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EXHIBIT C

PARK CITY MUNICIPAL CORPORATION
STANDARD PROJECT CONDITIONS

The applicant is responsible for compliance with all conditions of approval.

The proposed project is approved as indicated on the final approved plans,
except as modified by additional conditions imposed by the Planning
Commission at the time of the hearing. The proposed project shall be in
accordance with all adopted codes and ordinances; including, but not necessarily
limited to: the Land Management Code (including Chapter 5, Architectural
Review); International Building, Fire and related Codes (including ADA
compliance); the Park City Design Standards, Construction Specifications, and
Standard Drawings (including any required snow storage easements); and any
other standards and regulations adopted by the City Engineer and all boards,
commissions, agencies, and officials of the City of Park City.

A building permit shall be secured for any new construction or modifications to
structures, including interior modifications, authorized by this permit.

All construction shall be completed according to the approved plans on which
building permits are issued. Approved plans include all site improvements shown
on the approved site plan. Site improvements shall include all roads, sidewalks,
curbs, gutters, drains, drainage works, grading, walls, landscaping, lighting,
planting, paving, paths, trails, public necessity signs (such as required stop
signs), and similar improvements, as shown on the set of plans on which final
approval and building permits are based.

All modifications to plans as specified by conditions of approval and all final
design details, such as materials, colors, windows, doors, trim dimensions, and
exterior lighting shall be submitted to and approved by the Planning Department,
Planning Commission, or Historic Preservation Board prior to issuance of any
building permits. Any modifications to approved plans after the issuance of a
building permit must be specifically requested and approved by the Planning
Department, Planning Commission and/or Historic Preservation Board in writing
prior to execution.

Final grading, drainage, utility, erosion control and re-vegetation plans shall be
reviewed and approved by the City Engineer prior to commencing construction.
Limits of disturbance boundaries and fencing shall be reviewed and approved by
the Planning, Building, and Engineering Departments. Limits of disturbance
fencing shall be installed, inspected, and approved prior to building permit
issuance.

An existing conditions survey identifying existing grade shall be conducted by the
applicant and submitted to the Planning and Building Departments prior to
issuance of a footing and foundation permit. This survey shall be used to assist
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10.

11.

12.

13.

the Planning Department in determining existing grade for measurement of
building heights, as defined by the Land Management Code.

A Construction Mitigation Plan (CMP), submitted to and approved by the
Planning, Building, and Engineering Departments, is required prior to any
construction. A CMP shall address the following, including but not necessarily
limited to: construction staging, phasing, storage of materials, circulation,
parking, lights, signs, dust, noise, hours of operation, re-vegetation of disturbed
areas, service and delivery, trash pick-up, re-use of construction materials, and
disposal of excavated materials. Construction staging areas shall be clearly
defined and placed so as to minimize site disturbance. The CMP shall include a
landscape plan for re-vegetation of all areas disturbed during construction,
including but not limited to: identification of existing vegetation and replacement
of significant vegetation or trees removed during construction.

Any removal of existing building materials or features on historic buildings shall
be approved and coordinated by the Planning Department according to the LMC,
prior to removal.

The applicant and/or contractor shall field verify all existing conditions on historic
buildings and match replacement elements and materials according to the
approved plans. Any discrepancies found between approved plans, replacement
features and existing elements must be reported to the Planning Department for
further direction, prior to construction.

Final landscape plans, when required, shall be reviewed and approved by the
Planning Department prior to issuance of building permits. Landscaping shall be
completely installed prior to occupancy, or an acceptable guarantee, in
accordance with the Land Management Code, shall be posted in lieu thereof. A
landscaping agreement or covenant may be required to ensure landscaping is
maintained as per the approved plans.

All proposed public improvements, such as streets, curb and gutter, sidewalks,
utilities, lighting, trails, etc. are subject to review and approval by the City
Engineer in accordance with current Park City Design Standards, Construction
Specifications and Standard Drawings. All improvements shall be installed or
sufficient guarantees, as determined by the City Engineer, posted prior to
occupancy.

The Snyderville Basin Water Reclamation District shall review and approve the
sewer plans, prior to issuance of any building plans. A Line Extension
Agreement with the Snyderville Basin Water Reclamation District shall be signed
and executed prior to building permit issuance. Evidence of compliance with the
District's fee requirements shall be presented at the time of building permit
issuance.
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15.

