
PARK CITY MUNICIPAL CORPORATION 
PLANNING COMMISSION 
CITY HALL, COUNCIL CHAMBERS 
MAY 11, 2011 
 

AGENDA 
 
MEETING CALLED TO ORDER AT 5:30 PM 
WORK SESSION – Discussion items only. No action will be taken 
 Fiscal 2012 Capital Improvement Program – Project plan update  5
 Rocky Mountain Power master plan – Informational Update  15 
 General Plan – Informational Update  17 
ROLL CALL 
ADOPTION OF MINUTES OF APRIL 27, 2011 
PUBLIC COMMUNICATIONS – Items not scheduled on the regular agenda 
STAFF/BOARD COMMUNICATIONS AND DISCLOSURES 
 Election of vice chair 
CONTINUATION(S) – Public hearing and continue as outlined below 
 573 Main Street, Claimjumper – Plat Amendment PL-10-01105 
 Public hearing and continuation to a date uncertain  
REGULAR AGENDA – Discussion, public hearing, and possible action as outlined below 
 Park City Heights – Master Planned Development PL-10-01028 65 
 Public hearing and possible action  
 1310 Lowell Avenue, wind turbine – Conditional Use Permit PL-11-01197 117 
 Public hearing and possible action  
 2780 Telemark Drive – Appeal of Staff’s Determination PL-11-01234 139 
 Quasi-Judicial hearing  
 Modification to Emergency Plan for Empire Pass – Amendment to Technical 

Report 
PL-10-01208 167 

 Public hearing and possible recommendation to City Council  
ADJOURN 
 

A majority of Planning Commission members may meet socially after the meeting. If so, the location will be announced by the Chair 
person. City business will not be conducted.  
 
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the meeting should notify the 
Park City Planning Department at (435) 615-5060 24 hours prior to the meeting. 
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Planning Commission 
Staff Report 
 
Subject: Park City Heights MPD 
Author: Kirsten A Whetstone   
Date: May 11, 2011 
Project # PL-10-01028 
Type of Item:  Administrative – Master Planned Development  
 
Summary Recommendations 
Staff recommends the Planning Commission discuss the revised findings of fact, 
conclusions of law, and conditions of approval and consider approving the Park City 
Heights MPD based on the findings of fact, conclusions of law, and conditions of 
approval as stated in this staff report, or as amended at the meeting.     
 
Topic 
Applicant:  The Boyer Company and Park City Municipal Corporation 
Location: Richardson Flat Road, west of US 40 and south of the Rail 

Trail 
Zoning: Community Transition (CT) 
Adjacent Land Uses:  US 40 corridor; municipal open space; single family 

residential and associated open space; vacant parcel to the 
north zoned County- RR; vacant parcel to the south zoned 
County- MR; Park City Medical Center (IHC) and the Park 
City Ice Arena/Quinn’s Fields Complex northwest of the 
intersection. 

Reason for Review: Applications for Master Planned Developments require 
Planning Commission review 

 
Update 
This purpose of this report is to provide an addendum to the April 27th staff report 
(Exhibit A) and to state the amended findings of fact, conclusions of law, and conditions 
of approval for the Park City Heights Master Planned Development. These revisions are 
based on Commission discussion at the April 27th meeting as well as follow-up redlines 
provided by individual Commissioners and the applicants (see Exhibit B). 
 
Proposal 
The proposed Park City Heights MPD application is a request for a residential 
development consisting of 239 units on 239 acres of land in the Community Transition 
(CT) zoning district. The CT zone allows 1 dwelling unit per acre, excluding required 
affordable units. Park City Heights MPD density includes all deed restricted affordable 
units in the density calculations. Excluding required deed restricted affordable units the 
Park City Heights MPD density is 0.816 dwelling units per acre. Please refer to the staff 
reports for March 23 and April 27, 2011 for the following information: 
 

 a complete description of the proposed MPD 
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 background information and history of the review to date   
 staff analysis of compliance with the Community Transition (CT) zone 

requirements 
 staff analysis of compliance with the Master Planned Development criteria 
 staff analysis of compliance with the General Plan  

 
Background 
On March 23, 2011, the Planning Commission conducted a public hearing and provided 
input on the proposed MPD. A review of the extensive background of this project is 
included in the March 23rd report.  On April 27th the Commission received public input 
regarding roof forms, solar panel installation restrictions, and additional design related 
items as described in the Park City Heights Design Guidelines. The Commission closed 
the public hearing.  
 
After discussing the findings of fact, conclusion of law, and conditions of approval, the 
Commission voted to continue the discussion until May 11, 2011 and agreed to provide 
staff with any additional follow-up comments prior to that meeting (see Exhibit B). The 
applicants provided additional comments in response (see Exhibit C). 
 
Discussion 
Staff drafted a revised recommended set of findings of fact, conclusions of law and 
conditions of approval incorporating revisions that were mutually agreed upon. Staff 
recommends the Commission discuss these specific conditions of approval and provide 
any additional revisions to be incorporated in a final version of the findings of fact, 
conclusions of law, and conditions of approval: 
 
Condition # 32- The Affordable housing plan- required to be reviewed by the Planning 

Commission with a recommendation to the City Housing Authority.  
Affordable Housing plans are reviewed and final approval is granted by 
the Park City Housing Authority per the Housing Resolution. Staff 
revised this condition to reflect requirements of the Resolution. 

Conditions # 43 and 44- Additional wildlife study and review by the Planning 
Commission (applicant requested review by the Planning Department). 

Condition # 46- Staff’s original recommendation was Planning Commission review of a 
CUP only for houses that exceed 28 feet in height. At the April 27th 
meeting the Planning Commission discussed Conditional Use permit 
reviewed by the Planning Commission for the eight houses on the minor 
ridge regardless of height. Applicant requests Administrative Conditional 
Use permits reviewed by the Planning Staff.  Staff’s original condition is 
reflected, however staff does support Administrative review regardless 
of building height.  

Condition # 54- Timing of construction of bus shelters. Applicant requests timing 
addressed in the Development Agreement. Staff is requesting a specific 
time frame within 6 months of the 40th certificate of occupancy 
consistent with condition #30.  

Condition # 56- This condition states specific house size restrictions for each 
Homestead lot as proposed by the applicant. 
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Condition # 62- Staff has drafted this condition related to Transportation mitigation and 
to require an additional traffic impact study after 50% of certificate of 
occupancies are issued, with Planning Commission review of the report 
and recommendations. A table containing UDOT average traffic counts 
is attached as Exhibit D. 

  
Department Review 
The application has been reviewed by the Planning, Building, Engineering, 
Sustainability, Public Works, Recreation, and Legal departments as well as by local and 
state utility providers (Snyderville Basin Water Reclamation District, Questar, Rocky 
Mountain Power, Fire District, Park City School District, Qwest, Comcast, and Mountain 
Trails Foundation). Issues raised during the review process have been adequately 
addressed and/or mitigated by revisions to the plans or by conditions of approval. 
 
Public Notice 
The property was posted and notice was mailed to property owners within 300 feet. 
Legal notice was also published in the Park Record as required by the Land 
Management Code.  The public hearing was closed at the April 27, 2011 meeting. 
 
Alternatives 

 The Planning Commission may approve the Park City Heights MPD as 
conditioned and/or amended; or 

 The Planning Commission may deny the Park City Heights MPD and direct staff 
to make findings of fact to support this decision; or 

 The Planning Commission may continue the discussion and request additional 
information on specific items. 

 
Significant Impacts 
Fiscal impacts outlined in the Fiscal Impact Analysis, reviewed by the Planning 
Commission and City Council at the time of annexation, conclude that the proposed 
MPD does not create negative fiscal impacts on the City. As conditioned, the MPD 
mitigates significant impacts.    
 
Consequences of not taking the Suggested Recommendation 
The development could not be built as proposed and the property would remain within 
the Park City Municipal Boundary, zoned Community Transition, and subject to the Park 
City Heights Annexation Agreement.   
 
Future Process 
Approval of the MPD application by the Planning Commission constitutes Final Action 
that may be appealed following procedures outlined in LMC 1-18. Approval of the final 
major subdivision plat, including phasing and associated utility plans, is required for the 
project to move forward. Subdivision plats require final action by the City Council. 
 
Recommendations 
Staff recommends the Planning Commission discuss the revised findings of fact, 
conclusions of law, and conditions of approval and consider approving the Park City 
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Heights MPD based on the findings of fact, conclusions of law, and conditions of 
approval as stated in this staff report, or as amended at the meeting.    
 
Findings of Fact  
1. The Park City Heights MPD includes the following: 

a. 160 market rate units distributed in a mix of: cottage units on smaller lots (lots 
are approximately 6,000 to 8,600 sf in size); single-family detached units on 
approximately 8,000 sf to 27,000 sf lots; and single-family detached on two 
upper lots which are approximately 44,000 and 48,000 sf each. The 
approximate distribution is identified in the Design Guidelines.    

b. 28 deed restricted townhouse units (44.78 affordable unit equivalents or AUE. 
These 28 units meet the required IHC affordable units under their affordable 
housing obligation and are configured as seven four-plexes.  

c. 16 deed restricted units (32 AUE).  These 16 units meet the affordable 
housing required by the CT zone (LMC 15-2.23-4(A) (8)) and the Affordable 
Housing Resolution 17-99.  These units are configured as a mix of single-
family detached, cottage homes, and townhouse units. 

d. 35 additional non-required deed restricted affordable units in a mix of unit 
types.  

e. All units (including all deed restricted units) will be constructed to LEED for 
Homes Silver rating, as stated in the Annexation Agreement, with each unit 
also achieving a minimum combined 10 points for water 
efficiency/conservation. Third party inspection will be provided.  An industry 
standard Third Party inspector shall be mutually agreed upon by the Chief 
Building Official and the applicant prior to building permit issuance. 

f. A total of 171.5 acres of open space (not including open space within 
individual lots) is provided. This is approximately 72% of the entire 239 acres. 
This total includes the 24 acre parcel located adjacent to Highway 248 that is 
deeded to the City for open space. 

g. An additional 5 acres of deeded open space is provided on Round Valley 
Drive adjacent to US 40 south of the Park City Medical Center. This open 
space is not included in the 72% figure. This is in exchange for transferring 
the 28 IHC deed restricted townhouse units to the PC Heights neighborhood. 
This parcel is deed restricted per requirements of the Burbidge/IHC 
Annexation and Development Agreements. 

h. A dedicated 3.55 acre (155,000 sf) public neighborhood City Park with field, 
tot lot and playground equipment, shade structure, paths, natural area, and 
other amenities to be designed and constructed by the developer and 
maintained by the City. This park is included in the open space calculations. A 
FIFA (non-international play) regulation size soccer field of 100 by 50 yards 
can physically be located within the field area identified on the preliminary 
plat, allowing for adequate sideline areas and setback from Richardson Flats 
Road. This field size (100 by 60 yards) meets the Utah Youth Soccer 
Association dimensions for competitive soccer games for youth age 12 and 
older.  

i. A 15,000 sf (approx.) community gardens area within the PC Heights 
neighborhood. This area is included in the open space calculations. 
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j. 3 to 4 miles of soft surface trails within and around the property and additional 
mile or so of hard surfaced sidewalks and paths along the Project’s streets.   

k. Trail connections to the Rail Trail and Quinn’s trail, including trail on the north 
side of Richardson Flat Road from the 248 underpass to the Rail Trail and 
trail on the south side of the Road from the project to the Rail Trail. Trail 
connection to the south property line for future connections to the Jordanelle 
area. Trail easement on north side of Richardson Flat Road from Rail Trail to 
east property line. Trail connections to the Park City and Snyderville Basin 
back country trails system. Trails are further described in Finding #11. 

l. Transit bus shelters along Richardson Flat road including “dial-a-ride signs” 
(City bus service expected to be extended to Park City Heights and the Park 
and Ride). 

m. Bike racks at the club house and public park. 
n. Cross walk across Richardson Flat road at the rail trail. 
o. A 3,000sf community center/club house area to be constructed by the 

developer with dedicated future ancillary support uses or possible daycare 
center parcels (Parcels I and J as shown on the preliminary plat). Exterior 
access bathrooms will be available for park users. Construction of a daycare 
facility would be by the owner of the daycare facility and not by the Park City 
Heights development. 

p. Water infrastructure improvements that enhance the City’s overall water 
system and provide redundancy as required by the Water Agreement 
executed as part of the Annexation Agreement. Water shares were dedicated 
to the City as part of a pre-annexation agreement.   

q. Transportation improvements to the Richardson Flat/248 intersection 
including lane improvements and installation of a traffic signal to provide 
intersection safety (controlled left turn) and putting the Park and Ride facility 
and Park City Heights on the City bus route.  These transportation 
improvements meet the requirements in the Annexation Agreement. 

r. Following Wildlife recommendations as identified in the Biological Resources 
Overview prepared by Logan, Simpson Design, Inc. amended March 17, 
2011. 

s. Design Guidelines approved as part of this MPD apply to all lots, with the 
exception of the 2 upper lots proposed to be subject to the CCRs for the Oaks 
at Deer Valley, or equivalent. 

t. No sound barrier walls or structures along US 40 within or related to the MPD. 
2. The Park City Heights MPD is subject to the Park City Heights Annexation 

Agreement approved by the City Council on May 27, 2010. The Annexation 
Agreement sets forth terms and conditions of annexation, zoning, affordable 
housing, land use, density, transportation and traffic, phasing, trails, fire prevention, 
road and road design, utilities and water, fiscal impact analysis, snow removal, 
fees, and sustainable development requirements for the 239 acre Park City Heights 
MPD. The MPD as conditioned is in compliance with the requirements of the 
Annexation Agreement. 

3. The Park City Heights Annexation Agreement includes a Water Agreement as an 
integral component. The Water Agreement sets forth terms and conditions related 
to water facilities, restrictions regarding water, and phasing of development as it 
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relates to completion of water infrastructure. The MPD as conditioned is in 
compliance with the Water Agreement.   

4. On June 17, 2010, the applicants submitted a pre-MPD application based on the 
annexation approval and agreement. The Planning Commission reviewed the pre-
MPD application at two (2) meetings (July 14 and August 11, 2010) and found the 
application to be in initial compliance with applicable elements of the Park City 
General Plan.  

5. On June 30, 2010, the applicants submitted a complete MPD application.  
6. The property was posted and notice was mailed to property owners within 300 feet. 

Legal notice was also published in the Park Record as required by the Land 
Management Code.   

