTER PLAN PHASING EXHIBIYT - REVISED

1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 200z 2003 200% 2005 2006

v A




Year 1986

Project Timeframe

Coalition Properties

MPE and Carr-Sheen

Town Lift
Mid Station

Creole Gulch

For additional clar.rication, consult the Planning Department Staff Report and the Sweeney Properties Master Plan Zocuzent and fact sheet

dated May 15, 198BS

2Stairways to be constructed concurrently with development of Hillside Properties unless already icproved by Park City Resort or adjacent

projects.
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SWEENEY

PROPERTIES MASTER

Residential

PLAN DENSITY £XHIBIT

Commercial Maxinun Minim=
arcel Acreage Imic Equivalents Unit Equivalents Buf lding He{ipht Open Space (%)
Coalition Properties
i |
East 0.986 40 Maxfoum Commercial 554 39.8°
space not to exceed
FAR of 1:1
West 0.543 13 e 35 5%4.9
Hillside Properties
Creole Gulch 7.75 161.5 15.5 952 70
Towr. Lift Mid-Station 3.75 35.5 3.5 S5 70
Three %~acre Single Family Lots 1.5 3 = 25¢ §3.9
Develop HR-1 Properties
Carr-Sheen 0.288 3 sinie 28" €0
MPE 0.161 2
258 U.E. 19 U.E.
1 .
Dees not include Town Lift base facility
2Maximum roof height, excludes elevator shaft
il dat P - = 2
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Ruth Gezcllus commented that she felt the Sweeney's and Gene
Woodruff, their architect, made a great effort to work with the Planning
Commission as well as stalf on this proposal and that the Commission
rarcly gets this kind ol cooperation from a project in the working
stages, Ray Robinson agreed that their efforts were appreciated.

Pat Sweency expressed his thanks to the staff and Planning
Commission for their consideration and help in making it a better
project,

Dave Boesch said that he anticipates the project will go before
Council in mid-January and will keep the Commissioners posted as to

when,

2. Park City Consolidated Hotel MPD and Rezone - Decision on
proposed Large Scale Master Planned Development and a
recommendation to the City Council on the requested rezoning.,

Dave Boesch said that the Commission had reviewed preliminary
plans for the proposed Snow Park Hotel MPD at the work session held
Novemher 13, 1985. On December 4, 1985 a Public Hearing was held
for purposes of receiving public input on the proposed rezoning of the
34.5 acres under review for Master Planned Development approval,

Mr, Boesch briefly recapped the project and said that staff
recommends approval of the master plan concept with a density range of
25-30 units. Mr, Boesch said accordingly, the project will have to be
scheduled for City Council approval of the rezone and proposed height
exception.,

Steve Deckert stated that he was the co-owner of Alliance
Engineering, Inc., which has done the hase mapping for the project
and since he had a conflict of interest, he would not be involved in
discussion or voting on this item.

Motion:

Ron Whaley: "I move that we approve item number two under New
Business, Park City Consolidated Hotel MPD and Rezone, subject
to the following conditions as stated in the staff report:

1. The density range rccommended for this Master Plan is subject to
the approval of the proposed zoning change by the Planning
Commission and the City Council.

2. A density range of 25-30 unit equivalents will be applied to this
site. The final determination of density for this site will be
deferred until the time of conditional use review and is subject to
the satisfaction of city staff and Planning Commission that various
technical issues have been adequately addressed.

3, The final utility plan shall be reviewed and approved by staff at
the time of conditional use review.
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1,

9.

A five flow analysis shall be required prior to conditional use
approval to cnsure that adequate waler pressure is available,
Depending upon construction timing and the ultimate finished floor
elevation of the proposed hotel, the developer may be required to

That a detailed site apecific geotechnical study be performed prior
to conditional use approval.

That the final grading and drainage plan shall be reviewed and
approved at the time of conditional use review.

Waste material shall be confined on-site whenever possible,
Specific waste sites and haul routes shall be identiflied/designated
at the time of conditional use review,

The final design solution for access to the proposed hotel shall be
reviewed and approved by staff at the time of conditional use
review.

The maximum building height, subject ultimately to approval by the
City Council for the proposed height exception, shall be reviewed
by staff and approved by the Planning Commission at the time of
conditional use review., Based upon the preliminary information
provided, the staff and Planning Commission have conceptually
approved a maximum height of 45 feet.

Second and Vote

Cal Cowher seconded the motion and the vote was unanimous with

onc abstention.

3.

the

Kiosk Annexation - Recommendation on proposed annexation and
zoning of a one-hall acre parcel contiguous to the current
corporate boundary and within the city's annexation policy area.

Mr. Boesch introduced this item and recapped the discussion from
December 4, 1985 Public Hearing, as well as the staff's

recommendations. Mr. Boesch also mentioned that this was on Council's
agenda for the next day.

Steve Deckert, as co-owner of Alliance Engineering Inc., disclosed

that he was involved in the preparation of the annexation plat, but did
not abstain from discussion and voting.

Motion:

Ruth Gezelius: "I move that we forward a positive recommendation

to Council on the proposed annexation and zoning of ‘a one-half
acre parcel contiguous to the current corporate boundary and = .
within the city's annexation policy area." Cal Cowher seconded - =

the motion and the vote was unanimous.
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4, Deer Valley Special Exception Permit - Decision on proposed
Tovisions to the Deer Valley Special Exception Permit.

Dave Boesch said that this item was withdrawn at the request of
the applicant to be rescheduled at another time.

The meeting was adjourned at 8:05 p.m.

/- 22 ¥k
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Park City Planning Commission
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Comnuunity Development/ Engineering
Building and Planning Departments

PLANNING COMMISSION AGENDA
December 18, 1985
MARSAC BUILDING

7:3u P.M,

PUBLIC HEARING =~ 7:30 p.m,

l‘

Deer Valley Special Excep:fon Fermit - General discussion and for purposes

of receiving public input .r» sgeveral revisicns renuested to the Deer
Valley Specilal Exception Permit,

REGULAR MEETING

L
II.
LI,
IV,

V.
VI.

Roll Call

Public Input

Minutes of November 27, 1985 and December 4, 1985.

