Treasure Hill

Building Heights and Fill Comments
Arnie Rusten, PE, SE
1058 Lowell Avenue
11/29/2017


Presenter
Presentation Notes
Good evening.  My name is Arnie Rusten, I live at 1058 Lowell Avenue.  I would like to make some comments on the Building Heights and the Proposed Fill.


»

THE GENERAL PURPOSE OF CODES AND REGULATIONS ARE:
* PROTECT PUBLIC HEALTH, SAFETY, AND GENERAL WELFARE

e PROTECT THE ENVIRONMENT; LAND, AIR, WATER AND SOIL
e PROTECT AND PRESERVE WILDLIFE

15-2.2-1 Purpose

The purpose of the Historic Residential HR-I| District is to:

1. preserve present land Uses and character of the Historic residential Areas of Park Cityi

2. encourage the preservation of Historic Structures,

3. encourage construction of Historically Compatible Structures that contribute to the character and scale of the Historic District and
maintain existing residential neighborhoods,

4. encourage single family Development on combinations of 25' x 75' Historic Lots,
5. define Development parameters that are consistent with the General Plan policies for the Historic core, and

6. establish Development review criteria for new Development on Steep Slopes which mitigate impacts to mass and scale and the
environment.

Adopted by Ord. 00-15 on 3/2/2000
Amended by Ord. 09-14 on 4/9/2009


Presenter
Presentation Notes
Fortunately, Park City have Codes and Regulations in place to govern what we do here.  One may ask why we have these codes and regulations, and to summarize, they are in place to protect public health, safety and general welfare, to protect the environment, land, air, water and soil, and to protect and preserve wildlife.  We also have special regulations that govern what we are allowed to do within the Historic Residential District.  I am having difficulties in understanding how Treasure Hill as proposed fits within these codes and regulations.
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Presenter
Presentation Notes
Nobody, whoever they are, get a blank check to do whatever they please.  In my opinion, this is good.


»

FROM THE PARK CITY LMC

< Back 15-2.2-5 Building Height

window wells, emergency egress, and a garage entrancef T he following height requirements must be met:

1. A Structure shall have a maximum height of thirty five feet (35’) measured from the lowest finish floor plane to the point of the highest
wall top plate that supports the ceiling joists or roof rafters.

2. Aten foot (10”) minimum horizontal step in the downhill facade is required unless the First Story is located completely under the finish
Grade on all sides of the Structure. The horizontal step shall take place at a maximum height of twenty three feet (23’) from where the
Building Footprint meets the lowest point of existing Grade. Architectural features, that provide articulation to the upper story facade
setback, may encroach into the minimum ten foot (10°) setback but shall be limited to no more than twenty five percent (25%) of the
width of the building encroaching no more than four feet (4’) into the setback, subject to compliance with the Design Guidelines for
Historic Sites and Historic Districts.

3. ROOF PITCH. The primary roof pitch must be between seven:twelve (7:12) and twelve:twelve (12:12). A Green Roof may be below
the required 7:12 roof pitch as part of the primary roof design. In addition, a roof that is not part of the primary roof design may be

. A Structure containing a flat roof shall have a maximum height of thirty five feet (35’) measured from the lowest floor plane to the
highest wall top plate that supports the ceiling joists or roof rafters. The height of the green roof, including parapets, railing, or
similar features shall not exceed twenty four inches
j plate mentioned above.



Presenter
Presentation Notes
I would like to make a few comments regarding the Building Heights of the proposed Treasure Hill Project.  

Building Height Regulations are defined in the Park City Land Management Code as shown here.  Zone Height, outlined in red, is limited to 27 feet, defined as measured from existing grade.  In addition, there are limits to the Building Height of 35 feet, outlined in green, defined for a flat roofed building as the distance from the lowest floor plane to the highest wall top plate that supports the ceiling joists or roof rafters.