7. Public hearings on the MPD were held on October 13th, November 10th, and 
December 8th, 2010 and on February 9th, February 23rd, March 9th and March 23rd, 
2011 and on April 27, 2011.  

8. The property is located within the Community Transition (CT) zone. The MPD is in 
compliance with all applicable requirements of the CT zone, including density, 
uses, building setbacks, building height, parking, open space, affordable housing, 
and sustainable development requirements.  

9. Access to the site is from Richardson Flat Road, a public road previously known as 
Old Dump Road. Access is also proposed to the currently unimproved US 40 
frontage road (UDOT) along the east property line. No roads are provided through 
the Park City Heights MPD to the Oaks, Royal Oaks, or any other neighborhood 
within the Deer Valley MPD, consistent with the Annexation Agreement.  

10. Utilities are available in the area, however extension of utilities or utility upgrades to 
the development site are required. A final utility plan will be submitted with the final 
subdivision plats to be reviewed by the Interdepartmental and Utility Service 
providers Development Review Team. City Staff will provide utility coordination 
meetings to ensure that utilities are provided in the most efficient, logical manner 
and that comply with best practices, including consideration of aesthetics in the 
location of above ground utility boxes. Location of utility boxes shall be shown on 
the final utility plans. The MPD phasing plan shall be consistent with conditions of 
the Annexation Agreement related to provision of public services and facilities. 

11. The MPD includes 1) a paved connector trail on the south side of and separated 
from Richardson Flat Road, from the project to the Rail Trail, 2) a paved connector 
trail on the north side of and separated from Richardson Flat Road, from the SR 
248 underpass to the Rail Trail, 3) a trail connection from trails within the project to 
the south property boundary line, 4) a trail easement along the north side of and 
separated from Richardson Flat Road from the Rail Trail to the east property 
boundary line, and 5) several miles of paved and soft surfaced trails throughout the 
development. All trails will be constructed by the developer consistent with the Park 
City Trails Master Plan. 

12. The MPD includes a dedicated neighborhood public park to be constructed by the 
developer according to the City’s parks plan, and as further directed by the City 
Council. The park includes a field area large enough to accommodate a FIFA (non-
international play) soccer field with dimensions of 100 by 50 yards. Bathrooms are 
provided at the clubhouse with exterior access for the park users. 
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13. Parking within the MPD is proposed at two spaces per unit within private garages. 
Additional surface parking is provided for guests, the community gardens/park 
area, and the neighborhood clubhouse/meeting area.  The streets have been 
designed to allow for parking on one-side per the City Engineer. Final street design 
will be determined at the time of the final plat and additional off-street guest parking 
areas will be incorporated into the design. 

14. The proposed MPD density of 1 unit per acre complies with the density allowed by 
the CT zone. (239 units on 239 acres) The net density is 0.82 units per acre (195 
units on 239 acres), excluding the 44 required deed restricted housing units. The 
density is consistent with the Annexation Agreement.  If the additional 35 deed 
restricted affordable units are included in this analysis the net density is 0.67 units 
per acre (160 units on 239 acres). 

15. The LMC requires a Sensitive Lands Analysis for all Master Planned Development 
applications. The MPD application included a Sensitive Lands Analysis.  

16. A portion of property is located within the designated SR 248 Entry Corridor. This 
area is identified in the MPD as open space and all required entry corridor setbacks 
of 200’ are complied with. 

17. The property contains SLO designated steep slopes, ridgelines and wetland areas. 
These areas are identified in the MPD as open space areas and all required 
wetland and stream setbacks are complied with.  

18. A wildlife study was conducted and a report (December 2010) was prepared by 
Logan Simpson Design, Inc. A revised report was prepared on March 17, 2011. 
The wildlife study addresses requirements of the Land Management Code and 
provides recommendation for mitigation of impacts on wildlife.   

19. The site plan complies with the minimum MPD required 25’ setback around the 
perimeter of the property. Setbacks range from 25’ to 690’ (and greater to the south 
property line). 

20. The locations of the proposed units are consistent with the MPD site planning and 
Sensitive Lands Overlay criteria.  

21. The property is visible from the designated LMC Vantage point along State Road 
248 and a visual analysis was conducted by the applicant from this Vantage point. 
Additional visual analysis was provided from the intersection of Richardson Flat 
Road and SR 248. Units along the western perimeter are most visible along the 
minor ridge from SR 248.  Any units that are over the 28’ height limit as measured 
in the zone will be required to obtain an Administrative Conditional Use Permit. .  

22. Structures containing more than four units and future non-residential structures on 
Parcels I and J will be more visible due to the location along Richardson Flat Road 
and the potential massing. Additional review through the conditional use process is 
warranted for these parcels and uses.  

23. Design Guidelines for the Park City Heights MPD address site planning, 
architecture and design, sustainability and best practices, landscaping and water 
conservation, and other requirements of the Annexation Agreement.    

24. A traffic study was conducted and a report was prepared by Hales Engineering in 
2007 and updated in 2008. This study was utilized during the annexation process in 
the determination of density and requirements for traffic and transportation related 
impact mitigations. An updated traffic volume and trip generation report was 
provided by Hales Engineering on September 27, 2010. The City’s Transportation 
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Department is preparing a short range transportation plan that will include the 
projected traffic from Park City Heights MPD in the recommendations for 
transportation improvements, signalization synchronization, and timeline for bus 
service in the Quinn’s area, including Park City Heights.   

25. Construction traffic is required to be addressed in the Construction Mitigation Plan. 
26. A Geotechnical Study for the Park City Heights Development was provided by 

Gordon, Spilker Huber Geotechnical Consultants, Inc. (June 9, 2006). Expansive 
clay soils were encountered across the site in the upper two and one-half to nine 
and one-half feet. Shallow bedrock was found within portions of the site. Special 
construction methods, removal of these unsuitable soils, and other mitigations are 
spelled out in the Study.  

27. A Fire Protection Report (March 2011) identifies potential Wildland urban interface 
areas within the MPD. Prior to issuance of building permits the Building Department 
will review individual building fire protection plans for compliance with 
recommendations of the Fire Protection Report and applicable building and fire 
codes. The fire protection component of the plan shall ensure that Park City’s ISO 
rating is not negatively affected by development of the site. 

28. Affordable housing obligations of the MPD are consistent with the affordable 
housing described by the Park City Heights Annexation Agreement, Housing 
Resolution 17-99 and as required by the CT zone. The MPD provides up to an 
additional 35 deed restricted housing units over the 28 deed restricted townhouse 
units (44.78 affordable unit equivalents (AUE) required by the IHC MPD and the 16 
deed restricted units (32 AUE) required by the CT zone for the 160 market rate 
units). These affordable units are configured as a mix of single-family detached, 
duplexes, cottage units, and attached townhouse units. The additional 35 non-
required deed restricted affordable units are proposed to be a mix of unit types as 
part of this MPD consistent with the needs described in Housing Market 
Assessment for Park City, dated September 2010.  As part of the mix of unit types, 
rental housing will be considered consistent with the needs described in the 
September 2010 Housing Market Assessment.  

29. No building height exceptions have been requested and all buildings will comply 
with the height limitations of the CT zone.  

30. Lots have been positioned to minimize visual impacts on adjacent structures. 
Potential problems on neighboring properties caused by shadows, loss of solar 
access, and loss of air circulation, have been mitigated to the extent possible as 
further described in the Park City Heights Design Guidelines.  

31. Utilities must be extended to the site to sustain the anticipated uses. Thirty (30’) 
foot wide non-exclusive utility easements are generally necessary for long term 
maintenance and shall be dedicated on the final subdivision plats. Off-site 
improvements are necessary to serve the site with utilities.  

32. Off-site trail and intersection improvements may create traffic delays and potential 
detours, short term access and private driveway blockage, increased transit time, 
parking inconveniences, and other impacts on the adjacent neighborhoods and to 
the community in general. Construction Mitigation Plans are required and will be 
required to include mitigations for these issues.  

33. A Construction Mitigation Plan (CMP) is necessary to identify impacts and propose 
reasonable mitigation of these impacts on the site, neighborhood, and community 
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due to construction of this project. The CMP shall include information about specific 
construction phasing, traffic, parking, service and delivery, stock-piling of materials 
and staging of work, work hours, noise control, temporary lighting, trash 
management and recycling, mud and dust control, construction signs, temporary 
road and/or trail closures, limits of disturbance fencing, protection of existing 
vegetation, erosion control and storm water management. 

34. Final road designs will be provided to the Planning Commission for review with the 
final subdivision plats. To minimize visual impacts and to minimize disturbance of 
existing vegetation due to large areas of cut and fill slopes, low retaining structures 
(in steps of 4’ to 6’) are recommended. These low retaining structures may be 
stepped to minimize their height. Design of these retaining structures is included in 
the PC Heights Design Guidelines to ensure consistency of design, materials, and 
colors throughout the development. 

35. A storm water run-off and drainage plan is necessary to ensure compliance with 
Park City’s Storm Water Management Plan and storm water Best Management 
Practices for storm water during construction and post construction with special 
considerations to protect the wetlands delineated on and adjacent to the site. 

36.  A financial guarantee for all landscaping and public improvements is necessary to 
ensure completion of these improvements and to protect the public from liability 
and physical harm if these improvements are not completed by the developer or 
owner in a timely manner. This financial guarantee is required prior to building 
permit issuance. 

37. Parcels I and J are identified on the preliminary subdivision plat as potential future 
support commercial and/or child care center or similar uses pad sites. These 
parcels are currently used as a temporary, dirt parking lot. Construction of a 
daycare center is not the responsibility of the applicant/developer of Park City 
Heights.  

38. A master sign plan is required for Planning Department review and approval and all 
individual signs require a sign permit prior to installation. 

39. Sound mitigation may be desired by owners of units along US 40. Conditions of 
approval prohibit sound barrier walls within the MPD. Sound mitigation may be 
provided with landscaping, berming, smart housing design and insulation, and 
sound barriers constructed as part of the dwelling units.  

40. Section 15-6-4 (G) of the LMC states that once the Planning Commission has 
approved an MPD, the approval shall be put in the form of a Development 
Agreement. 

41. The applicant stipulates to the conditions of approval. 
42. The discussion in the Analysis sections of this report and the Analysis sections of 

the March 23, 2011 Planning Commission Staff Report (Exhibit A) are incorporated 
herein.   

43. The applicants have met with Rocky Mountain Power and have increased the 
Rocky Mountain Powerline setbacks as required by this Utility. 

44. The site plan for the proposed MPD has been designed to minimize the visual 
impacts of the development from the SR 248 Entry Corridor and has preserved, 
through open space, the natural views of the mountains, hillsides and natural 
vegetation consistent with Park City’s “resort character”. 
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45. The 171.5 acres of open space adjacent the development, the trail connections and  
improvements, and proposed neighborhood public park, as conditioned, will provide 
additional recreational opportunities to the Park City community and its visitors, 
which strengthens and enhances the resort character of Park City. 

46. The opportunities for mixed affordable housing types, including rental units, within 
the development will strengthen the resort economy by providing attainable housing 
options in a sustainable and energy efficient community for workers in Park City’s 
tourism/resort based industries. 

 
Conclusions of Law 
1. The MPD, as conditioned, complies with all requirements outlined in the applicable 

sections of the Land Management Code, specifically Chapter 6- Master Planned 
Developments Section 15-6-5 as stated in Exhibit A, March 23, 2011 Planning 
Commission Staff Report. 

2. The MPD, as conditioned, is compatible with surrounding structures in use, scale, 
mass, and circulation. Surrounding uses include open space, Highway 248, US 40, 
the Rail Trail, the Municipal Water Treatment Plant, Quinn’s recreation complex 
(fields and ice rink), and the IHC medical center and offices. 

3. The MPD, as conditioned, is consistent with the Park City General Plan, as 
described in these findings and in Exhibit C of the April 27, 2011 staff report. 

4. The MPD, as conditioned, is consistent with the Park City Heights Annexation 
Agreement.  

5. The MPD, as conditioned, strengthens and enhances the resort character of Park 
City, in that Park City’s resort character is identified by access to recreation and 
trails; neighborhoods of mixed housing types, sizes, and price; location of 
affordable housing within the City Limits; attention to architectural design; and 
forward thinking with regards to sustainable development and design. Park City 
Heights includes easy access to trails; a City Park within the neighborhood; a 
community garden area and other amenities; completion of a critical connection for 
and access to the Rail Trail providing opportunities for alternative transportation 
(biking, walking, in-line skating, cross country skiing) for recreation and commuting; 
and the Park City Heights Design Guidelines that include architectural and 
landscape design requirements, including 100% of the houses to meet or exceed 
LEED Silver (or equivalent) green building standards. 

6. The MPD, as conditioned, is Compatible in use, scale and mass with adjacent 
properties, and promotes neighborhood Compatibility. 

7. The MPD provides amenities to the community so that there is no net loss of 
community amenities in that a public park will be constructed with access to the 
community off the Rail Trail, Rail Trail connections will provide access for the entire 
community to the recreation amenities at the Quinn’s Sports Complex, and 
additional public back country trails and links to existing back country trails are 
incorporated in the MPD. 

8. The MPD is consistent with the employee Affordable Housing requirements as 
adopted by the City Council at the time the Application was filed in that a range of 
unit types, sizes, and price of both affordable and market rate units are provided. 

9. The MPD has been designed to place Development on the most Developable Land 
and preserves significant features and vegetation to the extent possible in that a 
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total of 171.5 acres of open space (not including open space within individual lots) 
is provided. This is approximately 72% of the entire 239 acres. 

10. The MPD promotes the Use of non-vehicular forms of transportation through the 
site design and by providing trail connections to existing community trails, provision 
of pad sites for accessory uses/daycare, construction of a city park and 
neighborhood amenities, provision of bus shelters with dial-a-ride transit service 
until regular bus service is provided, safe crossing of Richardson Flat Road, and 
bike racks. Direct connection to and critical improvements of the Rail Trail provide 
alternative transportation opportunities for recreation and commuting, such as 
biking, walking, in-line skating, and cross country skiing to Park City’s business 
district at Prospector Square (within 2 miles) and to the IHC medical complex.   