Consent Agenda

) Pine Inn Condominium Plat - Condominium plat approval for the
ten-unit first phase of this project located at 2100 Deer Valley
Drive South.

01d Business

New Business

1. Sweeney Properties MPD - Decision on proposed Large Scale Master
Planned Development and a recommendation to the City Council on the
requested height variation.

2; Park City Consolidated Hotel MPD and Rezone - Declsion on proposed
Large Scale Master Planned Development and a recommendation to the
City Councill on the requested rezoning.

3 Kiosk Annexation - Recommendation on proposed annexation and zoning
of a one-half acre parcel contiguous to the current corporate
boundary and within the city's annexation policy area.

4. Decer Valley Special Exception Permit - Decision on proposed revisions

to the Deer Valley Special Exception Permit.

Posted: 12/9/85
Published: 12/12/85
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PARK GITY PLANNLING DEPARTMENT
REVISED Staff Report

TO: Planning Commission

FROM: Planning Staff

DATE : December 18, 1985

RE: SWEENEY PROPERTIES MASTER PLAN

I. PROJECT STATISTICS:

Applicant: MPE, Inc,
Sweeney Land Company, owner
Proposal: Large Scale Master Planned Development
Location: Various parcels throughout Historic District
Parcel Size: 125.6 acres

Historic Residential (HR-1); Estate (F); and, Historic
Recreation Commercial  (HRC) currently, although
Historic Commercial Business (HCB) at the time of

formal application

Existing Zoning:

Comprehensive Plan: Historic Residential and Estate
Surrounding Uses: Ski area, residential, vacant
Application Date: May 21, 1985

IT. STAFF'S RECOMMENDATION and FINDINGS

The Planning Department Staff recommends that the Planning Commission
JROVE, and forward a positive recommendation to the City Council on the
proposed height variation required and rezoning of the hillside (approximately
110 acres) to Recreatjon Open Space, the proposed Sweeney Properties Large Scale
Master Plarnned Development, The project has been considered in accordance with
the review procedures and criteria outlined in Sections | and 10 of' the Park
City Land Management Code, effective January 1, 1984, as amended. The following
plans and exhibits, in addition to this report and the project file, constitute

the complete development permit.

1. Sweeney Properties Master Plan,
DelaMare, Woodruff, Stepan Associlates, Inc.

2. Sweeney Properties Master Plan document and Fact Sheet, dated May 15, 1985,
and subsequent amendments. ;

3 Sweeney Properties Master Plan Application.
4.  Sweeney Properties Master Plan Phasing Exhibit,

9. Sweeney Properties Master Plan Density Exhibit,

6. Sweeney Properties Master Plan Development Restrictions  and Requirements FA S

Exhibit.

In support of our recommendation to the Planning. Commission ‘to approve the"'
h

proposed Large Scale Master Planned Development, ‘the stnff has made '

sheets 1-16, 19-26, and 38-43 prepared by -

i
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following Findings based upon the nformation submitted in conjunction with this
application,

1. The proposed clustered development concept and assoclated projects are
consigtent with both the Park City Comprehensive Master Plan and the
underlying zoning.

2. The uses proposed and general design of the project 1s or will be
compatible with the character of development in the surrounding area.

3. The open space preserved and conceptual site planning attributes resulting
from the cluster approach to the development of the hillside is sufficient
justification for the requested height variation necessary, and that the
review criterta outlined in Section 10.9 (e) have been duly considered.

4, The commercial uses proposed will be oriented and provide convenient
service to those residing within the project.

I The required parking can readily be provided on-site and in enclosed
structures.

6. The proposed phasing plan and conditions outlined will -<esult in the
logical and economic development of the project including the extension of
requisite utility services.

Te The proposed setbacks will provide adequate separation and buffering.

8. The auticipated nightls/rental and/or transient use 1s .'propriate and
compatible with the surrounding area.

9% The provision of easements and rights-of-way for existing utility lines and
streets is a benefit that would only be obtained without cost to the
residents of Park City through such a master planning effort.

10. The site planning standards as set forth in Section 10.9(g) of the Land
Management Code have either been satisfied at this stage of review or
practical solutions can be reasonably achieved at the time of conditional
use review/approval,
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S (LT, DEVELOPMENT PARAMETERS and CONDT'TTONS

The staff's rocommendation that the Sweeney Proporties Large Scale Mastoer
Planned Development be approved by the Planning Commisalon, and subsequently by
the City Ceunetl, fs predicated upon the followlng terms and conditiona, Upon
approval, MPE Tne,/Sweeney Land Company, fLts successors or asalpgnees, ahall b
become bound by and oblf-nted for the performance of the followlng: !

Ly The Sweeney Propertiea Master Plan 1s approved based upon the Information
and  analysis preporved and made a part hereof, While most of the
requirements imposed will not be [mposed untll Individual parcels are
created or submitted for condltlonal wuse approval, certain specific
obligations are also ldentified on the approved phasing plan, At the time
of conditlonal use or subdivision review, the staff and Planning Commission
shall review projects for compliance with the adopted codes and ordinances
in effect at the tilme, 1in addition to ensuring conformance with the
approved Master Plan,

2 Upon final approval of the proposed Master Plan, a recordable document (in
: accordance with the Land Management Code) shall be prepared and submitted.
! The 0fficial Zone Map will be amended to clearly identify those properties
included within the Master Plan, and the hillside property not included
within either the Town Life Mid-Station or Crecle Gulch sites
(approximately 110 acres) shall be rezoned to Recreation Open Space. At
the time of conditional use review, final bullding configurations and
heights will bhe reviewed 1ir accordance with the approved Master Plan,
applicable zoning codes and related ordinances., A minimum of 707 open ! .
space shall be provided within ecach of the development parcels created ;
except for the Coalition properties.