City Council Minutes (Direct quotes) (Dated 10/16/1986)

3. Creole Gulch Maximum height reduced to 75 ft (pg 5)
4. Approval of Height Exception for Sweeney Master
Plan Approval - The City Manager explained that the helght
exception would pertain to the following parcels: Coalition
East on Park Avenue for 40 units for 55 feet (permitted

height 28 faa Swglitign We o units for
¥: iR-1 - permitted height 28 feet); Creole TGUILIL 2

16 peebmgquivalents for 95 fas sermitted 28 feet) own

"ttt Mid-Station - % it equivalents » feet

(permitted 28 feet). These can be acted on together or
individually by Council.

Ann  MacQuoid, "I move that with the height
exceptions there are four height excestions reg:uested and
that those height exceptions be approve y Counc with the
FolTowing modification. That is that in the what is called
the Creole Gulch where the request is for a maximum of 95

Teet that that be limited to /5 feet and that specifically
the condition that 1s 5(e) in the conditional permit read:

"The Creole Gulch site sha be limite 0 a maximum
helght of /5 feet. An average overall height of less
than 45 feet shall be provided and no portion of an
bulilding shall exceed either elevation g 250 Ffeet T

the easternmost bullding or elevatlion 7':2'7'5 feet [
the balance of the project.”

http://thincpe. wordpress.com/ -4 -



Presenter
Presentation Notes
This info is copied by permission from John Stafsholt from the material provided by him to the planning Commission in a letter on 7/13/2016.  As you can see on this sheet, Zoning is HR-1, with permitted height in 1986 of 28 feet.  As seen from the minutes from the City Council Meeting on 10/16/1986, the Sweeney Master Plan Approval was granted, and the applicant was given Building Height (zone height) variance to 75 feet. In addition, there were limits set to have no portions of any buildings in the Creole Gulch Site be above elevation 7,275 feet.


PER PCMC LMC:

ZONE HR-1

MAXIMUM BUILDING HEIGHT 27 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 35 FT

APPLICANT VARIANCE:

ZONE HR-1

MAXIMUM BUILDING HEIGHT 75 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 83 FT (35 FT +48 FT) -
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Presenter
Presentation Notes
Here is one of the applicant’s cross sections of the proposed buildings in Creole Gulch.  The Maximum Building Height line shown in red is measured 75 feet from existing grade.  The maximum building elevation height is shown as the black line at elevation 7,275 feet.  This agrees with the Council’s Approval in 1986.  I have listed the Land Management Code requirements and the Applicant’s variance above. 


PER PCMC LMC:

ZONE HR-1

MAXIMUM BUILDING HEIGHT 27 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 35 FT

APPLICANT VARIANCE:

ZONE HR-1

MAXIMUM BUILDING HEIGHT 75 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 83 FT (35 FT +48 FT) -
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Presenter
Presentation Notes
So if I were to build in Creole Gulch I could then stack these red blocks, with exposed heights of 27 feet and with a maximum structure height of 35 feet as shown here. What I need clarification on is with regard to the Applicant's Maximum Structure Height as it should be the allowed 35 feet plus their variance given which was 48 feet for a total of 83 feet.


PER PCMC LMC:

ZONE HR-1

MAXIMUM BUILDING HEIGHT 27 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 35 FT

APPLICANT VARIANCE:

ZONE HR-1

MAXIMUM BUILDING HEIGHT 75 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 83 FT (35 FT + 48 FT)
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Presenter
Presentation Notes
However, as you see here, the total Height of their Building is 167 feet.  Over twice what is allowed according to my interpretation of the Land Management Code.




PER PCMC LMC:

ZONE HR-1

MAXIMUM BUILDING HEIGHT 27 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 35 FT

APPLICANT VARIANCE:
ZONE HR-1
MAXIMUM BUILDING HEIGHT 75 FT (ZONE HEIGHT)
MAXIMUM STRUCTURE HEIGHT 83 FT (35 FT+ 48 FT) . -
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Presenter
Presentation Notes
So what I have shown inside this black box should not be permitted as it violates the Land Management Code.  This is a big area and has led to this enormous excavation that the applicant now proposes and to the material disposal plan which I would like to address next.


treq 5?|re

PARK CITY, UTAH

DATE: November 3, 2017

SUBJECT: Treasure Hill Properties’ Rights to Place Excavated Materials, Preliminary
Response to Staff’s Claims about May 1985 Fact Sheet, and Responses to City’s
Working Issues List

1. Rights to Place Excavated Material as Proposed.

The Applicant has rights to place excavated material as proposed under its Special
Warranty Deed With Possibility of Reverter (“Deed”) to the City and its agreements with Vail.