11. The MPD has been noticed and public hearings held in accordance with the LMC. 
 
Conditions of Approval 
1. All standard project conditions shall apply (Exhibit E). 
2. A final subdivision plat for each phase, or sub phase, of development shall be 

submitted for review by the Planning Commission and City Council and shall be 
recorded prior to issuance of building permits for individual units within that plat. 
The plats shall be consistent with the LMC, preliminary plat and the PC Heights site 
plan and documents reviewed and approved by the Planning Commission during 
the MPD approval. Final street design, including final cut and fill calculations and 
limit of disturbance areas, shall be submitted with all final subdivision plats to be 
reviewed and approved by the Planning Commission during final subdivision 
review. Off-street guest parking areas shall be identified on the final plats. 

3. A limit of disturbance area (LOD), maximum building footprint and/or house size 
limitation and a setback requirement table for the lots shall be included on the final 
plats consistent with the Park City Heights Design Guidelines. 

4. A note shall be added to the final plats stating that a landscape plan shall be 
submitted for City review and approval for each lot, prior to building permit issuance 
for that lot.   

5. A note shall be added to the final plats stating that all units (including all deed 
restricted units) shall be constructed to LEED for Homes Silver rating, , as stated in 
the Annexation Agreement, with each unit also achieving a minimum combined 10 
points for water efficiency/conservation. Third party inspection will be provided to 
confirm compliance with the standards.  An industry standard Third Party inspector 
shall be mutually agreed upon by the Chief Building Official and the applicant prior 
to building permit issuance. 

6. A final landscaping and irrigation plan for common areas shall be submitted with the 
final plats for each phase. Entry and perimeter landscaping shall be completed 
within six (6) months of issuance of the first building permit, weather permitting.  
Other Project landscaping, shall be completed within nine (9) months of issuance of 
50% of building permits or within six (6) months of any individual Certificate of 
Occupancy. Landscaping materials and irrigation shall comply with the 
requirements of the Annexation Agreement, including the Water Agreement, and 
the Park City Heights Design Guidelines.   
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7. All exterior building materials, colors and final design details must comply with the 
approved Park City Heights Design Guidelines and shall be approved by staff prior 
to building permit issuance.  

8. All exterior lighting, including any street and/or path lighting shall designed to limit 
the trespass of light into the night sky as much as possible and shall conform to the 
LMC Sections 15-5-5-(I) and 15-3-3(c) and the Park City Heights Design 
Guidelines.  

9. All exterior lighting, with the exception of bollard lighting at the park shall be 
privately maintained.  

10. A Construction Mitigation Plan (CMP) shall be submitted and approved by the City 
for compliance with the Municipal Code, as a condition precedent to issuance of 
any grading or building permits. The CMP shall address construction phasing, 
staging, storage of materials, circulation and traffic, parking, service and delivery, 
re-vegetation of disturbed areas, temporary signs and construction lighting, hours of 
operation, dust and mud control, storm water management, and other items as may 
be required by the Building Department. The immediate neighborhood and 
community at large shall be provided notice at least 24 hours in advance of 
construction work impacting private driveways, street closures, and interruption of 
utility service. The CMP shall include a site and landscape plan for the sales office 
building (either within the clubhouse or within a finished unit) to address 
landscaping, lighting, and parking for the sales office. Construction Mitigation Plans 
shall provide mitigation measures for traffic delays and potential detours, short term 
access and private driveway blockage, increased transit time, parking 
inconveniences, and other impacts on the adjacent neighborhoods and to the 
community in general.  

11. The CMP shall address disposal and treatment of all excavated materials. The 
capping of exposed soils within the City’s Soils Ordinance Boundary is subject to all 
applicable regulations and requirements of the Park City Soils Ordinance Title 11, 
Chapter 15- Park City Landscaping and Maintenance of Soil Cover. A detailed Limit 
of Disturbance (LOD) plan shall be submitted as part of the CMP. The Limits of 
Disturbance for the entire site shall minimized to the greatest extent possible, using 
best construction practices, and shall include the use of additional low retaining 
walls and steeper slopes to prevent un-necessary disturbance of native vegetation. 

12. A construction recycling area and an excavation materials storage area shall be 
provided within the development to reduce the number of construction trips to and 
from the development. This condition applies at a minimum to the first two phases 
of development and may be waived for subsequent phases of development upon 
request by the applicant and upon review by the Planning, Building, and 
Engineering Departments.  

13. A storm water run-off and drainage plan shall be submitted with the building plans 
and approved prior to issuance of any building permits. The plan shall follow Park 
City’s Storm Water Management Plan and the project shall implement storm water 
Best Management Practices. Post development drainage shall not exceed pre-
development drainage conditions and special consideration shall be made to 
protect the wetlands delineated on and adjacent to the site. 

14. Maintenance of sidewalks (including, without limitation, snow removal), trails, 
lighting, and landscaping within the rights-of-way and common areas, with the 
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exception of the public park and public trails, shall be provided by the HOA, unless 
otherwise agreed upon by the City Council. Language regarding ownership and 
maintenance of the open space and common areas shall be included on the final 
subdivision plats.   

15. A financial guarantee, in a form and amount acceptable to the City and in 
conformance with the LMC Subdivision Regulations, for the value of all public 
improvements, pedestrian amenities and trails, sidewalks, bus stop amenities, 
landscaping (including landscaping to re-vegetate and re-landscape areas 
disturbed by construction related to the MPD) to be completed according to the final 
approved plans shall be provided to the City prior to building permit issuance for 
new construction within each phase of construction. All public improvements shall 
be completed according to City standards and accepted by the City Council prior to 
release of this guarantee. 

16. Final utility plans, consistent with preliminary utility plans reviewed by the Planning 
Commission during the MPD review, shall be submitted with the final subdivision 
plats. Utility plans shall be reviewed by the Interdepartmental staff members and 
the utility service providers as the Development Review Team. Utilities for the MPD 
shall be place underground. 

17. The City Engineer shall review and approve all associated utility and public 
improvements plans (including streets and sidewalks, grading, drainage, trails, 
public necessity signs, street signs and lighting, and other required items) for 
compliance with the LMC and City standards as a condition precedent to final 
subdivision plat recordation. This shall include phasing plans for street construction 
to ensure adequate fire turn-arounds that minimize disturbance of native vegetation. 
Due to expansive soils in the area, grading and drainage plans shall include a 
comprehensive lot drainage plan for the entire phase of each final subdivision plat. 

18. Above ground utility boxes must be shown on the final utility plans. The location of 
these boxes shall comply with best practices for the location of above ground utility 
boxes. These boxes shall be located in the most efficient, logical, and aesthetic 
locations, preferably underground. If located above ground the boxes shall be 
screened to minimize visual impacts and locations shall be approved by the City 
Engineer. 

19. The Snyderville Basin Water Reclamation District’s review and approval of the utility 
plans and final subdivision plats, for conformance with the District’s standards for 
review, is a condition precedent to plat recordation and building permit issuance. 

20. All construction, including grading and trails, within the Park City Soils Ordinance 
area shall comply with restrictions and requirements of the Park City Soils 
Ordinance (Municipal Code Title 11, Chapter 15). 

21. Trail improvements necessary to connect the Rail Trail to the Hwy 248 tunnel trail 
on the north side of Richardson Flat Road, as well as the trail connection from the 
Rail Trail to the public park on the south side of Richardson Flat Road, will likely 
impact the wetlands in this area. Precedent to issuance of a building permit for 
these trails a wetlands impacts and enhancements plan shall be reviewed by the 
Planning Staff. All required wetlands permits shall be obtained from the required 
agencies.  
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22. Mitigation for the disturbance of any wetland areas shall be identified on the trail 
construction plan and shall include enhancements of wetlands as an amenity 
feature for users of the trail system.  

23. Enhancements to wetland areas and other disturbed areas within the MPD could 
include but are not limited to: educational signs, such as identification of plants and 
animals, ecological processes, wetlands ecology, and insights into seasonal 
changes to the landscape; plantings that encourage and/or provide food sources for 
wildlife; additional on-site water sources and clean up of degraded areas and new 
nesting habitat/bird and small mammal boxes  

24. Lots 89 and 90 of the preliminary subdivision plat shall be shifted to match the trail 
phasing plan to locate the trail connection on the open space. 

25. All construction, including streets, utilities, and structures shall comply with  
recommendations of the June 9, 2006, Geotechnical Study for the Park City 
Heights Development provided by Gordon, Spilker Huber Geotechnical 
Consultants, Inc. Special construction methods, removal of unsuitable soils, and 
other mitigation measures are recommended in the Study. Additional soils studies 
and geotechnical reports may be required by the Building Department prior to 
issuance of building permits for streets, utility installation, and structures.  

26. A detailed review against the Uniform Building and Fire Codes in use at the time of 
building permit submittal is a condition precedent to issuance of full building permit.  

27. Fire protection and emergency access plans shall be submitted prior to the 
issuance of any building permits and shall be consistent with applicable building 
and fire codes and shall take into consideration the recommendations of the Fire 
Protection Report (March 2011). The fire protection plans shall include any required 
fire sprinkler systems and landscaping restrictions within the Wildland interface 
zones.  The plans shall ensure that Park City’s ISO rating is not negatively affected 
by the development.  

28. A limit of disturbance area shall be identified during the building permit review and 
construction fencing will be required to mitigate construction impacts. Silt fencing is 
required during construction in areas where run-off and construction may impact 
adjacent wetlands, water ways, and undisturbed areas as determined by the 
Building Department. 

29. Trail easements for all proposed trails in the MPD shall be platted on the final 
recorded subdivision plats. All trails shall be constructed consistent with the Park 
City Trails Master Plan and the Snyderville Basin Trails Master Plan. Connections 
to undeveloped property to the south providing future connections to the Wasatch 
County shall be consistent with the Wasatch County Trails Plan. 

30. Construction of the public park, trails within the first phase, trail connections to the 
Rail Trail on both the north and south sides of Richardson Flat road, as described in 
the findings, and other neighborhood amenities associated with the first phase, 
shall commence upon issuance of the 40th building permit for Phase I (as described 
in the Annexation Agreement) and shall be complete within 9 months from 
commencement of construction, unless otherwise directed by City Council. In 
subsequent phases, trails, amenities, and other improvements shall be completed 
prior to issuance of 50% of the certificates of occupancy for the units within that 
phase, or as otherwise stated in the Development Agreement. 
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31.  The neighborhood public park shall be developed in accordance with standards set 
forth and required by the City Council, Recreation Advisory Board and city 
standards. As noted in the findings of fact the park will accommodate a non-
international play sized soccer field (100 by 50 yards minimum) and will include 
bathrooms in the club house with exterior access for field users.  

32. An Affordable Housing Plan, consistent with the Park City Heights Annexation 
Agreement and as required by LMC Section 15-6-5 (J), shall be reviewed by the 
Planning Commission and a recommendation shall be forwarded to the Park City 
Housing Authority. The Park City Housing Authority shall approve the final Park City 
Heights Affordable Housing Plan prior to issuance of any building permits for units 
within the MPD.   

33. As a condition precedent to receiving a certificate of occupancy for any market rate 
unit the City shall be provided with proof of compliance with the approved 
Affordable Housing Plan.   

34. A master sign plan for the neighborhood shall be submitted, reviewed for 
compliance with the Park City Sign Code, and approved by the City, as a condition 
precedent to issuance of any individual sign permits. 

35. No sound barrier walls or structures along Hwy 40 are permitted within the MPD. 
Sound mitigation shall be provided with landscaping and berms, energy efficient 
housing design and insulation, and sound mitigation constructed as part of the 
design of the dwelling units and shall be reviewed by the Planning Department for 
compliance with the Design Guidelines.  

36. Approval of this Master Planned Development is subject to LMC Chapter 6- Master 
Planned Developments and shall expire two years from the date of execution of the 
Development Agreement unless Construction, as defined by the Uniform Building 
Code, has commenced on the project.  

37. Pursuant to Section 15-6-4 (G) of the LMC, once the Planning Commission has 
approved an MPD, the approval shall be put in the form of a Development 
Agreement. The Development Agreement must be ratified by the Planning 
Commission within 6 months of this approval. The Development Agreement shall 
be signed by the Mayor on behalf of the City Council and recorded with the Summit 
County Recorder.   

38. The Park City Soils Boundary shall be identified on the final plats (if applicable).  
39. Timing of completion of all required items and public benefits shall be further 

described and stated in the Development Agreement. 
40. No through roads may be provided through the Park City Heights MPD to the Deer 

Valley MPD subdivisions. 
41. A re-vegetation plan for Parcels I and J and the open space parcel at the northeast 

corner of the development area of Phase I shall be submitted with the final road and 
utility plans. Re-vegetation of these parcels shall be completed prior to issuance of 
the 28th certificate of occupancy for the Park City Heights MPD. If this area is used 
as a construction staging, construction recycling area, and excavated materials 
storage area, a new construction staging area will have to be approved by the 
Planning Department for the remainder of Phase I and for subsequent phases and 
shall be re-vegetated in a like manner with the issuance of certificates of occupancy 
for the final units in the respective phase. 
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42. Noxious weeds shall be managed per the Summit County noxious weeds 
ordinances during construction and in perpetuity by including regulations in the 
CMP, Design Guidelines, and CCRs. 

43. One additional site visit is required by certified biologists during May or June 2011 
to: a) validate the observations of the preliminary biological report and, b) to further 
study and identify wildlife movement corridors, evidence of species of high public 
interest (Elk, Moose, Deer, and other small mammals), locations of den or nesting 
sites, and any areas of high native species diversity. The report shall include 
additional recommendations on mitigating impacts of the development on wildlife 
and wildlife corridors. The report shall be provided to the Planning Department and 
reviewed by the Planning Commission prior to issuance of any grading or building 
permits.  

44. Clearing and grubbing of vegetation and soils shall be minimized from April through 
July to avoid disturbance of nesting birds, unless a detailed search for active nests 
is conducted and submitted to the Planning Department for review by a certified 
wildlife biologist.  

45. As a condition precedent to building permit issuance for any structure containing 
more than 4 units, and for any non-residential structure proposed to be constructed 
on Parcels I and J of the preliminary subdivision plat, a conditional use permit shall 
be approved by the Planning Commission. 

46. Due to the visual exposure of these lots on the minor ridge, as a condition 
precedent to building permit issuance for construction of a house on the western 
perimeter lots, namely Lots 23, 24, 30, 31, 66, 67, 76 and 77 of the preliminary 
subdivision plat prepared by Ensign and dated 1/17/11, a conditional use permit 
shall be obtained if the proposed building height is greater than 28 feet. 

47. The applicants shall approach the adjacent property owner to the west to explore a 
mutually agreeable plan for incorporating the parcel into the Park City MPD and 
transferring density to the Park City Heights neighborhood in exchange for open 
space designation of this highly sensitive and visible parcel of land and the potential 
to relocate the upper western cul-de-sac to a less visible location. 