3. The approved densities are those attached as an Exhibit, and shall be :
limited to the maximums identified thereon, Parking shall be provided g
on-site in enclosed structures and reviewed in accordance with either the
: table on the approved Restrictions and Requirements Exhibit or the adopted 7
? ordinances at the time of project approval. All support commercial uses i
: shall be oriented and provide convenient service to those residing within 3
the project and not designed to serve off-site or attract customers from e
other areas. ;

4, Access to the Town Lift and Creole sites shall be pvovided by a private i
roadway with acceptable emergency access and utility easements provided. {1
No city maintenance of these streets is expected. All utility lines shall 4
be provided underground with private maintenance required wherever located Sl
in inaccessible locations or outside approved easements.,

i )« Building heights shall be limited to the maximum envelope described on the .
! Restrictions and Requirements FExhibit. At the time of conditional use
i approval, projects shall be reviewed for conformance with the heights
{ prescribed thereon, and the following:

e e (a) The various parcels located within the Historic Reqidential (HR-I)fig
N RS zone district shall abide Ly the Land Management Code and mno height ' . =
exceptions will be considered. Maximum bullding height on the single:; 3
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famlly lota shall be lHmlted to 25" In order to reduce potentlal
vigibillity,

()  The Coalltion Eant slten ave limited to a maxlmum buflding helght of
55', nubject to compliance with the stepped facade (as shown on the
applicable plans) concept submitted and the sethackn provided,

(¢) The Conlltfon Went properties are lmited to a 35" maximum building
helght adjacent to Park Avenue and a 28' height along Woodside Avenue;
subject to the flootprints defined, common underground parking and
ncecest, and no commercfal uses al lowed.

() The Town Lift Mid=Statlon development 18 restricted to a maximum
helght of 35' for at least Y0% of the total unft equivalent volume of
all above-prade bulldings (exelusive of elevator shafts, mechanical
ecquipment, and non=habitable areas) and an overall averape height of
less than 25' measured rom natural, undisturbed grade. Additionally,
no portion of any building shall exceed the elevation of 7240' above
mean sea level. '

(e) The Creole Gulch site shall be limited to a maximum building height of
75" for at least 83%Z of the total unit equivalent volume of all
above~-grade buildings combined. An average overall height of less
than 45' shall be provided and no portion of any bullding shall exceed
elther elevation 7250' for the eastern-most building or the elevation
of 7275' for the balance of the project (above mean sea level).

The above building height restrictions are iIn accordance with the
approved Restrictions and Requirements Fxhibits submitted, and are in
addition to all other codes, ordinances, and standards,

At the time of project review and approval, all buildings shall be reviewed
for conformance with the Historic District Design Guidelines and related
architectural requirements. No mechanical equipment or similar protuberan-
ces (i.e: antennae, flags, etc,) shall be permitted to be visible on any
building roof-tops or shall any bright or flashing lights be allowed.

All casements, deeds, and/or riphts-of-way shall be provided without cost
to the city and in accordance with the master plan documents and phasing
plan approved, Likewise, 1t shall be the developer's sole responsibility
to secure all ea:cments necessa-y for the provision of utility services to

the project.

Master Planned Dcvelopment approval only conceptually established the
ability of local wutility service providers to supply service to the
projects. It does mnot constitute any formal approval per se, The
applicant has been notified that substantial off-site improvements will be
necessary and that the burden 18 on the Ffuture developer(s) to secure
various easements and upsize whatever utility lines may be necessary in
order to serve this project. Prior to resale of this property in which

this MPD approval is carried forward, or prior to any conditional use
application Ffor any portion of the MPD, a utility plan addressing water;
fire flows, and sanitary sewer, storm drainage, cable utilities, and
natural gas shall be prepared for review and approval by City Staff and the




Snyderville Basin Sewer Improvement. Dlatrict, Part of the plan shall be
cost estimates For each [tem of utility constructlon as ft Is anticipated
that major costs for these wtilities will bLe neeessary, All such costs
shall be pald by the developer unless otherwlse provided, If further
subdivision of the MPD properiv occurs, the necessgary utllity and access
fmprovereats (see below) will reed to be guaranteed in nccordnnce with clty
subdivision ordinances. Public utillties, roads, and access questions
which will need ro he resolved or uppraded by the developers at their cost
(in addition to impact fees, water development and connectlon fees, and all
other fees required by cfty ordinances) are as follows:

() Empire Avenue and Lowell Avenue will be the maln access routes to the
Creole Guleh site. As such, during construction these roads will need
to carry heavy traffic, probably in the vielnity of up to 300 heavy
trucks per day. At the present time and until the Creonle Gulch site
develops, Empire and Lowell south of Manor Way are and will be
low-volume residential streets, with a pavement quality, width, and
thickness that won't support that rype of truck traffic. The City
will continue to maintain the streets as low-volume residentials
streets, Including pavement averlays and/or reconstruction. None of
that work will be desipned for the heavy truck traffic, but in order
to save money for the developer of the Creole Gulch site, he or she is
encouraged to keep the City Public Works Director notified as to the
timetable of constructlon at Creele Guleh. If the City is notified
that the construction ls pending such that an improved pavement
section can be Incorporated into nermal City maintenance projects,
then it is anticipated that the ‘neremental additional cost of the
additional pavement thickness (which 1s likely to be in the vicinity
of 3 additfonal inches of asphalt over the entire 4,6000 linear feet
[25-foot asphalt width] of Lowell/Fmpire south of Manor UWay, or
approximately $80,000 additional cost in 1986 dollars) could be paid
by the developer with said amoun* deducted from future impact fees
paid to the City as long as it did not exceed the total future impact
fees. However, if the {ncreased pavement section is not coordinatad
w'th the City by the developer such that the pavement of Lowell and
Fmpire south of Manor Way remains Inadequate at the time the Crenle
Gulch site is developed, then the developer shall esseuntially
reconstruct the entire 4,600-foot length of Lowell and Empire south of
Manor Way at his or her cost, which with excavation and reconstruction
of an anticipated 6-Inch asphalt thickness on top of 10 inches ot
roadbase, plus all other normal construction items and costs, would be
in the approximate cost range of $300,000 to $400,000 in 1986 dollars.
Further, because that reconstruction would be inconvenient to resi-
dents and the City, and bhecause delays, impacts, and potential safety
hazards would be created over and above normal City mainte .nce of
existing streets, that action by the developer would be a r :w {fmpac
on City residents and the cost therefore would not be deductible from
any developer impact fees,