16.

17.

18.

19.

The planning and infrastructure review and approval is transferable with the title
to the underlying property so that an approved project may be conveyed or
assigned by the applicant to others without losing the approval. The permit
cannot be transferred off the site on which the approval was granted.

When applicable, access on state highways shall be reviewed and approved by
the State Highway Permits Officer. This does not imply that project access
locations can be changed without Planning Commission approval.

Vesting of all permits and approvals terminates upon the expiration of the
approval as defined in the Land Management Code, or upon termination of the
permit.

No signs, permanent or temporary, may be constructed on a site or building
without a sign permit, approved by the Planning and Building Departments. All
multi-tenant buildings require an approved Master Sign Plan prior to submitting
individual sign permits.

All exterior lights must be in conformance with the applicable Lighting section of
the Land Management Code. Prior to purchase and installation, it is
recommended that exterior lights be reviewed by the Planning Department.

All projects located within the Soils Ordinance Boundary require a Soil Mitigation
Plan to be submitted and approved by the Building and Planning departments
prior to the issuance of a Building permit.

September 2012
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| PARK CITY
Planning Commission
Staff Report @

PLANNING DEPARTMENT

Application #: PL-16-03175

Subject: Stein Eriksen Lodge Common Area- Third Supplemental Sheet
for All Phases

Author: Kirsten A Whetstone, MS, AICP - Senior Planner

Date: September 28, 2016

Type of Item: Administrative — Amendment to Condominium Plat

Summary Recommendations

Staff recommends that the Planning Commission hold a public hearing for the Stein
Eriksen Lodge Common Area Third Supplemental Sheet to the Stein Eriksen Lodge
condominium plat and consider forwarding a positive recommendation to the City
Council based on the findings of fact, conclusions of law and conditions of approval as
found in the draft ordinance.

Topic

Applicant: Stein Eriksen Lodge Owners Association, Inc. represented
by Russ Olsen, General Manager

Location: 7700 Stein Way

Zoning: Residential Development as part of the Deer Valley Master
Planned Development (11" Amended) (RD-MPD)

Adjacent Land Uses: Deer Valley Ski Resort; residential condominiums to the
east, south and west, commercial and fire station to the
north

Reason for Review: Supplemental sheets to condominium plats require Planning
Commission review and City Council approval

Proposal

The Stein Eriksen Lodge Owners Association is requesting an amendment to the Stein
Eriksen Lodge condominium plat, in the form of a Third Supplemental Sheet, to reflect
additions to the Lodge for accessory residential uses and for improvements to the
outdoor pool area (see Exhibits A and B). All proposed additions are within the existing
platted common area and will remain designated as common.

The addition consists of approximately 3,600 sf for additional guest ski lockers, 4,050 sf
for guest recreational amenities (game room) and 918 sf for a guest and employee
video and training room, as well as 868 square feet of circulation area and
improvements to the outdoor pool and deck area. These areas and uses are for the
exclusive use of guests and employees. No expansions are proposed to the support
commercial spa, restaurant, bar, or any other support commercial floor areas. Changes
to the outdoor pool and deck are not related to the spa area. No changes are proposed
to any residential uses or residential condominiums or to any support meeting space
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areas. A request to amend the Stein Eriksen Lodge CUP for these proposed residential
accessory and back of house uses was submitted for concurrent review (see associated
CUP report and exhibits in this packet).

Background
The Stein Eriksen Lodge is located at 7700 Stein Way in the Silver Lake Community of

Deer Valley as part of the Deer Valley Master Planned Development. The original Stein
Eriksen Lodge was constructed in 1981. The original Stein Eriksen Lodge condominium
plat was approved by the City Council in December 1982 and recorded in 1983.
Expansion of the Lodge has occurred in 1996, 1999, 2010 with the spa expansion, and
2012 for the conference and meeting room expansion.

The City Council approved a First Supplemental Sheet for All Phases of the Stein
Eriksen Lodge Common Area on August 27, 2009. The First Supplemental Sheet was
recorded on June 23, 2010 and reflects improvements and additions to the spa building
within the existing platted common area. On October 11, 2012, the City Council
approved a Second Supplemental Sheet for All Phases of the Stein Eriksen Lodge
Common Area for the Conference Center expansion (Exhibit C). The Second
Supplemental Sheet was recorded on June 28, 2013. The spa area is considered as
support commercial use and the conference center is considered as support meeting
space.