48. All work within the Rail Trail ROW requires review by and permits issued by the 
Utah State Parks/Mountain Trails Foundation, in addition to the City. The Rail Trail 
shall remain open to pedestrians during construction to the extent possible.  

49. High energy use amenities, such as snow melt systems, heated driveways, exterior 
pools and fireplaces, shall require energy off-sets and/or require the power to be 
from alternative energy sources. 

50. All conditions, requirements, and stipulations of the Park City Heights Annexation 
Agreement and Water Agreement continue to apply to this MPD. 

51. The final MPD phasing plan shall be consistent with conditions of the Water 
Agreement as to provision of public services and facilities. 

52. All transportation mitigation requirements, as stated in the Annexation Agreement, 
continue to apply to this MPD. 

53. The Applicant must meet all applicable bonding requirements. 
54. Bus shelters on both the north and south sides of Richardson Flat Road shall be 

constructed within 60 days of issuance of the 40th certificate of occupancy. The 
shelter design and location shall be approved by the City Planning, Engineering, 
Building, and Transportation Departments and shall include a sign with the phone 
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number of the Park City Bus service dial-a-ride. Information regarding the dial-a-
ride service shall be posted within the shelters. 

55. Sheet c4.0 (LOD Erosion Control Plan) shall be amended as follows: Note 1 shall 
read that the LOD for roadways is not to extend beyond 3’ from the cut/fill limits as 
shown on the plan. Note 2: A 4 to 6 foot engineered wall shall be used in areas 
outside the limits of future home and driveway construction and where proposed 
cut/fill is in excess of 10’ vertical as measured from the top back of curb to cut/fill 
catch point. Note 3: Proposed retaining walls shall not exceed 6 feet where they are 
necessary. A system of 4’ to 6’ walls with no individual wall exceeding 6’, (ie tiered 
walls) may be used. The walls shall be separated by a 3’ landscaped area from top 
back of lower wall to toe of upper wall. Note 4: Exceptions to these standards may 
be granted by the Planning Commission at the time of final subdivision plat review 
as necessary to minimize overall total disturbance.  

56. House size limitations for the Homestead Lots shall be identified in the Design 
Guidelines taking into consideration the size of the lots, visibility of the lots from the 
LMC Vantage Points, and ability to achieve LEED Silver rating for energy efficiency.  
Notwithstanding the foregoing, house sizes of the following Homestead lots shall be 
limited to the following sizes (lot numbers per the preliminary plat prepared by 
Ensign and dated 1/17/11):   

   
  Lots 58 thru 66- 4000 square feet 
  Lots 130 thru 154- 4000 square feet 
  Lots 163 thru 164- 4000 square feet 
  Lots 70 thru 72- 5000 square feet 
  Lots 105 thru 129- 5000 square feet 
  Lots 155 thru 156- 5000 square feet 
  Lots 77 thru 98- 6000 square feet 
 

The Design Guidelines shall reflect these maximum square footages allowed.  The 
Park City Heights Design Guidelines shall be approved by the Planning 
Commission prior to the submittal of the Development Agreement to the Planning 
Commission and before any activity or permits can be pulled for the MPD.  No pre-
development work, including grading, clearing, etc can occur prior to approval of 
the Design Guidelines by the Planning Commission. 

57. The Park City Heights Design Guidelines are an integral component of the Park 
City Heights MPD and substantive amendments to the Design Guidelines require 
Planning Commission approval as an MPD Amendment. Minor amendments shall 
be reviewed by the Planning Director for consideration and approval.  

58. Adequate snow storage easements, as determined in consultation with the Park 
City Public Works, will be granted to accommodate for the on-site storage of snow. 
Snow storage shall not block internal pedestrian sidewalks and circulation trails. 
Removal of snow from the Park City Heights MPD is discouraged with the final 
decision to haul snow from this area to be made by the City’s Public Works 
Director. 

59. To further encourage non-vehicular transportation, trail maps will be posted in the 
clubhouse for the benefit of future residents.  There will also be a ride-share board 
located within the clubhouse that residents may utilize in order to plan carpooling 
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which will further limit trips from the development. The dial-a-ride phone number 
shall be posted at the ride-share board. The HOA shall post information and 
consider a bike-share program. 

60. The Park City Heights Design Guidelines and CCRs shall include information 
related to the history of the site.  

61. All transportation mitigation requirements, as stated in the Annexation Agreement, 
continue to apply to this MPD. The City’s Transportation Department is preparing a 
short range transportation plan that will include the projected traffic from Park City 
Heights MPD in the recommendations. The applicants shall coordinate with the City 
Transportation Department to ensure that signal synchronization along Hwy 248 is 
requested of UDOT to ensure efficient traffic flow. Within 6 months of the issuance 
of 50% of the certificates of occupancy an updated Traffic Impact Study, evaluating 
impacts of the Park City Heights traffic on Highway 248 and providing 
recommendations, shall be reported to the Planning Commission. The Planning 
Commission shall review the report and make a determination as to whether 
additional mitigation measures due to the Park City Heights MPD traffic are 
warranted. The updated Traffic Impact Study shall include a report to UDOT 
regarding signal coordination requirements to ensure continued efficient traffic flow 
on Hwy 248.  

 
Exhibits 
Exhibit A- Staff report of April 27, 2011, including Exhibit A- March 23, 2011 staff report 

(all other attachments to these reports were previously provided and are 
available on the city’s website www.parkcity.org).   

Exhibit B- Follow-up redlines by Planning Commission  
Exhibit C- Applicant’s redlines and comments 
Exhibit D- UDOT Traffic Counts for Station 606- 0.5 miles west of US 40 (separate 
cover- 11 by 17 in packet) 
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Planning Commission 
Staff Report 
 
Subject: Park City Heights MPD 
Author: Kirsten A Whetstone   
Date: April 27, 2011 
Project # PL-10-01028 
Type of Item:  Administrative – Master Planned Development  
 
Summary Recommendations 
Staff recommends the Planning Commission discuss the revised Design Guidelines and 
revised findings of fact, conclusions of law, and conditions of approval. The Commission 
should hold a public hearing, consider any input, and consider approving the Park City 
Heights MPD based on the findings of fact, conclusions of law, and conditions of 
approval as stated in the staff report, or as amended at the meeting.     
 
Topic 
Applicant:  The Boyer Company and Park City Municipal Corporation 
Location: Richardson Flat Road, west of US 40 and south of the Rail 

Trail 
Zoning: C ommunity Transition (CT) 
Adjacent Land Uses:  US 40 corridor; municipal open space; single family 

residential and associated open space; vacant parcel to the 
north zoned County- RR; vacant parcel to the south zoned 
County- MR; Park City Medical Center (IHC) and the Park 
City Ice Arena/Quinn’s Fields Complex northwest of the 
intersection. 

Reason for Review: Applications for Master Planned Developments require 
Planning Commission review 

 
Objectives of this Meeting 
Staff requests discussion on the following items: 

 Revised Design Guidelines (Exhibit D)  
 Revised Findings of Fact, Conclusions of Law, and Conditions of Approval 

(included herein) 
 
Proposal 
The proposed Park City Heights MPD application is a request for a residential 
development consisting of 239 units on 239 acres of land in the Community Transition 
(CT) zoning district. The CT zone allows 1 dwelling unit per acre, excluding required 
affordable units. Park City Heights MPD density includes all deed restricted affordable 
units in the density calculations. Excluding required deed restricted affordable units the 
Park City Heights MPD density is 0.816 dwelling units per acre. Please refer to the 
March 23, 2011, staff report (Exhibit A) for the following: 
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 a complete description of the proposed MPD 
 backgr ound information and history of the review to date   
 compliance with the Community Transition (CT) zone requirements 
 compliance with the Master Planned Development criteria 

 
Background 
On March 23, 2011, the Planning Commission conducted a public hearing and provided 
input on the proposed MPD (minutes are included in the Commission packet). The 
extensive background of this project is given in the March 23rd report.  Staff received 
follow-up comments from individual Planning Commissioners.  Those comments have 
been addressed by staff and the applicant (see Exhibit B). 
 
Analysis 
Staff analysis of the application is provided in the Staff report of March 23, 2011 (Exhibit 
A).  Based upon the input made at the March 23, 2011 meeting, a revised analysis of 
compliance with the Park City General Plan is provided as Exhibit C.  
 
Discussion 

 D esign Guidelines 
At the March 23, 2011 meeting, revised Design Guidelines were provided to the 
Commission. These Design Guidelines have been subsequently revised 
(attached as Exhibit D) to address concerns and issues raised at the March 23rd 
meeting and based on comments provided by individual Commissioners following 
the meeting. These amendments include the following: 

o Additional design details for streets to mitigate cut and fill slopes and 
minimize the area of disturbance for street construction (see Exhibit I- 
Limits of Disturbance plan for streets, trails, park, drainage, etc.) 

o Retaining wall design guidelines 
o On-site construction recycling area 
o On-site excavation storage area to minimize disturbance areas  
o Defensible space regarding Wildland interface issues 
o Required energy off-set if snow melt systems and other high energy use 

amenities are used 
o Façade variation requirements 
o Skylight glass restrictions to protect night sky from light pollution 
o Driveway width limitations for shared driveways 
o Landscape requirements for perimeter lots in consideration of defensible 

space requirements 
o Privacy screening of hot tubs 

 
 Findings of Fact, Conclusions of Law, and Conditions of Approval 

Staff has provided final findings of fact and conditions of approval (attached to 
this report) in response to Commission and applicant comments raised at the 
March 23rd meeting, and in response to individual follow-up comments from that 
meeting.  
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o Staff has also provided an issues matrix (Exhibit J) to assist the 
Commission in review of this project. The matrix identifies issues, source 
of requirements (LMC, Annexation Agreement, etc), status of issues, and 
how the issue has been addressed (conditions of approval (COA), Design 
Guidelines (DG), etc.).  

o A chart of the timeline of completion of the MPD requirements is included 
to summarize specific conditions of approval that have associated time 
requirements (Exhibit K). 

o The applicants have revised the trails plan and provided a new exhibit 
showing how the proposed trails relate to the topography of the site 
(Exhibit H). Staff has included an exhibit indicating existing trails in the PC 
Heights area (Exhibit L). 

o Recommendations regarding the Fire Protection plan requirements for 
individual units have been incorporated in the conditions of approval 
(Exhibit G).  

o UDOT information regarding sound walls along highways is provided as 
Exhibit F.   

 
Department Review 
The application has been reviewed by the Planning, Building, Engineering, 
Sustainability, Public Works, Recreation, and Legal departments as well as by local and 
state utility providers (Snyderville Basin Water Reclamation District, Questar, Rocky 
Mountain Power, Fire District, Park City School District, Qwest, Comcast, and Mountain 
Trails Foundation). Issues raised during the review process have been adequately 
addressed and/or mitigated by revisions to the plans or by conditions of approval. 
 
Public Notice 
The property was posted and notice was mailed to property owners within 300 feet. 
Legal notice was also published in the Park Record as required by the Land 
Management Code.   
 
Alternatives 

 The Planning Commission may approve the Park City Heights MPD as 
conditioned and/or amended; or 

 The Planning Commission may deny the Park City Heights MPD and direct staff 
to make findings of fact to support this decision; or 

 The Planning Commission may continue the discussion and request additional 
information on specific items. 

 
Significant Impacts 
Fiscal impacts outlined in the Fiscal Impact Analysis, reviewed by the Planning 
Commission and City Council at the time of annexation, conclude that the proposed 
MPD does not create negative fiscal impacts on the City. As conditioned, the MPD 
mitigates significant impacts.    
 
Consequences of not taking the Suggested Recommendation 
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The development could not be built as proposed and the property would remain within 
the Park City Municipal Boundary, zoned Community Transition, and subject to the Park 
City Heights Annexation Agreement.   
 
Future Process 
Approval of the MPD application by the Planning Commission constitutes Final Action 
that may be appealed following the procedures found in LMC 1-18. Approval of the final 
major subdivision plat, including phasing and associated utility plans, is required for the 
project to move forward. Subdivision plats require final action by the City Council. 
 
Recommendations 
Staff recommends the Planning Commission discuss the revised Design Guidelines and 
revised findings of fact, conclusions of law, and conditions of approval. The Commission 
should hold a public hearing, consider any input, and consider approving the Park City 
Heights MPD based on the findings of fact, conclusions of law, and conditions of 
approval as stated in the staff report, or as amended at the meeting.     
 
(Note- the findings of fact, conclusions of law, and conditions of approval recommended 
by Staff with this report are available on the City’s website. A redlined version of the 
findings, etc. were presented to the Commission at the meeting. Please refer to the May 
11, 2011 Staff report for the revised findings of fact, conclusions of law, and conditions 
of approval). 
 