Pursuant to Section 9 of the Deed, a copy of which is attached hereto as Exhibit A, the
Applicant and its successors have the unconditional right to “[t]o use the Open Space Parcel as a

depository for excess fill generated ffom construction (1N conncction with auly I1ssued pullding
TS T COTUTICLIO Wit the Sweeney vaseer rman . . ..7 Section 9 provides for the City’s

engineer to work with the eventual developer about regrading, runoff and erosion control,
replacement of topsoil, and revegetation, demonstrating that all parties were aware of the
substantial nature of the deposit of excavated material on the hillside. The Deed, including Section
9, was reviewed and approved by the City’s Attorney. Thus, the City knowingly and voluntarily
accepted the Deed to the open space on the express condition that the Applicant be permitted to
deposit excavation material on the open space as necessary to complete development of the
Hillside Properties.

Additionally. the Applicant also has rights to place excavation material on portions of


Presenter
Presentation Notes
This page is from the Applicant’s position statement dated November 3, 2017.  There is an agreement in place to use the open space to deposit excess material. There is a statement that they have unconditional rights.  There is no such thing; all use of land in Park City designated as Recreational Open Space is subject to Park City’s Land Management Code.



®

ARK CITY MUNICIPAL CODE - TITLE 15 LMC, Chapter 2.7 - ROS District

— —————
—

s —
— = S—————

Structure, the following Height exceptions
apply:

(1) A gable, hip, gambrel or
similarly pitched roof may extend up
to five feet (5') above the zone
Height.

(2) An antenna, chimney, flue,
vent or similar Structure may extend
up to five feet (5') above the highest
point of the Building to comply with
the Uniform Building Code (UBC)
requirements.

(3) Water towers, mechanical
equipment, and associated Screening,
when enclosed or Screened, may
extend up to five feet (5') above the
Height of the Building.

15-2.7-6. CRITERIA FOR
VEHICLE ACCESS CONTROL
GATES.

Entry gates on private Streets may be
approved as a Conditional Use by the
Planning Commission. In order to approve a
Conditional Use Permit (CUP) for a
vehicular Access control gate, making a
determination whether an entry gate 1s
appropriate, the Planning Commission must
find that all applicable findings and review
standards as required for a Conditional Use
Permit in Section 15-1-10 are met.

15-2.7-7. VEGETATION
PROTECTION.

The Property Owner must protect

Significant Vegetation during any
P & U g

TYneral maan and

15-2.7-3


Presenter
Presentation Notes
Here is the page from Park City Municipal Code, Title 15 Land Management Code as it relates to Vegetation Protection.  


15-2.7-7. VEGETATION
PROTECTION.

—

The Property Owner must protect
Significant Vegetation during any
Development activity. Significant
Vegetation includes large trees six inches
\_(ﬁ_tj))_dimater or greater me our

and one-half feet (4.5") above the ground,
groves of smaller trees, or clumps of oak and

maple covering an Area fifty square feet (50
sq. ft.) or more measured at the drip line.

Development plans must show all
Significant Vegetation within twenty feet
(20" of a proposed Development. The
Property Owner must demonstrate the health
and viability of all large trees through a
certified arborist. The Community
Development Director shall determine the
Limits of Disturbance and may require
mitigation for loss of Significant Vegetation
consistent with Landscape Criteria in LMC
Chapter 9.