(h) Contribute to the Park City Villaye, or other water tanks, determined
to be necessary by the City Engincer in order to serve the project
with culinary and fire storage. Based on a Type 1 [ire resistive
construction, it 1s assumed that the contribution would be on the
order of 500,000 gallons at a cost of approximately $300,000.00,
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although the exact figures would need to he determined in a detailed
study using adopted Clty standards,

(c) CGonstruct pumped pressure system(s) with backup emergency power to
provide a means of delivery of fire flows to the project. Construct a
meter vault at the edge of the road adjacent to the project, beyond
which all water facilities would be privately maintained. It 1is
anticipated that iIn the vieinity of 2,500 feet of 12-inch water line
with appurtenances may be required. Such pipe would cost about
$70,000 in 1986 dollars exclusive of the pumps and backup power, which
are even more expensive,

(d) Provide an easement, or pay all costs related to condemnation by Park
City of an easement, suitable for construction and maintenance of a
storm drain from the project site to Silver Creek or McLeod Creek.
All City streets and any public utility drainage easements normally
provided in the course of other private development shall be available
for utility construction related to this MPD subject to reasonable
construction techniques and City standards.

(e) Pay for downstream detention basin construction costs in accordance
with the ratio of increased runoff from the project during the 50-year
flood event to the total design volume of the basin.

(f) Construct a storm drain line to Silver Creek or McLeod Creek adequate
to contain the runoff running through and off the site during .the
50-year flood event. It 1s assumed that a minimum of 36-inch concrete
storm drain line will need to be installed solely for Creole Gulch
drainage. It is further assumed that special cleanout boxes and inlet
boxes will need to be designed to address difficult hydraulic
problems. Such boxes are expensive.

(g) Provide revegetation over all on-site and off-site areas disturbed for
project-related utilities.

(h) Sanitary sewer 1mprovements are assumed to involve rveplacing in the
vicinity of 3,000 feet of sewer line, with new manholes included.
Such construction will cost in the vicinity of $100,000, is subject to
the approval of SBSID, and is further subject to all District fees and
agreements necessary for extension of lines.

To minimize additional construction traffic 1impacts, on-site material
stockpiling/staging and parking shall he provided during the course of
construction., Similarly, cut and fi11l shall be balanced and distributed
on-site whenever practicable, with any waste material to be hauled over
City specified routes. Also at the time of conditional use
review/approval, individual projects or phases shall provide detailed
landscaping, vegetation protection, and construction staging plans,

As projects are submitted for conditional use approval, the city shall
review them for required employee housing in accordance with adopted
ordinances in effect at the time of application.
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IV, BACKGROUND

An application for Large Scale Master Planned Development was submitted on
May 21, 1985, idn accordance with Sectlons | and 10 of the Park City Land
Management Code. The applicant requested that only general development concept
and. density be approved at this juncture. Final unit confliguration and mix may
be adjusted by futurc developers at the time of conditional use review. A legal
description of the total property involved in the area being master planned
shall be recorded with Summit County. The general nature of the development and
pertinent details of the transferring of densities from one area to another
shall be adequately described and of sufficient depth to apprise potential land
purchasers or developers that the property has been included within a Master

Plan,

A variety of development concepts were submitted during the course of
reviewing the proposed Master Plan. A total of eight distinct approaches to the
development of the Hillside Properties were evaluated. The alternative concepts
ranged from a "conventional" subdivision approach involving the extension of
Norfolk Avenue, to a modern high-rise concept. The staff, Planning Commission
and general public have all favored the clustering of development as opposed to
spreading it out. Several of the alternatives prepared were in response to
specific concerns expressed relative to the scale and mass of buildings
necessary to accommodate the density proposed. The latest concept developed
represents a refined version of the cluster approach originally submitted.

V. NARRATIVE

The Sweeney Properties Master Plan involves a number of individual
development parcels. Combined, a total of 277 unit equivalents are proposed;
including, 258 residential and 19 unit equivalents worth of support commercial
space, Based upon the zoning in effect at this time, in excess of 450 units
could be requested. While this may be somewhat misleading due to certain
physical and technical constraints (i.e: access, slope, utilities), it does
reveal that a significant reduction in total density proposed has been
incorporated into the project. FEach area proposed for development has been
evaluated on its own merits. During the course of review, numerous concepts
were considered with densities shifted around.

The various parcels of land included within the Sweeney Properties Master
Plan are scattered about the Historic District and are detailed on the attached
Exhibit. For additional clarity a brief narrative description of each
development area follows:

Coalition Properties

The three sites comprising the Coalition Properties are located adjacent to
the new Town Lift base station on Park Avenue at 8th Street, and contain a total
of 1,73 acres (l.46 acres HRC, .27 acres HR-1).

The Coalition Fast North and South parcels are separated by an easement
granted for the ski liftway. Although this property was included within the: '
recent rezoning of the Depot Area from Historic Commercial Business (HCB) ‘to - :

Historic Recreation Commercial (HRC), the application was submitted ‘prior to

this action and the former zoning is thereby "grandfathered" (if, in fact, the - ";-f
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application 1s approved). The development concept proposed entalls a
predominantly vesidentinl project with some pround level commerclal uses
anticipated, In an effort to reduce densities elsewhere within the Master Plan,
the orviginally proposed density has been increased from 37 to 40 -unit
equivalents, Preliminary bhuilding footprints and massing drawings = show
structures with a stepped ¢ r:cde reaching a maximum height of fifty-five feet,
Parking will be provided witnia an enclosed structure beneath the bulldings and
in accordance with the Table on the Restrictions and Requirements Exhibit or the
Land Management Code (to be detevmined at the time of condit{iomal use approval).