Exhibits (Not included- available on the city’s web site) 
Exhibit A- Staff report of March 23, 2011 (all attachments to this report were previously 

provided and are available on the city’s website www.parkcity.org).   
Exhibit B- Summary of follow-up comments and applicant’s responses   
Exhibit C- A revised analysis of compliance with the Park City General Plan. 
Exhibit D- Revised Park City Heights Design Guidelines 
Exhibit E- Standard Conditions of Approval 
Exhibit F- UDOT information on sound walls 
Exhibit G- e-mail from Scott Adams, regarding Fire Protection Plan recommendations 
Exhibit H- Trails plan and topography 
Exhibit I-   Limits of Disturbance for streets, trails, landscaping, park, utilities, and 

drainage  
Exhibit J-  Issues matrix 
Exhibit K- Timeline to complete MPD requirements chart 
Exhibit L-  Existing trails map 
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Findings of Fact  
1. The Park City Heights MPD includes the following: 

a. 160 market rate units distributed in a mix of: cottage units on smaller 
lots (lots are approximately 6,000 to 8,600 sf in size); single-family 
detached units on approximately 8,000 sf to 27,000 sf lots; and single-
family detached ontwo upper lots which are approximately 44,000 and 
48,000 sf each.  DO WE WANT TO CALL OUT THE NUMBER OF 
EACH UNIT TYPE COTTAGE, PARK, HOMESTEAD here?.  

b. 28 deed restricted townhouse units (44.78 affordable unit equivalents 
or AUE These 28 units meet the required IHC affordable units under 
their affordable housing obligation and are configured as seven four-
plexes.  

c. 16 deed restricted units (32 AUE).  These 16 units meet the affordable 
housing required by the CT zone (LMC 15-2.23-4(A)(8)) and the 
Affordable Housing Resolution 17-99.  These units are configured as a 
mix of single-family detached, cottage homes, and townhouse units. 

d. 35 additional non-required deed restricted affordable units in a mix of 
unit types.  

e. All units (including all deed restricted units) will be constructed to LEED 
for Homes Silver rating, or to the National Association of Home 
Builders National Green Building Standards-Silver, as stated in the 
Annexation Agreement, with each unit also achieving a minimum 
combined 10 points for water efficiency/conservation. Third party 
inspection will be provided.  An industry standard Third Party inspector 
shall be determined by the Chief Building Official prior to building 
permit issuance. 

f. A total of 171.5 acres of open space (not including open space within 
individual lots) is provided. This is approximately 72% of the entire 239 
acres. This total includes the 24 acre parcel located adjacent to 
Highway 248 that is deeded to the City for open space. 

g. An additional 5 acres of deeded open space is provided on Round 
Valley Drive adjacent to US 40 south of the Park City Medical Center. 
This open space is not included in the 72% figure. This is in exchange 
for transferring the 28 IHC deed restricted townhouse units to the PC 
Heights neighborhood. This parcel is deed restricted per requirements 
of the Burbidge/IHC Annexation and Development Agreements. 

h. A dedicated 3.55 acre (155,000 sf) public City Park with field, tot lot, 
shade structure, paths, natural area, and other amenities to be 
designed and constructed by the developer and maintained by the 
City. This park is included in the open space calculations. 

i. A 15,000 sf (approx.) community gardens area within the PC Heights 
neighborhood. This area is included in the open space calculations. 

j. 3 to 4 miles of soft surface trails within and around the property and 
additional mile or so of hard surfaced sidewalks and paths along the 
Project’s streets.   
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k. Trail connections to the Rail Trail and Quinn’s trail, including trail on 
the north side of Richardson Flat Road from the 248 underpass to the 
Rail Trail and trail on the south side of the Road from the project to the 
Rail Trail. Trail connection to the south property line for future 
connections to the Jordanelle area. Trail easement on north side of 
Richardson Flat Road from Rail Trail to east property line. Trail 
connections to the Park City and Snyderville Basin back country trails 
system. Trails are further described in Finding #11. 

l. Transit bus shelters along Richardson Flat road (City bus service 
expected to be extended to Park City Heights and the Park and Ride). 

m. Bike racks at the club house and public park. 
n. Cross walk across Richardson Flat road. 
o. A  3,500 sf community center/club house area to be constructed by the 

developer with dedicated future ancillary support uses or possible 
daycare center parcels (Parcels I and J as shown on the preliminary 
plat). Construction of a daycare facility would be by the owner of the 
daycare facility and not by the Park City Heights development. 

p. Water infrastructure improvements that enhance the City’s overall 
water system and provide redundancy as required by the Water 
Agreement executed as part of the Annexation Agreement. Water 
shares were dedicated to the City as part of a pre-annexation 
agreement.   

q. Transportation improvements to the Richardson Flat/248 intersection 
including lane improvements and installation of a traffic signal to 
provide intersection safety (controlled left turn) and putting the Park 
and Ride facility and Park City Heights on the City bus route.  These 
transportation improvements meet the requirements in the Annexation 
Agreement. 

r. Following Wildlife recommendations as identified in the Biological 
Resources Overview prepared by Logan, Simpson Design, Inc. 
amended March 17, 2011. 

s. Design Guidelines approved as part of this MPD apply to all lots, with 
the exception of the 2 upper lots proposed to be subject to the CCRs 
for the Oaks at Deer Valley, or equivalent. 

t. No sound barrier walls or structures along US 40 within or related to 
the MPD. 

2. The Park City Heights MPD is subject to the Park City Heights Annexation 
Agreement approved by the City Council on May 27, 2010. The Annexation 
Agreement sets forth terms and conditions of annexation, zoning, affordable 
housing, land use, density, transportation and traffic, phasing, trails, fire 
prevention, road and road design, utilities and water, fiscal impact analysis, 
snow removal, fees, and sustainable development requirements for the 239 
acre Park City Heights MPD. The MPD as conditioned is in compliance with 
the requirements of the Annexation Agreement. 

3. The Park City Heights Annexation Agreement includes a Water Agreement 
as an integral component. The Water Agreement sets forth terms and 
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conditions related to water facilities, restrictions regarding water, and 
phasing of development as it relates to completion of water infrastructure. 
The MPD as conditioned is in compliance with the Water Agreement.   

4. On June 17, 2010, the applicants submitted a pre-MPD application based on 
the annexation approval and agreement. The Planning Commission 
reviewed the pre-MPD application at two (2) meetings (July 14  and August 
11, 2010) and found the application to be in initial compliance with applicable 
elements of the Park City General Plan.  

5. On June 30, 2010, the applicants submitted a complete MPD application.  
6. The property was posted and notice was mailed to property owners within 

300 feet. Legal notice was also published in the Park Record as required by 
the Land Management Code.   

7. Public hearings on the MPD were held on October 13th, November 10th, and 
December 8th, 2010 and on February 9th, February 23rd, March 9th and March 
23rd, 2011 and on April 27, 2011.  

8. The property is located within the Community Transition (CT) zone. The 
MPD is in compliance with all applicable requirements of the CT zone, 
including density, uses, building setbacks, building height, parking, open 
space, affordable housing, and sustainable development requirements.  

9. Access to the site is from Richardson Flat Road, a public road previously 
known as Old Dump Road. Access is also proposed to the currently 
unimproved US 40 frontage road (UDOT) along the east property line. No 
roads are provided through the Park City Heights MPD to the Oaks, Royal 
Oaks, or any other neighborhood within the Deer Valley MPD, consistent 
with the Annexation Agreement.  

10. Utilities are available in the area, however extension of utilities or utility 
upgrades to the development site are required. A final utility plan will be 
submitted with the final subdivision plats to be reviewed by the 
Interdepartmental and Utility Service providers Development Review Team. 
City Staff will provide utility coordination meetings to ensure that utilities are 
provided in the most efficient, logical manner and that comply with best 
practices, including consideration of aesthetics in the location of above 
ground utility boxes. Location of utility boxes shall be shown on the final 
utility plans. The MPD phasing plan shall be consistent with conditions of the 
Annexation Agreement related to provision of public services and facilities. 

11. The MPD includes 1) a paved connector trail on the south side of and 
separated from Richardson Flat Road, from the project to the Rail Trail, 2) a 
paved connector trail on the north side of and separated from Richardson 
Flat Road, from the SR 248 underpass to the Rail Trail, 3) a trail connection 
from trails within the project to the south property boundary line, 4) a trail 
easement along the north side of and separated from Richardson Flat Road 
from the Rail Trail to the east property boundary line, and 5) several miles of 
paved and soft surfaced trails throughout the development. All trails will be 
constructed by the developer consistent with the Park City Trails Master 
Plan. 

12. The MPD includes a dedicated public park to be constructed by the developer Formatted: Bullets and Numbering
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according to the City’s parks plan and these conditions of approval, and as 
further directed by the City Council.  

13. Parking within the MPD is proposed at two spaces per unit within private 
garages. Additional surface parking is provided for guests, the community 
gardens/park area, and the neighborhood clubhouse/meeting area.  No 
parking on streets will be allowed in the Park Homes or Cottage Homes area 
of the MPD.  All overflow parking in these areas will need to be 
accomplished in established small (no more than 4 spaces) surface parking 
pads. 

14. The proposed MPD density of 1 unit per acre complies with the density 
allowed by the CT zone. (239 units on 239 acres) The net density is 0.82 
units per acre (195 units on 239 acres), excluding the 44 required deed 
restricted housing units. The density is consistent with the Annexation 
Agreement.  If the additional 35 deed restricted affordable units are included 
in this analysis the net density is 0.67 units per acre (160 units on 239 
acres). 

15. The LMC requires a Sensitive Lands Analysis for all Master Planned 
Development applications. The MPD application included a Sensitive Lands 
Analysis.  

16. A portion of property is located within the designated SR 248 Entry Corridor. 
This area is identified in the MPD as open space and all required entry 
corridor setbacks of 200’ are complied with. 

17. The property contains SLO designated steep slopes, ridgelines and wetland 
areas. These areas are identified in the MPD as open space areas and all 
required wetland and stream setbacks are complied with.  

18. A wildlife study was conducted and a report (December 2010) was prepared 
by Logan Simpson Design, Inc. A revised report was prepared on March 17, 
2011. The wildlife study addresses requirements of the Land Management 
Code and provides recommendation for mitigation of impacts on wildlife.   

19. The site plan complies with the minimum MPD required 25’ setback around 
the perimeter of the property. Setbacks range from 25’ to 690’ (and greater 
to the south property line). 

20. The locations of the proposed units are consistent with the MPD site 
planning and Sensitive Lands Overlay criteria.  

21. The property is visible from the designated LMC Vantage point along State 
Road 248 and a visual analysis was conducted by the applicant from this 
Vantage point. Additional visual analysis was provided from the intersection 
of Richardson Flat Road and SR 248. Units along the western perimeter are 
most visible along the minor ridge from SR 248 and additional design 
specific analysis is warranted through the conditional use process..  

22. Structures containing more than four units and future non-residential 
structures on Parcels I and J will be more visible due to the location along 
Richardson Flat Road and the potential massing. Additional review through 
the conditional use process is warranted for these parcels and uses..  
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23. Design Guidelines for the Park City Heights MPD address site planning, 
architecture and design, sustainability and best practices, landscaping and 
water conservation, and other requirements of the Annexation Agreement.    

24. A traffic study was conducted and a report was prepared by Hales 
Engineering in 2007 and updated in 2008. This study was utilized during the 
annexation process in the determination of density and requirements for 
traffic and transportation related impact mitigations. An updated traffic 
volume and trip generation report was provided by Hales Engineering on 
September 27, 2010.  

25. Construction traffic is required to be addressed in the Construction Mitigation 
Plan. 

26. A Geotechnical Study for the Park City Heights Development was provided 
by Gordon, Spilker Huber Geotechnical Consultants, Inc. (June 9, 2006). 
Expansive clay soils were encountered across the site in the upper two and 
one-half to nine and one-half feet. Shallow bedrock was found within 
portions of the site. Special construction methods, removal of these 
unsuitable soils, and other mitigations are spelled out in the Study.  

27. A Fire Protection Report (March 2011) identifies potential Wildland urban 
interface areas within the MPD. Prior to issuance of building permits the 
Building Department will review individual building fire protection plans for 
compliance with recommendations of the Fire Protection Report and 
applicable building and fire codes. The fire protection component of the plan 
shall ensure that Park City’s ISO rating is not negatively affected by 
development of the site.. 

28.  Affordable housing obligations of the MPD are consistent with the affordable 
housing described by the Park City Heights Annexation Agreement, Housing 
Resolution 17-99 and as required by the CT zone. The MPD provides up to 
an additional 35 deed restricted housing units over the 28 deed restricted 
townhouse units (44.78 affordable unit equivalents (AUE) required by the 
IHC MPD and the 16 deed restricted units (32 AUE) required by the CT zone 
for the 160 market rate units). These affordable units are configured as a mix 
of single-family detached, duplexes, cottage units, and attached townhouse 
units. The additional 35 non-required deed restricted affordable units are 
proposed to be a mix of unit types as part of this MPD, including without 
limitation, rental units consistent with the needs described in Housing Market 
Assessment for Park City, dated September 2010.  

29. No building height exceptions have been requested and all buildings will 
comply with the height limitations of the CT zone.  

30. Lots have been positioned to minimize visual impacts on adjacent structures. 
Potential problems on neighboring properties caused by shadows, loss of 
solar access, and loss of air circulation, have been mitigated to the extent 
possible as further described in the Park City Heights Design Guidelines.  

31. Utilities must be extended to the site to sustain the anticipated uses. Thirty 
(30’) foot wide non-exclusive utility easements are generally necessary for 
long term maintenance and shall be dedicated on the final subdivision plats. 
Off-site improvements are necessary to serve the site with utilities.  
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32. Off-site trail and intersection improvements will create traffic delays and 
potential detours, short term access and private driveway blockage, 
increased transit time, parking inconveniences, and other impacts on the 
adjacent neighborhoods and to the community in general.  

33. A Construction Mitigation Plan (CMP) is necessary to identify impacts and 
propose reasonable mitigation of these impacts on the site, neighborhood, 
and community due to construction of this project. The CMP shall include 
information about specific construction phasing, traffic, parking, service and 
delivery, stock-piling of materials and staging of work, work hours, noise 
control, temporary lighting, trash management and recycling, mud and dust 
control, construction signs, temporary road and/or trail closures, limits of 
disturbance fencing, protection of existing vegetation, erosion control and 
storm water management. 

34. Final road designs will be provided to the Planning Commission for review 
with the final subdivision plats. To minimize visual impacts and to minimize 
disturbance of existing vegetation due to large areas of cut and fill slopes, 
low retaining structures (in steps of 4’ to 6’) are recommended. These low 
retaining structures may be stepped to minimize their height. Design of these 
retaining structures is included in the PC Heights Design Guidelines to 
ensure consistency of design, materials, and colors throughout the 
development. 

35. A storm water run-off and drainage plan is necessary to ensure compliance 
with Park City’s Storm Water Management Plan and storm water Best 
Management Practices for storm water during construction and post 
construction with special considerations to protect the wetlands delineated 
on and adjacent to the site. 

36.  A financial guarantee for all landscaping and public improvements is 
necessary to ensure completion of these improvements and to protect the 
public from liability and physical harm if these improvements are not 
completed by the developer or owner in a timely manner. This financial 
guarantee is required prior to building permit issuance. 

37. Parcels I and J are identified on the preliminary subdivision plat as potential 
future support commercial and/or child care center or similar uses pad sites. 
These parcels are currently used as a temporary, dirt parking lot. 
Construction of a daycare center is not the responsibility of the 
applicant/developer of Park City Heights.  

38. A master sign plan is required for Planning Department review and approval 
and all individual signs require a sign permit prior to installation. 

39. Sound mitigation may be desired by owners of units along US 40. Conditions 
of approval prohibit sound barrier walls within the MPD. Sound mitigation 
may be provided with landscaping, berming, smart housing design and 
insulation, and sound barriers constructed as part of the dwelling units.  