On December 5, 2015, members of the Stein Eriksen Lodge Owner’s Association, Inc.
voted (with 78.4% in favor) to expand residential accessory uses within the common
area for improvements to the outdoor pool area and for additions to the existing owner
and guest ski lockers as well as to owner and guest recreation and entertainment
facilities (see Exhibit D).

On May 17, 2016, the Stein Eriksen Lodge Owner’s Association submitted an
application for a Third Supplemental Sheet for All Phases of the Stein Eriksen Lodge
Common Area to reflect on the condominium plat the proposed changes to the
residential accessory uses. The application was deemed complete on August 16, 2016.

Analysis

The proposal is for an addition to the Stein Eriksen Lodge, consisting of a 3,600 sf for
additional guest ski lockers, 4,050 sf for guest recreational amenities, 918 sf guest and
employee video/conference room, as well as an additional 7,266 sf of combined new
outdoor pool and expanded deck area improvements. Approximately 11,000 sf of
existing locker room/guest recreation/restroom area will be remodeled as part of this
permit. These uses are accessory residential uses for the exclusive use of owners,
guests and employees.

There is no component of commercial or retail use. No expansion of the spa, restaurant,
or bar areas is proposed and the 5% support commercial maximum is maintained (4.96
% of total floor area). No changes are proposed to any private residential areas. No
changes are proposed to the meeting space and the 5% support meeting space is
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maintained (5% of the total residential floor area of the Lodge). The difference is due to
amendments made to the Deer Valley MPD and LMC regarding how support
commercial and support meeting space were calculated over the years. A condition of
approval will reflect that no further expansion of support commercial or meeting space
will be permitted based on this additional expansion.

The existing property is 10.86 acres and is one of the largest parcels within the Deer
Valley Master Planned Development (Exhibits E and F).

No changes in ownership are proposed and the amendments reflect the proposed
structural improvements within the Common area as required by the Utah Condominium
state code provisions. No changes are proposed to the residential condominium areas
and no changes are proposed to either the support commercial or support meeting
areas or to any private area within the building. A minimum of sixty percent (60%) open
space is maintained, at 62.64 %. The addition consists of accessory residential uses
which require no additional UEs of density and no additional parking. The proposed
additions comply with the required building height and building setbacks established by
the MPD and LMC.

Staff finds good cause for this plat amendment in that the amendment reflects proposed
physical changes to the common area and consistent with the Deer Valley MPD, as
amended.

Department Review
This project has gone through an interdepartmental review. No further issues were
brought up at that time that have not been addressed or conditioned.

Notice

On August 10, 2016, the property was posted and notice was mailed to property owners
within 300 feet. Legal notice was also published on August 10, 2016 in the Park Record
and on the Utah Public Notice Website for the August 24, 2016 meeting. The hearing
was opened and continued to September 28, 2016. No public input was provided.
Notice was re-published on September 9, 2016 and the property was reposted on
September 14, 2016.

Public Input
Staff has received requests for information from adjacent property owners at Little Bell

Condominiums located to the west. No specific concerns have been raised at the time
of this report.

Process

Approval of this condominium plat amendment application by the City Council
constitutes Final Action that may be appealed following the procedures found in LMC
15-1-18. A building permit is required to complete the project.
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Alternatives

e The Planning Commission may forward a positive recommendation to the City
Council for the Stein Eriksen Lodge Common Area amendment to the condominium
plat as conditioned or amended; or

e The Planning Commission may forward a negative recommendation to the City
Council for the Stein Eriksen Lodge Common Area amendment to the condominium
plat and direct staff to make Findings for this decision; or

e The Planning Commission may continue the discussion on the Stein Eriksen Lodge
Common Area amendment to the condominium plat.

Significant Impacts
There are no significant fiscal or environmental impacts from this application.

Consequences of not taking the Suggested Recommendation
The proposed additions to the common area would not be reflected on the recorded
condominium plat.

Recommendation

Staff recommends that the Planning Commission hold a public hearing for the Stein
Eriksen Lodge Common Area Third Supplemental Sheet to the Stein Eriksen Lodge
condominium plat and consider forwarding a positive recommendation to the City
Council based on the findings of fact, conclusions of law and conditions of approval as
found in the draft ordinance.