The Coalition West property is located south of and adjacent to 8th Street
in the Historic Recreation Commercial (HRC) zone recently created. The concept
for this particular site 48 din keeping with the previous =zoning (Historic
Residential, HR-1) and provides a bhuffer for properties located to its west.
Also in response to preferred reductions in density elsewhere in the Master
Plan, the originally proposed ten unit equivalents have been increased to
thirteen total. In order to accommodate this additional density, a floor was
added to several of the buildings. Building heights adjacent to Park Avenue
have been shown at 35', while those abutting Woodside Avenue will be restricted
to a 28' height. Individual structures have been conceptually designed in
keeping with the scale of the Historic District will all code required parking
to be provided below the buildings and accessed from a single common driveway.

HR-1 Properties

These project parcels consist of the MPE and Carr-Sheen properties and
total less than } acre (.45) in size. Zoned HR-1 at present, the Master Plan
proposes to 1limit densities on these sites to 2 and 3 unit equivalents
accordingly, or a reduction of 447 (i.e: 4 units total). In addition, easements
shall be provided for a stairway connecting the Empire-Lowell switchback to the
Crescent walkway. The Fletcher parcel included within the Master Plan will be
preserved as open space in addition to several quit claim deeds provided to the
city for existing streets located outside platted rights-of-way.

Hillside Properties

By far the largest area included within the proposed Master Plan, the
Hillside Properties involve over 123 acres currently zoned HR-1 (approximately
15 acres) and Estate (108 acres)., The development concept proposed would
cluster the bulk of the density derilved into two locations; the Town Lift
Mid-Station site and the Creole Gulch area. A total of 197 residential and an

additional 19 commercial unit equivalents are proposed between the  two.

developments with over 90%Z of the hillside (locally referred to as Treasure
Mountain) preserved as open space, As part of the Master Plan, the land not
included within the development area boundary will be rezoned to Recreation:Open

Space (ROS).

The Town Lift Mid-Station site contains roughly 3.75 acres and is located
west of Woodside Avenue at approximately 6th Street. The majority of the
developable area 1s situated southeast of the mid-station loading area. A total

of 35.5 vesidential unit equivalents are proposed with 3.5 equivalents worth of

support commercilal space as well, The concept plan shows a number of: low
profile buildings located on the downhill side of the access road. containing 9

unit equivalents. Two larger buildings are shown above the road with 9 5 and 17
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units envisioned. The average bullding helght for the Town Lift gite 1s less
than 25' with over 857 of the bullddng volume fitting within a 35' height
envelope, Parvking will be provided within enclosed structures, accessed via a
private vroad originating Ffrom the Empire-Lowell swltchback. The closest
neighboring residence is currently located in exceas of 200 feet away,

The Creole Gulch site 18 comprised of 7.75 acres and spituated basically
south of the Emplre-lLowell switchback at approximately 8th Street. The majority
of the property is currently zoned Estate (E), A total of 161.5 residential
unit equivalents are proposed. In additlon, 15.5 unit equivalents of support
commercial space 1is included as part of the Master Plan. Average building
heights are praposed to be less than 45' with a maximum of 95' for the highest
point. As conceptually proposed, in excess of 807 of the building volume is
within a 75' height envelope measured [rom existing grade., It is expected that
the Creole Gulch site will be subdivided into specific development parcels at
some future date. Parking 1s accessed directly from the Empire-Lowell
switchback and will be provided within multi-level enclosed structures.
Depending upon the character of development and unit configuration/mix proposed
at conditional use approval, the actual numbers of parking spaces necessary
could vary substintially. Builldings have been sect back from the adjacent road
approximately 100' and a comparable distance to the nearest adjoining residence.

Miscellaneous Properties

In additlon to the development arecas described above, the proposed Master
Plan identifies three distinct single-family lots; one of which is located above
Woodside Avenue adjacent to and north of platted 5th Street, a second to be
accessed from Upper Norfolk, and a third lot to be situated up on top of
Treasure Mountain (possible future access predicated on United Park City Mines
Company's plans for development off of King Road). Development would be
restricted to sin;le-family homes with no greater than 3500 square foot
footprints and maximum building hedlghts of 25 [eet.

VI. MAJOR ISSUES

Many concerns were raised and i1ssues identified through the review process.
A project of this scale and complexity would pose similar and considerable
consternation no matter where i1t was proposed to be built, Because this
particular site is located hoth within and adjacent to the Historic District,
many of the concerns expressed related to the more subjective kinds of
considerations, The Master Planned Development procedure attempts to deal with
the general concept of the proposed development and defer or relegate the very
detailed project review elements to the conditional use stage of review., At
conditional use review, the following issues will be examined in considerable
detail with technical solutions sought. : :

Comprehensive Plan - The city's Comprehensive Master Plan identifies the
Hillside property as a key scenic area and recommends that development be:
limited to the lower portions of the mountain.  The existing HR-1 ground et
included in the Sweeney Master Plan is shown as being retained'for ‘resi- = ./ =
dential use similar to the existing pattern of development. The Coalition -

West site 18 also recommended for Historic Residentiai'uae with thg3Eaab
parcels included within a Historic Commercial area. The proposed Sweeney
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Properties MPD 1s In conformance with the land use designations outlined in
the Park City Comprehenslve Master Plan,