40. Section 15-6-4 (G) of the LMC states that once the Planning Commission 
has approved an MPD, the approval shall be put in the form of a 
Development Agreement. 

41. The applicant stipulates to the conditions of approval. 
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42. The discussion in the Analysis sections of this report and the Analysis 
sections of the March 23, 2011 Planning Commission Staff Report (Exhibit 
A) are incorporated herein.   

43. The applicants have met with Rocky Mountain Power and have increased 
the Rocky Mountain Powerline setbacks as required by this Utility. 

44. The site plan for the proposed MPD has been designed to minimize the 
visual impacts of the development from the SR 248 Entry Corridor and has 
preserved, through open space, the natural views of the mountains, hillsides 
and natural vegetation consistent with Park City’s “resort character”. 

45. The 171.5 acres of open space adjacent the development, the trail 
connections and  improvements, and proposed public park, as conditioned, 
will provide additional recreational opportunities to the Park City community 
and its visitors, which strengthens and enhances the resort character of Park 
City. 

46. The opportunities for mixed affordable housing types, including rental units, 
within the development will strengthen the resort economy by providing 
attainable housing options in a sustainable and energy efficient community 
for workers in Park City’s tourism/resort based industries. 

 
 
 
Conclusions of Law 
1. The MPD, as conditioned, complies with all requirements outlined in the 

applicable sections of the Land Management Code, specifically Chapter 6- 
Master Planned Developments Section 15-6-5 as stated in Exhibit A, March 
23, 2011 Planning Commission Staff Report. 

2. The MPD, as conditioned, is compatible with surrounding structures in use, 
scale, mass, and circulation. 

3. The MPD, as conditioned, is consistent with the Park City General Plan. 
4. The MPD, as conditioned, is consistent with the Park City Heights 

Annexation Agreement.  
5. The MPD, as conditioned, strengthens and enhances the resort character of 

Park City. 
6. The MPD, as conditioned, is Compatible in use, scale and mass with 

adjacent properties, and promotes neighborhood Compatibility. 
7. The MPD provides amenities to the community so that there is no net loss of 

community amenities. 
8. The MPD is consistent with the employee Affordable Housing requirements 

as adopted by the City Council at the time the Application was filed. 
9. The MPD has been designed to place Development on the most 

Developable Land and preserves significant features and vegetation to the 
extent possible. 

10. The MPD promotes the Use of non-vehicular forms of transportation through 
design and by providing trail connections to existing community trails, a 
walkable interconnected site plan, a city park and neighborhood amenities, 
and a bus shelter and cross walk.  
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11. The MPD has been noticed and public hearings held in accordance with the 
LMC. 

 
Conditions of Approval 
1. All standard project conditions shall apply (Exhibit E). 
2. A final subdivision plat for each phase, or sub phase, of development shall 

be submitted for review by the Planning Commission and City Council and 
shall be recorded prior to issuance of building permits for individual units 
within that plat. The plats shall be consistent with the LMC, preliminary plat 
and the PC Heights site plan and documents reviewed and approved by the 
Planning Commission during the MPD approval. Final street design, 
including final cut and fill calculations and limit of disturbance areas, shall be 
submitted with all final subdivision plats to be reviewed and approved by the 
Planning Commission during final subdivision review. 

3. A limit of disturbance area (LOD), maximum building footprint and/or house 
size limitation and a setback requirement table for the lots shall be included 
on the final plats consistent with the Park City Heights Design Guidelines. 

4. A note shall be added to the final plats stating that a landscape plan shall be 
submitted for City review and approval for each lot, prior to building permit 
issuance for that lot.   

5. A note shall be added to the final plats stating that all units (including all 
deed restricted units) shall be constructed to LEED for Homes Silver rating, 
or to the National Association of Home Builders National Green Building 
Standards-Silver, as stated in the Annexation Agreement, with each unit also 
achieving a minimum combined 10 points for water efficiency/conservation. 
Third party inspection will be provided to confirm compliance with the 
standards.  An industry standard Third Party inspector shall be determined 
by the Chief Building Official prior to building permit issuance. 

6. A final landscaping and irrigation plan for common areas shall be submitted 
with the final plats for each phase. Entry and perimeter landscaping shall be 
completed within six (6) months of issuance of the first building permit.  
Other Project landscaping, shall be completed within nine (9) months of 
issuance of 50% of building permits or within six (6) months of any individual 
Certificate of Occupancy. Landscaping materials and irrigation shall comply 
with the requirements of the Annexation Agreement, including the Water 
Agreement, and the Park City Heights Design Guidelines.   

7. All exterior building materials, colors and final design details must comply 
with the approved Park City Heights Design Guidelines and shall be 
approved by staff prior to building permit issuance. Materials shall not be 
reflective and colors shall be warm, earth tones that blend with the natural 
colors of the area. 

8. All exterior lighting, including any street and/or path lighting shall designed to 
limit the trespass of light into the night sky as much as possible and shall 
conform to the LMC Sections 15-5-5-(I) and 15-3-3(c) and the Park City 
Heights Design Guidelines.  
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9. All exterior lighting, with the exception of bollard lighting at the park shall be 
privately maintained.  

10. A Construction Mitigation Plan (CMP) shall be submitted and approved by 
the City for compliance with the Municipal Code, as a condition precedent to 
issuance of any grading or building permits. The CMP shall address 
construction phasing, staging, storage of materials, circulation and traffic, 
parking, service and delivery, re-vegetation of disturbed areas, temporary 
signs and construction lighting, hours of operation, dust and mud control, 
storm water management, and other items as may be required by the 
Building Department. The immediate neighborhood and community at large 
shall be provided notice at least 24 hours in advance of construction work 
impacting private driveways, street closures, and interruption of utility 
service. The CMP shall include a site and landscape plan for the sales office 
building (either within the clubhouse or within a finished unit) to address 
landscaping, lighting, and parking for the sales office. 

11. The CMP shall address disposal and treatment of all excavated materials. 
The capping of exposed soils within the City’s Soils Ordinance Boundary is 
subject to all applicable regulations and requirements of the Park City Soils 
Ordinance Title 11, Chapter 15- Park City Landscaping and Maintenance of 
Soil Cover. A detailed Limit of Disturbance (LOD) plan shall be submitted as 
part of the CMP. The Limits of Disturbance for the entire site shall minimized 
to the greatest extent possible, using best construction practices, and shall 
include the use of additional low retaining walls and steeper slopes to 
prevent un-necessary disturbance of native vegetation. 

12. A construction recycling area and an excavation materials storage area shall 
be provided within the development to reduce the number of construction 
trips to and from the development. This condition applies at a minimum to 
the first two phases of development and may be waived for subsequent 
phases of development upon request by the applicant and upon review by 
the Planning, Building, and Engineering Departments. 

13. A storm water run-off and drainage plan shall be submitted with the building 
plans and approved prior to issuance of any building permits. The plan shall 
follow Park City’s Storm Water Management Plan and the project shall 
implement storm water Best Management Practices. Post development 
drainage shall not exceed pre-development drainage conditions and special 
consideration shall be made to protect the wetlands delineated on and 
adjacent to the site. 

14. Maintenance of sidewalks (including, without limitation, snow removal), trails, 
lighting, and landscaping within the rights-of-way and common areas, with 
the exception of the public park and public trails, shall be provided by the 
HOA, unless otherwise agreed upon by the City Council. Language 
regarding ownership and maintenance of the open space and common areas 
shall be included on the final subdivision plats.   

15. A financial guarantee, in a form and amount acceptable to the City and in 
conformance with the LMC Subdivision Regulations, for the value of all 
public improvements, pedestrian amenities and trails, sidewalks, bus stop 
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amenities, landscaping (including landscaping to re-vegetate and re-
landscape areas disturbed by construction related to the MPD) to be 
completed according to the final approved plans shall be provided to the City 
prior to building permit issuance for new construction within each phase of 
construction. All public improvements shall be completed according to City 
standards and accepted by the City Council prior to release of this 
guarantee. 

16. Final utility plans, consistent with preliminary utility plans reviewed by the 
Planning Commission during the MPD review, shall be submitted with the 
final subdivision plats. Utility plans shall be reviewed by the 
Interdepartmental staff members and the utility service providers as the 
Development Review Team. Utilities for the MPD shall be place 
underground. 

17. The City Engineer shall review and approve all associated utility and public 
improvements plans (including streets and sidewalks, grading, drainage, 
trails, public necessity signs, street signs and lighting, and other required 
items) for compliance with the LMC and City standards as a condition 
precedent to final subdivision plat recordation. This shall include phasing 
plans for street construction to ensure adequate fire turn-arounds that 
minimize disturbance of native vegetation. Due to expansive soils in the 
area, grading and drainage plans shall include a comprehensive lot drainage 
plan for the entire phase of each final subdivision plat. 

18. Above ground utility boxes must be shown on the final utility plans. The 
location of these boxes shall comply with best practices for the location of 
above ground utility boxes. These boxes shall be located in the most 
efficient, logical, and aesthetic locations, preferably underground. If located 
above ground the boxes shall be screened to minimize visual impacts and 
locations shall be approved by the City Engineer. 

19. The Snyderville Basin Water Reclamation District’s review and approval of 
the utility plans and final subdivision plats, for conformance with the District’s 
standards for review, is a condition precedent to plat recordation and building 
permit issuance. 

20. All construction, including grading and trails, within the Park City Soils 
Ordinance area shall comply with restrictions and requirements of the Park 
City Soils Ordinance (Municipal Code Title 11, Chapter 15). 

21. Trail improvements necessary to connect the Rail Trail to the Hwy 248 tunnel 
trail on the north side of Richardson Flat Road, as well as the trail connection 
from the Rail Trail to the public park on the south side of Richardson Flat 
Road, will likely impact the wetlands in this area. Precedent to issuance of a 
building permit for these trails a wetlands impacts and enhancements plan 
shall be reviewed by the Planning Staff. All required wetlands permits shall 
be obtained from the required agencies.  

22. Mitigation for the disturbance of any wetland areas shall be identified on the 
trail construction plan and shall include enhancements of wetlands as an 
amenity feature for users of the trail system.  
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23. Enhancements to wetland areas and other disturbed areas within the MPD 
could include but are not limited to: educational signs, such as identification 
of plants and animals, ecological processes, wetlands ecology, and insights 
into seasonal changes to the landscape; plantings that encourage and/or 
provide food sources for wildlife; additional on-site water sources and clean 
up of degraded areas and new nesting habitat/bird and small mammal boxes  

24. Lots 89 and 90 of the preliminary subdivision plat shall be shifted to match 
the trail phasing plan to locate the trail connection on the open space. 

25. All construction, including streets, utilities, and structures shall comply with  
recommendations of the June 9, 2006, Geotechnical Study for the Park City 
Heights Development provided by Gordon, Spilker Huber Geotechnical 
Consultants, Inc. Special construction methods, removal of unsuitable soils, 
and other mitigation measures are recommended in the Study. Additional 
soils studies and geotechnical reports may be required by the Building 
Department prior to issuance of building permits for streets, utility installation, 
and structures.  

26. A detailed review against the Uniform Building and Fire Codes in use at the 
time of building permit submittal is a condition precedent to issuance of full 
building permit.  

27. Fire protection and emergency access plans shall be submitted prior to the 
issuance of any building permits and shall be consistent with applicable 
building and fire codes and shall take into consideration the 
recommendations of the Fire Protection Report (March 2011). The fire 
protection plans shall include any required fire sprinkler systems and 
landscaping restrictions within the Wildland interface zones.  The plans shall 
ensure that Park City’s ISO rating is not negatively affected by the 
development.  

28. A limit of disturbance area shall be identified during the building permit 
review and construction fencing will be required to mitigate construction 
impacts. Silt fencing is required during construction in areas where run-off 
and construction may impact adjacent wetlands, water ways, and 
undisturbed areas as determined by the Building Department. 

29. Trail easements for all proposed trails in the MPD shall be platted on the final 
recorded subdivision plats. All trails shall be constructed consistent with the 
Park City Trails Master Plan and the Snyderville Basin Trails Master Plan. 
Connections to undeveloped property to the south providing future 
connections to the Wasatch County shall be consistent with the Wasatch 
County Trails Plan. 

30. Construction of the public park, trails within the first phase, trail connections 
to the Rail Trail on both the north and south sides of Richardson Flat road, 
as described in the findings, and other neighborhood amenities associated 
with the first phase, shall commence upon issuance of the 30th  building 
permit for Phase I (as described in the Annexation Agreement) and shall be 
complete within 9 months from commencement of construction. In 
subsequent phases, trails, amenities, and other improvements shall be 
completed prior to issuance of 50% of the certificates of occupancy for the 
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units within that phase, or as otherwise stated in the Development 
Agreement. 

31. The public park shall include public bathrooms available on the same or 
similar schedule to other Park City public park restroom facilities and shall 
provide field space to accommodate a field of play of 130 yards by 100 yards 
with additional area around the field surface for spectators.  The playing 
surface shall allow for both youth and adult play.  The Public Park tot lot shall 
include playground equipment.  The public park shall also have sufficient 
space allocated for a future dog park. 

32. An Affordable Housing Plan, consistent with the Park City Heights 
Annexation Agreement and as required by LMC Section 15-6-5 (J), shall be 
reviewed by the Planning Commission for input and approved by the Park 
City Housing Authority prior to issuance of any building permits for units 
within the MPD. 

33.  As a condition precedent to receiving a certificate of occupancy for any 
market rate unit the City shall be provided with proof of compliance with the 
approved Affordable Housing Plan.   

34. A master sign plan for the neighborhood shall be submitted, reviewed for 
compliance with the Park City Sign Code, and approved by the City, as a 
condition precedent to issuance of any individual sign permits. 

35. No sound barrier walls or structures along are permitted within the MPD. 
Sound mitigation shall be provided with landscaping and berms, energy 
efficient housing design and insulation, and sound mitigation constructed as 
part of the design of the dwelling units and shall be reviewed by the Planning 
Department for compliance with the Design Guidelines.  

36. Approval of this Master Planned Development is subject to LMC Chapter 6- 
Master Planned Developments and shall expire two years from the date of 
execution of the Development Agreement unless Construction, as defined by 
the Uniform Building Code, has commenced on the project.  

37. Pursuant to Section 15-6-4 (G) of the LMC, once the Planning Commission 
has approved an MPD, the approval shall be put in the form of a 
Development Agreement. The Development Agreement must be submitted 
for ratification by the Planning Commission within 4 months of this approval. 
The Development Agreement shall be signed by the Mayor on behalf of the 
City Council and recorded with the Summit County Recorder.   