Exhibits

Draft Ordinance

Exhibit A- Proposed plat amendment- Third Supplemental Sheet for All Phases
Exhibit B- Applicant letter

Exhibit C- Existing plat- Second Supplemental Record of Survey (recorded 6.28.13)
Exhibit D- HOA vote approval letter (August 16, 2016)

Exhibit E- Aerial Photo

Exhibit F- Existing Conditions Survey
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Ordinance No. 16-

AN ORDINANCE APPROVING THE STEIN ERIKSEN LODGE COMMON AREA
THIRD SUPPLEMENTAL SHEET FOR ALL PHASES, LOCATED AT 7700 STEIN
WAY, PARK CITY, UTAH.

WHEREAS, the owners of the property known as the Stein Eriksen Lodge,
located at 7700 Stein Way have petitioned the City Council for approval of the Stein
Eriksen Lodge Common Area Third Supplemental Sheet amending the common area of
the Stein Eriksen Lodge condominium plat; and

WHEREAS, on August 10, 2016, the property was posted and legal notice was
published in the Park Record according to the requirements of the Land Management
Code; and

WHEREAS, August 10, 2016, courtesy notice was sent to all affected property
owners; and

WHEREAS, the Planning Commission held a public hearing on August 24, 2016
and continued the item to September 28, 2016; and

WHEREAS, on September 9, 2016, legal notice was published in the Park
Record according to the requirements of the Land Management Code and on
September 13, 2016 the property was reposted; and

WHEREAS, the Planning Commission held a public hearing on September 28,
2016, and forwarded a recommendation to the City Council; and,

WHEREAS, the City Council held a public hearing on October 20, 2016 to
receive input on the Third Supplemental Sheet,

WHEREAS, there is good cause and it is in the best interest of Park City, Utah to
approve the Stein Eriksen Lodge Common Area Third Supplemental Sheet for All
Phases as an amendment to the condominium plat.

NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as
follows:

SECTION 1. APPROVAL. The above recitals are hereby incorporated as
findings of fact. The Stein Eriksen Lodge Common Area Third Supplemental Sheet for
All Phases as shown in Exhibit A is approved subject to the following Findings of Facts,
Conclusions of Law, and Conditions of Approval:

Findings of Fact:
1. The property is located at 7700 Stein Way.
2. The Stein Eriksen Lodge is located in the RD-MPD zoning district.
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3. The property is subject to the Deer Valley Master Planned Development, as
amended (11" Amended MPD).

4. The Deer Valley Master Planned Development (11" Amended) allocates 66.75 units
of density to the Stein Eriksen Lodge multi-family parcel. There are currently 65
residential units of varying sizes totally 197,858.26 square feet due to the use of
Deer Valley units when developing this parcel.

5. On August 27, 2009, the City Council approved a First Supplemental Sheet for all
Phases of the Stein Eriksen Lodge Common Area reflecting improvements and
addition to the spa building, as support commercial space, within the existing platted
common area. The First Supplemental Sheet was recorded on June 23, 2010.

6. On October 11, 2012, the City Council approved a Second Supplemental Sheet for
all Phases of the Stein Eriksen Lodge Common Area reflecting improvements to the
support meeting rooms. The Second Supplemental Sheet was recorded on June 28,
2013.

7. On December 5, 2015, members of the Stein Eriksen Lodge Owner’s Association,
Inc. voted to expand residential accessory uses within the common area for
improvements to the outdoor pool area and for additions to the existing owner and
guest ski locker room and owner and guest recreation and entertainment facilities.

8. On May 17, 2015, the Stein Eriksen Lodge Owner’s Association submitted an
application for a Third Supplemental Sheet for All Phases of the Stein Eriksen Lodge
condominium plat to reflect proposed improvements to the existing platted common
area for a total of 9,428 square feet of residential accessory uses and circulation.

9. At19'to 25’, the height of the addition complies with the allowed height of 35’ from
existing natural grade.

10. Exterior materials and architecture are proposed to match the existing buildings in
character, style, details, and type.

11.The application was deemed complete on August 16, 2016.

12.This plat amendment does not increase the square footage of either support meeting
space, support commercial space, or change any residential units or private areas.