Seale =~ The overall scale and masslveness of the project has been of
primary concern., Located within the IHstoric District, it is Important for
project designed to he compatible with the scale alrendy establlished. The

cluster concept for development of the hilllslde area, while minimizing the
Impacts 1in other arecas, does result in additlonal sacale conslderations,
The focus or thrust of the review process has been to examine different
ways of accommodating the development of the property while being mindful
of and sensitive to the surrounding neighborhood. The relocation of
density from the Town LIft site was partly iIn response to thils issue. The
concentration of density into the Creole Gulch area, which because of its
topography and the substantial mountalin backdrop which helps alleviate some
of the concern, and the requested hedight variation necessary in order to
reduce the mass perceived (higher versus lower and wider), have greatly
improved the overall scale of the cluster approach. The sites along Park
Avenue have been conceptually planned to minimize scale and have provided
stepped facades and smaller-scale buildings to serve as a transition,

Zoning - Curvently, the land involved in the proposed MPD is comprised of
three (actually four) distinct zoning designations, The Coalition East
parcel is currently zoned listoric Recreation Commercial (HRC) although it
was zoned (and 1s therefore, technically 'grandfathered" or vested)
Historic Commercial Business at the time the application was submitted,
The West site is also now zoned HRC. The Hillside Properties (i.e: Town
Lift Mid-Station and Creole Gulch sites) are zoned Historic Residential
(HR~1) and Estate (E). The Carr-Sheen, MPE, and two of the three
single-family lots are all zoned HR-1 as well. The single-family Iot
adjacent to property owned by United Park City Mines is zoned Estate.

The current =zoning will basically remain unaltered as a result of the
proposed Master Plan except that over 110 acres of the mountain will be
rezoned to Recreation Open Space (ROS), and the hillside properties will be
designated as being subject to a Master DPlanned Development
document /approval {i.e: E/HRI-MPD).

Neighborhood Compatibility - In reviewing the general compatibility of a
project of this scale, an evaluation of possible alternative approaches was
undertaken. In light of those other development concepts and associated
impacts, the proposed clustering approach was deemed the most compatible.
Rather than spread the density out and thereby impact the entire old town
area, the clustex concept afforded the ability to 1limit the impacts to
smaller areas, Efforts to minimize scale have been directed toward this
issue as have the solutions to other problems related to traffic, site
disturbance, and the preservaticn of open space. The non-hillside project
sites have also been planned in accordance with both the Historic District

guidelines and in keeping with the scale of cxisting residences. The long '
build-out period envisioned will also enable a more detailed review at the:
time when sgpecific project proposals are developed, A number of the.
staff's recommended conditions are directed toward minimizing the potentialﬁrr

conflicts related to neighborhood compatibility consideracions.
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Open_Space = A key element of the proposed cluster appronch la to preserve
usable open space In  poerpetuity, A total of 97% (120 acres) of the
hillside will be malntalned ae open spnee as a part of the proposed Maater
Plan. In excess of 110 acres will actually be rezoned to Recreation Open
Space (ROS) {n addition to 70 open space provided within each of the
development parcels. Alternatlve concepts reviewed Involving the extension
of Norfolk Avenue would significantly have reduced the amount of open space
retained. The potential for the subdivision and scattered development of
the hillside would also have drastically affected the goal of preserving
the mountain substantially Intact and pristine.

Access - All of the different concepts reviewed would result in similar
access concerns, The Coalition properties along Park Avenue have excellent
access as a result and efforts were, therefore, limlted to combining
driveways to minimize the number of curb cuts (i.e: ingress/egress points).
The development of the Hillside Properties will undoubtedly impact not only
Empire and Lowell Avenues but other local streets as well. While certain
assumptions could be made as to the type or character of development
proposed and possible corresponding differences in traffic patterns, many
of the quastions raised would remain unanswered. While it is true that the
Norfolk Avenue extended alternative would best deal with the current
problem of poor access to that area, it would not have solved all of the
access 1ssues. The proposed Master Plan will provide sufficient ground, to
be dedicated to the city, for purposes of developing a reasonable
turnaround for Upper Norfolk.

Visibility - The issue of visibility is one which varies with the different

concepts proposed and vantage or view points selected. The very detailed
visual analyses prepared graphically demonstrated how the various proposals
might look from key points around town. The cluster approach, although
highly visible from certain arecas, does not impose massive structures in
the most prominent areas. Instead, the tallest buildings have been tucked
into Creole Gulch where topography combines with the densely vegetated
mountainside to effectively reduce the buildings' visibility. The height
and reduction in density at the Mid-Station site has been partly in
response to this concern, The staff has dincluded a condition that an
exhibit be atvached to the Master Plan approval that further defines
building envelope limitations and archicectural considerations.

Building Height - In order to minimize siteé disturbance and coverage, the
clustering of density necessitated consideration of building heights in
excess of that which is permitted in the underlying zomning (28' to the
mid-point of a pitched roof with a maximum ridge height of 33'). The
varilous ilterations submitted for review demonstrated the trade-offs between
height and site coverage. The proposed concept for the Mid-Station area
results in buildings that would average only 18' above grade with portions
(primarily rhe elevator access shafts likely to be required) approaching
75' in the worst-case situation. The concept reviewed for the Creole Gulch
area entails portions of buildings as high as 100', but with an overall
average of less than 40', [he Coalition East property, as a result of
transferring additional dens:ty to it, is proposed to go as high as 55';

whereas, the Coalition West site approaches 35' along the Park Avenue Al

frontage and 28' adjacent Woodside Avenue. As a part of the Master Planned

Development process, height variations can be approved in'light of other




plamning conslderations (sce Section 10,9(¢) of the Land Management Code).
Throughout the review, conslderable effort has been directed at minimizing
overall bullding helght and related tmpacts while st11l accommodating the
proposed deunsilty In a cluster type of development,

The staff has devoloped a number of recommended conditlons in response to
the concerns expressed over bullding helghts, An exhibit defining building
"envelopes" has been developed to define arceas where increased building
heights can be accommodated with the least amount of impact., It 1s our
vecommendatlon that waximum building heights be restricted to 35' and 75'
at the Town Lift Mid-Station and Creole Gulch sites, respectively, for the
bulk of (at lease 83%) the buiflding volumes. Similarly, we recommend that
the building envelope proposed for the Coalltion properties be limited 1in
accordance with the exhibits prepared and made a part of the approval
documents.