38. The Park City Soils Boundary shall be identified on the final plats (if 
applicable).  

39. Timing of completion of all required items and public benefits shall be further 
described and stated in the Development Agreement. 

40. No through roads may be provided through the Park City Heights MPD to the 
Deer Valley MPD subdivisions. 

41. A re-vegetation plan for Parcels I and J shall be submitted with the final road 
and utility plans. Re-vegetation of these parcels shall be completed prior to 
issuance of the first certificate of occupancy for the Park City Heights MPD. 
(note- if this area is construction staging- then a new construction staging 
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area will have to be identified for later stages and be re-vegetated in a like 
manner with issuance of certificates of occupancy.) 

42. Noxious weeds shall be managed per the Summit County noxious weeds 
ordinances during construction and in perpetuity by including regulations in 
the CMP, Design Guidelines, and CCRs. 

43. Two additional site visits are required by certified biologists during May or 
June 2011 to: a) validate the observations of the preliminary biological report 
and, b) to further study and identify wildlife movement corridors, evidence of 
species of high public interest (Elk, Moose, Deer, and other small mammals), 
locations of den or nesting sites, and any areas of high native species 
diversity. The report shall include additional recommendations on mitigating 
impacts of the development on wildlife and wildlife corridors. The report shall 
be provided to the Planning Department and reviewed by the Planning 
Commission prior to issuance of any grading or building permits.  

44. Clearing and grubbing of vegetation and soils shall be minimized from April 
through July to avoid disturbance of nesting birds, unless a detailed search 
for active nests is conducted and submitted to the Planning Commission for 
review by a certified wildlife biologist.  

45. As a condition precedent to building permit issuance for any structure 
containing more than 4 units, and for any non-residential structure proposed 
to be constructed on Parcels I and J of the preliminary subdivision plat, a 
conditional use permit shall be approved by the Planning Commission. 

46. Due to the visual exposure of these lots on the minor ridge, as a condition 
precedent to building permit issuance for construction of a house on the 
western perimeter lots, namely Lots 23, 24, 30, 31, 66, 67, 76 and 77 of the 
preliminary subdivision plat, a conditional use permit shall be reviewed and 
approved by the Planning Commission.. 

47. The applicants shall approach the adjacent property owner to the west to 
explore a mutually agreeable plan for incorporating the parcel into the Park 
City MPD and transferring density to the Park City Heights neighborhood in 
exchange for open space designation of this highly sensitive and visible 
parcel of land and the potential to relocate the upper western cul-de-sac to a 
less visible location. 

48. All work within the Rail Trail ROW requires review by and permits issued by 
the Utah State Parks/Mountain Trails Foundation, in addition to the City. The 
Rail Trail shall remain open to pedestrians during construction to the extent 
possible.  

49. High energy use amenities, such as snow melt systems, heated driveways, 
exterior pools and fireplaces, shall require energy off-sets and/or require the 
power to be from alternative energy sources. 

50. All conditions, requirements, and stipulations of the Park City Heights 
Annexation Agreement and Water Agreement continue to apply to this MPD. 

51. The final MPD phasing plan shall be consistent with conditions of the Water 
Agreement as to provision of public services and facilities. 

52. All transportation mitigation requirements, as stated in the Annexation 
Agreement, continue to apply to this MPD. 
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53. The Applicant must meet all applicable bonding requirements. 
54. Timing of bus service and construction of bus shelters for Park City Heights 

shall be addressed in the Development Agreement.  
55. Sheet c4.0 (LOD Erosion Control Plan) shall be amended as follows: Note 1 

shall read that the LOD for roadways is not to extend beyond 3’ from the 
cut/fill limits as shown on the plan. Note 2: A 4 foot engineered wall shall be 
used in areas outside the limits of future home and driveway construction 
and where proposed cut/fill is in excess of 10’ vertical as measured from the 
top back of curb to cut/fill catch point. Note 3: Proposed retaining walls shall 
not exceed 4 feet where they are necessary. A system of 4’ walls with no 
individual wall exceeding 4’, (ie tiered walls) may be used. The walls shall be 
separated by a 3’ landscaped area from top back of lower wall to toe of 
upper wall. Note 4: Exceptions to these standards may be granted by the 
Planning Commission at the time of final subdivision plat review as 
necessary to minimize overall total disturbance.  

56. House size limitations for the Homestead Lots shall be identified on the final 
subdivision plat taking into consideration the size of the lots, visibility of the 
lots from the LMC Vantage Points, and ability to achieve LEED Silver rating 
for energy efficiency.  The Design Guidelines will further restrict house sizes 
within the MPD if necessary. 

57. The Park City Heights Design Guidelines shall be approved by the Planning 
Commission prior to the submittal of the Development Agreement to the 
Planning Commission and before any activity or permits can be pulled for the 
MPD.  No pre-development work, including grading, clearing, staking, etc 
can occur prior to approval of the Design Guidelines by the Planning 
Commission. 

58. The Park City Heights Design Guidelines are an integral component of the 
Park City Heights MPD and substantive amendments to the Design 
Guidelines require Planning Commission approval as an MPD Amendment. 
Minor amendments shall be reviewed by the Planning Director for 
consideration and approval.  

59. An update to the Traffic Impact Study (TIS) evaluating the conditions on 
Highway 248 during winter peak traffic days (December 26 and January 1) 
including physical counts of total cars on Hwy 248 and to better understand 
queuing before and after Old Dump Road; and an evaluation of the entire 
248 corridor’s traffic signals coordination (under both current conditions and 
future) shall be reported to the Planning Commission to determine if further 
site mitigation due to conditions created by the Project are warranted.  The 
updated TIS is encouraged to occur during the winter of 2011/12.  The 
Planning Commission shall review and approve the findings of the updated 
TIS prior to the first certificate of occupancy.  A report from the traffic 
engineer to UDOT regarding signal coordination may be warranted to assist 
in facilitating on-site improvements. 

60. No removal or trucking of snow off-site, and snow storage cannot take place 
blocking internal circulation trails. 
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61. The MPD’s CC&R’s shall include a section detailing the history of the site 
and Quinn’s Junction area to provide potential buyers and future 
homeowners with information regarding the mining and dumping past of the 
region. 
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Findings of Fact  
1. The Park City Heights MPD includes the following: 

a. 160 market rate units distributed in a mix of: cottage units on smaller 
lots (lots are approximately 6,000 to 8,600 sf in size); single-family 
detached units on approximately 8,000 sf to 27,000 sf lots; and single-
family detached on two upper lots which are approximately 44,000 and 
48,000 sf each.   

b. 28 deed restricted townhouse units (44.78 affordable unit equivalents 
or AUE. These 28 units meet the required IHC affordable units under 
their affordable housing obligation and are configured as seven four-
plexes.  

c. 16 deed restricted units (32 AUE).  These 16 units meet the affordable 
housing required by the CT zone (LMC 15-2.23-4(A)(8)) and the 
Affordable Housing Resolution 17-99.  These units are configured as a 
mix of single-family detached, cottage homes, and townhouse units. 

d. 35 additional non-required deed restricted affordable units in a mix of 
unit types.  

e. All units (including all deed restricted units) will be constructed to LEED 
for Homes Silver rating, , as stated in the Annexation Agreement, with 
each unit also achieving a minimum combined 10 points for water 
efficiency/conservation. Third party inspection will be provided.  An 
industry standard Third Party inspector shall be mutually agreed upon  
by the Chief Building Official and the applicant prior to building permit 
issuance. 

f. A total of 171.5 acres of open space (not including open space within 
individual lots) is provided. This is approximately 72% of the entire 239 
acres. This total includes the 24 acre parcel located adjacent to 
Highway 248 that is deeded to the City for open space. 

g. An additional 5 acres of deeded open space is provided on Round 
Valley Drive adjacent to US 40 south of the Park City Medical Center. 
This open space is not included in the 72% figure. This is in exchange 
for transferring the 28 IHC deed restricted townhouse units to the PC 
Heights neighborhood. This parcel is deed restricted per requirements 
of the Burbidge/IHC Annexation and Development Agreements. 

h. A dedicated 3.55 acre (155,000 sf) public neighborhood City Park with 
field, tot lot, shade structure, paths, natural area, and other amenities 
to be designed and constructed by the developer and maintained by 
the City. This park is included in the open space calculations. 

i. A 15,000 sf (approx.) community gardens area within the PC Heights 
neighborhood. This area is included in the open space calculations. 

j. 3 to 4 miles of soft surface trails within and around the property and 
additional mile or so of hard surfaced sidewalks and paths along the 
Project’s streets.   

k. Trail connections to the Rail Trail and Quinn’s trail, including trail on 
the north side of Richardson Flat Road from the 248 underpass to the 
Rail Trail and trail on the south side of the Road from the project to the 
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Rail Trail. Trail connection to the south property line for future 
connections to the Jordanelle area. Trail easement on north side of 
Richardson Flat Road from Rail Trail to east property line. Trail 
connections to the Park City and Snyderville Basin back country trails 
system. Trails are further described in Finding #11. 

l. Transit bus shelters along Richardson Flat road (City bus service 
expected to be extended to Park City Heights and the Park and Ride). 

m. Bike racks at the club house and public park. 
n. Cross walk across Richardson Flat road at the rail trail. 
o. A 3,000sf community center/club house area to be constructed by the 

developer with dedicated future ancillary support uses or possible 
daycare center parcels (Parcels I and J as shown on the preliminary 
plat). Construction of a daycare facility would be by the owner of the 
daycare facility and not by the Park City Heights development. 

p. Water infrastructure improvements that enhance the City’s overall 
water system and provide redundancy as required by the Water 
Agreement executed as part of the Annexation Agreement. Water 
shares were dedicated to the City as part of a pre-annexation 
agreement.   

q. Transportation improvements to the Richardson Flat/248 intersection 
including lane improvements and installation of a traffic signal to 
provide intersection safety (controlled left turn) and putting the Park 
and Ride facility and Park City Heights on the City bus route.  These 
transportation improvements meet the requirements in the Annexation 
Agreement. 

r. Following Wildlife recommendations as identified in the Biological 
Resources Overview prepared by Logan, Simpson Design, Inc. 
amended March 17, 2011. 

s. Design Guidelines approved as part of this MPD apply to all lots, with 
the exception of the 2 upper lots proposed to be subject to the CCRs 
for the Oaks at Deer Valley, or equivalent. 

t. No sound barrier walls or structures along US 40 within or related to 
the MPD. 

2. The Park City Heights MPD is subject to the Park City Heights Annexation 
Agreement approved by the City Council on May 27, 2010. The Annexation 
Agreement sets forth terms and conditions of annexation, zoning, affordable 
housing, land use, density, transportation and traffic, phasing, trails, fire 
prevention, road and road design, utilities and water, fiscal impact analysis, 
snow removal, fees, and sustainable development requirements for the 239 
acre Park City Heights MPD. The MPD as conditioned is in compliance with 
the requirements of the Annexation Agreement. 

3. The Park City Heights Annexation Agreement includes a Water Agreement 
as an integral component. The Water Agreement sets forth terms and 
conditions related to water facilities, restrictions regarding water, and 
phasing of development as it relates to completion of water infrastructure. 
The MPD as conditioned is in compliance with the Water Agreement.   
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4. On June 17, 2010, the applicants submitted a pre-MPD application based on 
the annexation approval and agreement. The Planning Commission 
reviewed the pre-MPD application at two (2) meetings (July 14  and August 
11, 2010) and found the application to be in initial compliance with applicable 
elements of the Park City General Plan.  

5. On June 30, 2010, the applicants submitted a complete MPD application.  
6. The property was posted and notice was mailed to property owners within 

300 feet. Legal notice was also published in the Park Record as required by 
the Land Management Code.   

7. Public hearings on the MPD were held on October 13th, November 10th, and 
December 8th, 2010 and on February 9th, February 23rd, March 9th and March 
23rd, 2011 and on April 27, 2011.  

8. The property is located within the Community Transition (CT) zone. The 
MPD is in compliance with all applicable requirements of the CT zone, 
including density, uses, building setbacks, building height, parking, open 
space, affordable housing, and sustainable development requirements.  

9. Access to the site is from Richardson Flat Road, a public road previously 
known as Old Dump Road. Access is also proposed to the currently 
unimproved US 40 frontage road (UDOT) along the east property line. No 
roads are provided through the Park City Heights MPD to the Oaks, Royal 
Oaks, or any other neighborhood within the Deer Valley MPD, consistent 
with the Annexation Agreement.  

10. Utilities are available in the area, however extension of utilities or utility 
upgrades to the development site are required. A final utility plan will be 
submitted with the final subdivision plats to be reviewed by the 
Interdepartmental and Utility Service providers Development Review Team. 
City Staff will provide utility coordination meetings to ensure that utilities are 
provided in the most efficient, logical manner and that comply with best 
practices, including consideration of aesthetics in the location of above 
ground utility boxes. Location of utility boxes shall be shown on the final 
utility plans. The MPD phasing plan shall be consistent with conditions of the 
Annexation Agreement related to provision of public services and facilities. 

11. The MPD includes 1) a paved connector trail on the south side of and 
separated from Richardson Flat Road, from the project to the Rail Trail, 2) a 
paved connector trail on the north side of and separated from Richardson 
Flat Road, from the SR 248 underpass to the Rail Trail, 3) a trail connection 
from trails within the project to the south property boundary line, 4) a trail 
easement along the north side of and separated from Richardson Flat Road 
from the Rail Trail to the east property boundary line, and 5) several miles of 
paved and soft surfaced trails throughout the development. All trails will be 
constructed by the developer consistent with the Park City Trails Master 
Plan. 

12. The MPD includes a dedicated neighborhood public park to be constructed by 
the developer according to the City’s parks plan, and as further directed by 
the City Council.  
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13. Parking within the MPD is proposed at two spaces per unit within private 
garages. Additional surface parking is provided for guests, the community 
gardens/park area, and the neighborhood clubhouse/meeting area.   

14. The proposed MPD density of 1 unit per acre complies with the density 
allowed by the CT zone. (239 units on 239 acres) The net density is 0.82 
units per acre (195 units on 239 acres), excluding the 44 required deed 
restricted housing units. The density is consistent with the Annexation 
Agreement.  If the additional 35 deed restricted affordable units are included 
in this analysis the net density is 0.67 units per acre (160 units on 239 
acres). 