Presenter
Presentation Notes
I have enlarged Section 15-2.7-7 here.  As stated, “The Property Owner must protect Significant Vegetation during any Development activity. Significant Vegetation includes large trees six inches in diameter or greater.” �
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Presenter
Presentation Notes
So the Applicant’s concept of clearcutting within the area designated as Recreational Open Space is in clear violation of the Land Management Code.  There are thousands of trees within the red area designated as the placement zone and within the associated haul roads shown in green and black.
��


REMOVE ALL TREES AND VEGETATION

REMOVE OVERBURDEN SOIL LAYER (OVER 22 FT DEEP AT THE CREOLE SKI RUN)
STOCKPILE SUITABLE OVERBURDEN (WHERE, HOW)

DISPOSE OF UNSUITABLE OVERBURDEN (WHERE, HOW)

DISPOSE OF CONTAMINATED MATERIAL (WHERE, HOW)

CONSTRUCT ACCESS ROADS
PLACE ROCK FILL
PLACE OVERBURDEN AND REVEGETATE



Presenter
Presentation Notes
The process for placing the excavated material is to first remove all trees and vegetation within the placement zone and the access roads; remove the overburden soil layer, stockpile what is suitable, dispose of unsuitable material, handle and dispose of contaminated material, construct construction roads, place the rock fill to an engineered sequence, and last, place the overburden and revegetate. This concept came as a real surprise to the Planning Department and the Planning Commission when it was introduced a few months ago.  


From AGEC Geotechnical Investigation Report Dated November 20, 2017



Presenter
Presentation Notes
Here is a page from the applicant’s preliminary geotechnical report where they briefly discuss the 130 foot tall fill.  The geotechnical report, being preliminary in nature, does not address the seismic stability of this fill.�




Presenter
Presentation Notes
I have enlarged the section where they talk about a fill depth at the Creole Ski Run Test Pit No 1, of at least 22 feet and the statement that “The locations where fill is proposed to be placed should be cleared of topsoil, debris, fill and other deleterious materials prior to the placement of additional fill.  




Presenter
Presentation Notes
So now we have another significant excavation project to remove the deep overburden at the Creole Ski Run of over 20 feet depth inside this blue bold line.
��


treq 5?|re

PARK CITY, UTAH

DATE: November 3, 2017

SUBJECT: Treasure Hill Properties’ Rights to Place Excavated Materials, Preliminary
Response to Staff’s Claims about May 1985 Fact Sheet, and Responses to City’s
Working Issues List

1. Rights to Place Excavated Material as Proposed.

The Applicant has rights to place excavated material as proposed under its Special
Warranty Deed With Possibility of Reverter (“Deed”) to the City and its agreements with Vail.

Pursuant to Section 9 of the Deed, a copy of which is attached hereto as Exhibit A, the
Applicant and its successors have the unconditional right to “[t]o use the Open Space Parcel as a
depository for excess fill generated from construction (in connection with duly issued building
permits) in conjunction with the Sweeney Master Plan . . ..” Section 9 provides for the City’s
engineer to work with the eventual developer about regrading, runoff and erosion control,
replacement of topsoil, and revegetation, demonsiratine that all parties were aware of the
substantial nature of the deposit of excavated material on the hillside. The Deed, including Section
W{Wmmmy knowingly and voluntarily
accepted the Deed to the open space on the express condition that the Applicant be permitted to

deposit excavation material on the open space as necessary to complete development of the
Hillside Properties.

Additionally. the Applicant also has rights to place excavation material on portions of


Presenter
Presentation Notes
As stated in this letter that the parties that agreed to allow the applicant to use the open space were aware of the substantial nature of the deposit of excavated material on the hillside is blatantly false.  The concept presented to those who granted this approval was to truck most of the excavated material off site, and to spread the excess material on the ski slopes to improve them.  A concept dealing with the fraction of the now estimated over a million cubic yards of material.  This fill concept of clearcutting and using heavy off road trucks were only introduced a few months ago.  Before that concept, I read about spreading excavated material on ski runs with slopes less than 25 percent grade using a conveyer system.  Of course the applicant has realized that trucking is not feasible as the neighborhood streets can not handle the heavy truck traffic and has introduced this clearcutting and mound concept which they are also calling mitigation to reduce traffic.  Quite a stretch in my opinion.


Thank You


Presenter
Presentation Notes
Codes are in place to protect the Park City Community against a project like this.  I ask the Planning Commission; please enforce the laws, codes and regulations.  Thank you for the opportunity to address the commission.
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