Overall Concept - The concept of clustering densities on the lower portion
of the hillside with some transferring to the Coalitfon properties has
evolved from both previous proposals submitted and this most recent review
process. The Park City Comprehensive Master Plan update that was recently
enacted encourages the clustering of permitted density to those areas of
the property better ahle to arcommodate development. TIn order to preserve
scenic areas 1in town and mitigate potentially adverse impacts on the
environment, the Master Planned Development concept was devised, The
Sweeney Properties MPD was submitted after a number of different
development concepts had bheen reviewed; including, several versions of the
Silver Mountaln proposal and various designs that were predicated on the
extension of Nortolk Avenue through to the Empire-Lowell Avenues area.
After considerable staff discussion and input, the cluster concept was
developed. Because of the underlying zoning and resultant density
currently in place, the cluster approach to developing on the hillside has
been favored throughout the formal review and Hearing process.

Land Uses -~ The predominant land uses envisioned at this time are

transient-oriented residential development(s) with some limited support

commercial, The building forms and massing as wel. as location lend
themselves to hotel-type development. Although future developers of
projects within the Master Plan have the flexibility to build a variety of
unit types in different combinations or configurations, the likelihood is
that these projects will likely be geared toward the visitor looking for
more of a destination-type of accommodation. The property involved in the
Master Plan is directly connected to the Park City Ski Area and as such can
provide ski-to and ski-from access. A number of smaller projects in the
area are similarly oriented to the transient lodger. Although certainly a
different kind of residential use than that which historically has
developed in the old town area, it d1s still primarily residential in

nature. The inclusion of attached townhomes serving to buffer between the.
existing residences and the denser areas of development will also help.:
provide a transition of sgorts., The amount of commercial space included’

within the Master Plan will be of the size and type to provide convenient

service to those residing within the project, rather than posqibly be: in'ﬁ

competition with the city's existing commerclal areas,

i




Tralflle = Any form of development propoged In thilas area of town would
covtainly tmpact  oxinting nstrecta,  Although the majority of trafflc
genarated will use Emplve and Lowell Avenues, other roads will also be
atfected, The concept of extending Norfolk Avenue would have Improved
accens to the gouth end of old town, but would also have added addittonal
tralfic to Empire and Lowell as a result, Tt is expected that both Empire
and Lowell wil! be fmproved [n several years In order to faci{litate traffic
movement {n genaral,  Even without this project, nome upgrading has been
planned as fdencifiled through the development of the Streets Magter Plan,

In evaluating traffic Impacta, both construction and Ffuture automobile
demand are considered, Many related lssues also come into play, such as
efforts to minimize slte grading and waste export, The Master Plan review
process affords the opportunity to address these 1ssues 1in considerable
detail wherecas other reviews would not, Several of the conditlons proposed
deal with the {ssue of traffic and efforts directed at mitigating the
impacts created., Traffic within the project will be handled on private
roadways with minimal fmpact.

Utilities - The various utllity providers have all reviewed the proposed
development meept and do not oppose granting Master Plan approval.
Substantial d{m ‘nrvements to existing infrastructure will be necessary,
however, and the developer has been apprised of his responsibility,
Considerable off-s.te work will be required, the details of which will be
resolved at the time of conditional use approval. Depending upon the
timing of actual development or the possible subdivision of the property,
participation in upgrading existing utility lines and roadway improvements
may be required ahead of schedule, A number of parameters/conditions
recommended further detail these issues and serve to verify the nature of
MPD concept approval,

Fiscal - The proposed dense clustering of development is by far the most
economlic to service. In contrast to other concepts proposed involving the
extension of Norfolk Avenue and possible scattered development of the
hillside, the cluster approach represents a positive impact on the city's
and other public entities budgets. The nature of development anticipated
and lack of additional roadway and utility 1line extensions requiring
maintenance will not create significant additional demands for service.

Tenancy - The likely occupancy and tenancy of the projects comprising the
Master Plan will be transient in nature. Rather than housing signifi:zant
numbers of year-round permanent residents, it 1s expected that the
orientation will instead be toward the short-term visitor.

Circulation - Circulation within the primary development sites will be on
foot., DPrivate roadways/drives access the project parking areas with
vehicular circulation provided between projects and for service/delivery,
construction, and emergency purposes. Pedestrian circulation within the
projects will be provided via walkways and plazas with off-site improwve-
ments made to facilitate arca-wide access, Several nearby stairways will
be (re)constructed in accordance with the approved phasing and project
plans.
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Easements/Righta-of=Way - The Sweeneys have idncluded the dedicattion and
and/or deeding of several casements and sectlons of rights-of-way to
improve the clty's title. As a part of the Master [I'lan, several roadway
gections and utility/access corrldors will be deeded over. 1In addition, a
right-of-way will be supplied for the constructlon of a hammerhead-type
turnaround for Upper Norfolk Avenuo,

Norfolk Avenue = Although several staff members gupported the f{dea of
extending Norfolk Avenue through to Empire-Lowell, the consensus was [n
support of the clustering approach to development, Technical as well as
fiscal concerns were discussed relative to the access benefits that would
result, Similarly, although the resultant scale of HR-1 development that
would have been 1ikely 1s closer to that prevalent in the Historic District
today, the spreading-out of the Impacts of voad and development
construction would have been exacerbated. Tn lieu of extending Norfolk
Avenue, the Sweeney's have consented to deed to the city sufficient land
for a turnaround and to participate 1in the formation of a special
improvement district for roadway improvements (in addition to providing an
easement for the existing water line).