13.The proposed Third Supplemental Sheet is consistent with the 11" amended Deer
Valley Master Planned Development.

14.No changes are proposed to the support commercial areas, support meeting space,
or to any residential or private area within the building or site.

15.The proposed amendment maintains a minimum of sixty percent (60%) open space
at 62.64%.

16.There is good cause for the proposed amendment to the condominium plat in that
the amendment reflects proposed physical changes to the common area for
exclusive use by owners, guests, and employees.

Conclusions of Law:

1. There is good cause for this Third Supplemental Sheet for All Phases of the Stein
Eriksen Lodge Common Area condominium plat.

2. The proposed plat is consistent with the Park City Land Management Code, the 11™
Amended Deer Valley MPD, and applicable State law regarding condominium plats.

3. Neither the public nor any person will be materially injured by the proposed plat.

4. Approval of this Third Supplemental Sheet for All Phases of the Stein Eriksen Lodge
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Common Area condominiums plat, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.

Conditions of Approval:

1.

The City Attorney and City Engineer will review and approve the final form and
content of the plat for compliance with State law, the Land Management Code, and
the conditions of approval, prior to recordation of the plat.

. The applicant will record the plat amendment at the County within one year from the

date of City Council approval. If recordation has not occurred within one year’s time,
this approval for the plat will be void, unless a request for an extension is made in
writing prior to the expiration date and an extension is granted by the City Council.
The plat shall be recorded prior to issuance of a building permit for the proposed
residential accessory space additions.

All conditions of approval of the Deer Valley Master Planned Development (11"
Amendment) continue to apply.

As common area the addition for residential accessory uses may not be separately
sold or deeded.

No further expansion of support commercial or meeting space will be permitted
based on this additional expansion.

. All required disturbance and impact fees will be calculated based on the building

permit application and are required to be paid prior to issuance of a building permit.

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon

publication.

PASSED AND ADOPTED this day of , 2016.

PARK CITY MUNICIPAL CORPORATION

Jack Thomas, MAYOR
ATTEST:

Michelle Kellogg, City Recorder

APPROVED AS TO FORM:

Mark Harrington, City Attorney

Exhibit A- Third Supplemental Sheet for All Phases of the Stein Eriksen Lodge
Common Area condominium plat
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( EXHIBIT B

Stein Eriksen Lodge May 16,2016
PCMC Plat Application: Project Description

The Stein Eriksen Lodge is a combination of multiple condominium plats that define the private
areas of ownership as well as the common elements owned by the association of unit owners. In
2010 and 2013, the Stein Eriksen Lodge made improvements to common areas including a spa
and pool addition and conference center expansion. The enclosed common area building space
and exterior pool and deck common areas were defined by two Common Area supplemental
plats recorded and included in the current Stein Eriksen Lodge plat application.

The purpose of the Stein Eriksen Lodge Common Area Third Supplemental Sheet for all Phases
is to define the proposed guest amenity common area that includes an expansion to the ski
lockers and a deck above, an entertainment center building addition with a planted roof, and an
expansion to the pool, deck and plaza area on the east side of the Stein Eriksen Lodge. The
proposed improvements also include an addition of a Guest Viewing Room located within the
main entry into the lodge, adjacent to the porte cochere.

RECEVED
MAY 17 2018
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Stein Eriksen Lodge — looking north HECEi E

MAY 17 2015
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August 16, 2016

Park City Planning Commission
Attn: Kirsten Whetstone

PO Box 1480

Park City, UT 84060

To whom it may concern:

A vote of the owners of the Stein Eriksen Lodge Owners’ Association, Inc. was taken during the
annual owners’ meeting held on December 5, 2015 to approve the project known as Phase VI.
This project includes: an expansion of the existing pool, expansion of the ski locker room, the
addition of an entertainment center, the addition of a Viewing Room for in house guests and
certain other common area additions and improvements.

This vote authorizing the board and management to do all things necessary to facilitate design,
cost development, submittal to city for approval and authorization, amending and recordation
or a new plat, selection of a contractor, obtaining financing and all other things necessary to
facilitate construction of the project passed by a vote of 78.4% of the undivided interest of the
Association either in person or by proxy. This authorization is subject to approval of the final
budget for the project.

Sincerely,

Russ Olsen
Chief Executive Officer
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