Grading - The proposed cluster concept will result in less grading than the
alternatives considered., The MPD review enabled the staff, Planning
Commission, and developer the opportunity to consider this kind of concern
early in the project design process. The concept plans developed have
examined the level of site work required and how potential impacts can be
mitigated, Various conditions supported by staff have been suggested in
order to verify the erfforts to be taken to minimize the amount of grading
necessary and correlated issues identified.

Disturbance - The eilght distinct development scenarios presented each had a
varying degree of associated site disturbance, The current concept results
in considerably less site clearing and grading than any of the others
presented (except the total high-rise approach). A balance between site
disturbance and scale/visibility has been attained through the ccurse of
reviewing alternate concepts. General development parameters have been
proposed for Master Plan approval with the detailed definition of "limits
of disturbance" deferred vntil conditional use review.

Density - The proposed densities are well within the maximum allowed and
actually about omne-half of that which the underlying zones would permit,
While 1t would not be practical or feasible to develop to the full extent
of the 'paper density", the proposed Master Plan does represent a
considerable reduction from that which could bhe proposed. During the
course of review, numerous comparables were presented which demonstrated
that the overall density propoused (1.77 unit equivalents per acre of the
[1111side Properties and 2,20 for the entire MPD) i1s the lowest of any large
scale project recently approved. The net densities proposed “or the
hillside properties, while seemingly quite high, are in actualiiry lower
than the density of the surrounding area., Thus, even though a transferring
and congregation of development density is occurring, the overall gross and
net densities are well within ranges approved for other projects.

Phasing =~ The build-out of the enrire Master Plan is expected to take
somewhere between 15-20 years., Tha Coalition properties will likely be
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developed within 5-10 years with development of the Hillaide area not
expected for at least 10 years. Because of the scope of the project and
the various related improvements necegsary to accommodate a project of this
nature, a detailed time line has been developed as an attachment to the MPD
approval documents. While some flexibility is bullt-into the approved
Master Plan, any period of inactivity in excess of two years would be cause
for Planning Commission to consider terminating the approval,

Setbacks = All of the development sites provide sufficlent sethacks. The
Coalition properties conceptually show a stepped building facade with a
minimum 10' setback for the West site (In keeping with the HRC zoning) and
a 20' average setback for the East sites. The Hillgide properties provide
substantial 100'+ setbacks from the road, with buildings sited considerably
farther from the closest residence.

Fire Safety - The clustering of development proposed affords better overall
fire protection capabilities than would a more scattered form. Buildings
will be equipped with sprinkler systems and typilcal "high-rise" fire
protection requirements will be implemented. The proposed development
concept locates bulldings 1in areas to avoid cutting and removing
significant evergreens existing on the site. Specific parameters have been
recommended by the staff with actual details proposed to be deferred until
conditional use review.

Snow Removal/Storage - The cluster approach to development results in less
roadway or associated hard-surfaced area and thereby reduces the amount of
snow storage/removal necessary. Considerable effort has been devoted in
looking at everything from snow melting systems to where pltched roofs will
shed. No additional snow vremoval will be required of the city. At
conditional use approval, additional consideration will be appropriate to
ensure that snow storage can safely and reasonably be handled on-site.

Employee Housing - At the time of conditional use approval, individual
projects shall be reviewed for impacts on and the possible provision of
employee housing in accordance with applicable city ordinances in effect.

Landscaping/Erosion Control - Detailed landscaping plans and erosion
control/revegetation methodologies for minimizing site impacts will be
required at the time of conditional use review., Plantings shall be
reviewed for their ability to provide visual interest and blend with
existing native materials,

Trails - The proposed phasing plan identifiles the timing of construction
for summertime hiking trails and related pedestrian connections, Trails,
stairways, and sidewalks accessing or traversing the various properties
will be required in accordance with both the approved phasing plan and at
the time of conditional use review/approval.
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-“Crescent Walkway
./ Connection/

. gth Street Stairway?

i 5th Street 'Stairway?

Lukih St:eec_stairwéy’
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SWEENEY PROPERTIES MASTER PLAN PHASING EXHIBIT - REVISED

: Year 1986 1987 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001
Improvement

Development v

MPD Approval
Recorded

Norfolk Waterline

Easement

Norfolk ROW

Crescent Walkway

Enpire-Lowell ROW

Norfolk Turnaround

- Restrictions

“Hiking Trails/

Foot Paths

Tramway Towers
Dedication

Empire: Lowell to

Construction
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2 Year 1986 1987 1984 1989 1990 1991 1992 1993 199 1995 1996 1997 1998 1999 2000 2001 2002 2003 . 2004 2005 2006‘ 

~ Pro ject Timeframe

. “*Coalition Properties

 MPE ‘and Carr-Sheen

Town Lift
Mid Station

‘Creole Gulch

1For additional clarification, consult the Planning Department Staff Report and the Sweeney Properties Master Plan document and fact sheet
dated May 15, 1985. !

2Stairways to be constructed concurrently with development of Hillside Properties unless already improved by Park City Resort or adjacent
projects.
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SWEENEY PROPERTIES MASTER P AN DENSITY EXHIBIT

rte ) Residential Commercial Maximum Minimm
<y Parcel . Acreage Unit Equivalents Unit Equivalents Building Height Open Space (%)
" Coalition Properties
© East j 0.986 40 Maximum Commercial 55 39.a!
space not to exceed
. FAR of 1:1
West } 0.543 13 ' e 35° 54.9
' ‘Hillside Properties
“Cr-ole Gulch 7.75 161.5 15.5 9512 70
Town Lift Mid-Station 3.75 35.5 3.5 5512 70
. Three %-acre Single Family Lots 1.5 3 - 25" 83.9
i Develop HR-1 Properties
Carr-Sheen ' 0.288 3 e 28' 60
MPE 0.161 2
' 258 U.E. 19 U.E.

2 1Does ‘not ‘include Town Lift base facility
i< 2Maximm roof height, excludes elevator shaft