15. The LMC requires a Sensitive Lands Analysis for all Master Planned 
Development applications. The MPD application included a Sensitive Lands 
Analysis.  

16. A portion of property is located within the designated SR 248 Entry Corridor. 
This area is identified in the MPD as open space and all required entry 
corridor setbacks of 200’ are complied with. 

17. The property contains SLO designated steep slopes, ridgelines and wetland 
areas. These areas are identified in the MPD as open space areas and all 
required wetland and stream setbacks are complied with.  

18. A wildlife study was conducted and a report (December 2010) was prepared 
by Logan Simpson Design, Inc. A revised report was prepared on March 17, 
2011. The wildlife study addresses requirements of the Land Management 
Code and provides recommendation for mitigation of impacts on wildlife.   

19. The site plan complies with the minimum MPD required 25’ setback around 
the perimeter of the property. Setbacks range from 25’ to 690’ (and greater 
to the south property line). 

20. The locations of the proposed units are consistent with the MPD site 
planning and Sensitive Lands Overlay criteria.  

21. The property is visible from the designated LMC Vantage point along State 
Road 248 and a visual analysis was conducted by the applicant from this 
Vantage point. Additional visual analysis was provided from the intersection 
of Richardson Flat Road and SR 248. Units along the western perimeter are 
most visible along the minor ridge from SR 248.  Any units that are over the 
28’ height limit as measured in the zone, will be required to obtain an 
Administrative Conditional Use Permit. .  

22. Structures containing more than four units and future non-residential 
structures on Parcels I and J will be more visible due to the location along 
Richardson Flat Road and the potential massing. Additional review through 
the conditional use process is warranted for these parcels and uses.  

23. Design Guidelines for the Park City Heights MPD address site planning, 
architecture and design, sustainability and best practices, landscaping and 
water conservation, and other requirements of the Annexation Agreement.    

24. A traffic study was conducted and a report was prepared by Hales 
Engineering in 2007 and updated in 2008. This study was utilized during the 
annexation process in the determination of density and requirements for 
traffic and transportation related impact mitigations. An updated traffic 
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volume and trip generation report was provided by Hales Engineering on 
September 27, 2010. The updated report concludes that the reduced density 
of the current MPD and the slight increase in background traffic volumes 
from those utilized in the 2007/2008 studies indicate that the TIS does not 
need to be updated for the MPD and that the recommendations for 
transportation and traffic mitigation as required by the Annexation 
Agreement are still valid. 

25. Construction traffic is required to be addressed in the Construction Mitigation 
Plan. 

26. A Geotechnical Study for the Park City Heights Development was provided 
by Gordon, Spilker Huber Geotechnical Consultants, Inc. (June 9, 2006). 
Expansive clay soils were encountered across the site in the upper two and 
one-half to nine and one-half feet. Shallow bedrock was found within 
portions of the site. Special construction methods, removal of these 
unsuitable soils, and other mitigations are spelled out in the Study.  

27. A Fire Protection Report (March 2011) identifies potential Wildland urban 
interface areas within the MPD. Prior to issuance of building permits the 
Building Department will review individual building fire protection plans for 
compliance with recommendations of the Fire Protection Report and 
applicable building and fire codes. The fire protection component of the plan 
shall ensure that Park City’s ISO rating is not negatively affected by 
development of the site. 

28. Affordable housing obligations of the MPD are consistent with the affordable 
housing described by the Park City Heights Annexation Agreement, Housing 
Resolution 17-99 and as required by the CT zone. The MPD provides up to 
an additional 35 deed restricted housing units over the 28 deed restricted 
townhouse units (44.78 affordable unit equivalents (AUE) required by the 
IHC MPD and the 16 deed restricted units (32 AUE) required by the CT zone 
for the 160 market rate units). These affordable units are configured as a mix 
of single-family detached, duplexes, cottage units, and attached townhouse 
units. The additional 35 non-required deed restricted affordable units are 
proposed to be a mix of unit types as part of this MPD consistent with the 
needs described in Housing Market Assessment for Park City, dated 
September 2010.  As part of the mix of unit types, rental housing will be 
considered.  

29. No building height exceptions have been requested and all buildings will 
comply with the height limitations of the CT zone.  

30. Lots have been positioned to minimize visual impacts on adjacent structures. 
Potential problems on neighboring properties caused by shadows, loss of 
solar access, and loss of air circulation, have been mitigated to the extent 
possible as further described in the Park City Heights Design Guidelines.  

31. Utilities must be extended to the site to sustain the anticipated uses. Thirty 
(30’) foot wide non-exclusive utility easements are generally necessary for 
long term maintenance and shall be dedicated on the final subdivision plats. 
Off-site improvements are necessary to serve the site with utilities.  
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32. Off-site trail and intersection improvements may create traffic delays and 
potential detours, short term access and private driveway blockage, 
increased transit time, parking inconveniences, and other impacts on the 
adjacent neighborhoods and to the community in general.  

33. A Construction Mitigation Plan (CMP) is necessary to identify impacts and 
propose reasonable mitigation of these impacts on the site, neighborhood, 
and community due to construction of this project. The CMP shall include 
information about specific construction phasing, traffic, parking, service and 
delivery, stock-piling of materials and staging of work, work hours, noise 
control, temporary lighting, trash management and recycling, mud and dust 
control, construction signs, temporary road and/or trail closures, limits of 
disturbance fencing, protection of existing vegetation, erosion control and 
storm water management. 

34. Final road designs will be provided to the Planning Commission for review 
with the final subdivision plats. To minimize visual impacts and to minimize 
disturbance of existing vegetation due to large areas of cut and fill slopes, 
low retaining structures (in steps of 4’ to 6’) are recommended. These low 
retaining structures may be stepped to minimize their height. Design of these 
retaining structures is included in the PC Heights Design Guidelines to 
ensure consistency of design, materials, and colors throughout the 
development. 

35. A storm water run-off and drainage plan is necessary to ensure compliance 
with Park City’s Storm Water Management Plan and storm water Best 
Management Practices for storm water during construction and post 
construction with special considerations to protect the wetlands delineated 
on and adjacent to the site. 

36.  A financial guarantee for all landscaping and public improvements is 
necessary to ensure completion of these improvements and to protect the 
public from liability and physical harm if these improvements are not 
completed by the developer or owner in a timely manner. This financial 
guarantee is required prior to building permit issuance. 

37. Parcels I and J are identified on the preliminary subdivision plat as potential 
future support commercial and/or child care center or similar uses pad sites. 
These parcels are currently used as a temporary, dirt parking lot. 
Construction of a daycare center is not the responsibility of the 
applicant/developer of Park City Heights.  

38. A master sign plan is required for Planning Department review and approval 
and all individual signs require a sign permit prior to installation. 

39. Sound mitigation may be desired by owners of units along US 40. Conditions 
of approval prohibit sound barrier walls within the MPD. Sound mitigation 
may be provided with landscaping, berming, smart housing design and 
insulation, and sound barriers constructed as part of the dwelling units.  

40. Section 15-6-4 (G) of the LMC states that once the Planning Commission 
has approved an MPD, the approval shall be put in the form of a 
Development Agreement. 

41. The applicant stipulates to the conditions of approval. 
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42. The discussion in the Analysis sections of this report and the Analysis 
sections of the March 23, 2011 Planning Commission Staff Report (Exhibit 
A) are incorporated herein.   

43. The applicants have met with Rocky Mountain Power and have increased 
the Rocky Mountain Powerline setbacks as required by this Utility. 

44. The site plan for the proposed MPD has been designed to minimize the 
visual impacts of the development from the SR 248 Entry Corridor and has 
preserved, through open space, the natural views of the mountains, hillsides 
and natural vegetation consistent with Park City’s “resort character”. 

45. The 171.5 acres of open space adjacent the development, the trail 
connections and  improvements, and proposed neighborhood public park, as 
conditioned, will provide additional recreational opportunities to the Park City 
community and its visitors, which strengthens and enhances the resort 
character of Park City. 

46. The opportunities for mixed affordable housing types, including rental units, 
within the development will strengthen the resort economy by providing 
attainable housing options in a sustainable and energy efficient community 
for workers in Park City’s tourism/resort based industries. 

 
 
 
Conclusions of Law 
1. The MPD, as conditioned, complies with all requirements outlined in the 

applicable sections of the Land Management Code, specifically Chapter 6- 
Master Planned Developments Section 15-6-5 as stated in Exhibit A, March 
23, 2011 Planning Commission Staff Report. 

2. The MPD, as conditioned, is compatible with surrounding structures in use, 
scale, mass, and circulation. 

3. The MPD, as conditioned, is consistent with the Park City General Plan. 
4. The MPD, as conditioned, is consistent with the Park City Heights 

Annexation Agreement.  
5. The MPD, as conditioned, strengthens and enhances the resort character of 

Park City. 
6. The MPD, as conditioned, is Compatible in use, scale and mass with 

adjacent properties, and promotes neighborhood Compatibility. 
7. The MPD provides amenities to the community so that there is no net loss of 

community amenities. 
8. The MPD is consistent with the employee Affordable Housing requirements 

as adopted by the City Council at the time the Application was filed. 
9. The MPD has been designed to place Development on the most 

Developable Land and preserves significant features and vegetation to the 
extent possible. 

10. The MPD promotes the Use of non-vehicular forms of transportation through 
design and by providing trail connections to existing community trails, a 
walkable interconnected site plan, a city park and neighborhood amenities, 
and a bus shelter and cross walk.  
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11. The MPD has been noticed and public hearings held in accordance with the 
LMC. 

 
Conditions of Approval 
1. All standard project conditions shall apply (Exhibit E). 
2. A final subdivision plat for each phase, or sub phase, of development shall 

be submitted for review by the Planning Commission and City Council and 
shall be recorded prior to issuance of building permits for individual units 
within that plat. The plats shall be consistent with the LMC, preliminary plat 
and the PC Heights site plan and documents reviewed and approved by the 
Planning Commission during the MPD approval. Final street design, 
including final cut and fill calculations and limit of disturbance areas, shall be 
submitted with all final subdivision plats to be reviewed and approved by the 
Planning Commission during final subdivision review. 

3. A limit of disturbance area (LOD), maximum building footprint and/or house 
size limitation and a setback requirement table for the lots shall be included 
on the final plats consistent with the Park City Heights Design Guidelines. 

4. A note shall be added to the final plats stating that a landscape plan shall be 
submitted for City review and approval for each lot, prior to building permit 
issuance for that lot.   

5. A note shall be added to the final plats stating that all units (including all 
deed restricted units) shall be constructed to LEED for Homes Silver rating, , 
as stated in the Annexation Agreement, with each unit also achieving a 
minimum combined 10 points for water efficiency/conservation. Third party 
inspection will be provided to confirm compliance with the standards.  An 
industry standard Third Party inspector shall be mutually agreed upon by the 
Chief Building Official and the applicant prior to building permit issuance. 

6. A final landscaping and irrigation plan for common areas shall be submitted 
with the final plats for each phase. Entry and perimeter landscaping shall be 
completed within six (6) months of issuance of the first building permit, 
weather permitting.  Other Project landscaping, shall be completed within 
nine (9) months of issuance of 50% of building permits or within six (6) 
months of any individual Certificate of Occupancy. Landscaping materials 
and irrigation shall comply with the requirements of the Annexation 
Agreement, including the Water Agreement, and the Park City Heights 
Design Guidelines.   

7. All exterior building materials, colors and final design details must comply 
with the approved Park City Heights Design Guidelines and shall be 
approved by staff prior to building permit issuance.  

8. All exterior lighting, including any street and/or path lighting shall designed to 
limit the trespass of light into the night sky as much as possible and shall 
conform to the LMC Sections 15-5-5-(I) and 15-3-3(c) and the Park City 
Heights Design Guidelines.  

9. All exterior lighting, with the exception of bollard lighting at the park shall be 
privately maintained.  
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10. A Construction Mitigation Plan (CMP) shall be submitted and approved by 
the City for compliance with the Municipal Code, as a condition precedent to 
issuance of any grading or building permits. The CMP shall address 
construction phasing, staging, storage of materials, circulation and traffic, 
parking, service and delivery, re-vegetation of disturbed areas, temporary 
signs and construction lighting, hours of operation, dust and mud control, 
storm water management, and other items as may be required by the 
Building Department. The immediate neighborhood and community at large 
shall be provided notice at least 24 hours in advance of construction work 
impacting private driveways, street closures, and interruption of utility 
service. The CMP shall include a site and landscape plan for the sales office 
building (either within the clubhouse or within a finished unit) to address 
landscaping, lighting, and parking for the sales office. 

11. The CMP shall address disposal and treatment of all excavated materials. 
The capping of exposed soils within the City’s Soils Ordinance Boundary is 
subject to all applicable regulations and requirements of the Park City Soils 
Ordinance Title 11, Chapter 15- Park City Landscaping and Maintenance of 
Soil Cover. A detailed Limit of Disturbance (LOD) plan shall be submitted as 
part of the CMP. The Limits of Disturbance for the entire site shall minimized 
to the greatest extent possible, using best construction practices, and shall 
include the use of additional low retaining walls and steeper slopes to 
prevent un-necessary disturbance of native vegetation. 

12. A construction recycling area and an excavation materials storage area shall 
be provided within the development to reduce the number of construction 
trips to and from the development. This condition applies at a minimum to 
the first two phases of development and may be waived for subsequent 
phases of development upon request by the applicant and upon review by 
the Planning, Building, and Engineering Departments. 

13. A storm water run-off and drainage plan shall be submitted with the building 
plans and approved prior to issuance of any building permits. The plan shall 
follow Park City’s Storm Water Management Plan and the project shall 
implement storm water Best Management Practices. Post development 
drainage shall not exceed pre-development drainage conditions and special 
consideration shall be made to protect the wetlands delineated on and 
adjacent to the site. 

14. Maintenance of sidewalks (including, without limitation, snow removal), trails, 
lighting, and landscaping within the rights-of-way and common areas, with 
the exception of the public park and public trails, shall be provided by the 
HOA, unless otherwise agreed upon by the City Council. Language 
regarding ownership and maintenance of the open space and common areas 
shall be included on the final subdivision plats.   

15. A financial guarantee, in a form and amount acceptable to the City and in 
conformance with the LMC Subdivision Regulations, for the value of all 
public improvements, pedestrian amenities and trails, sidewalks, bus stop 
amenities, landscaping (including landscaping to re-vegetate and re-
landscape areas disturbed by construction related to the MPD) to be 
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completed according to the final approved plans shall be provided to the City 
prior to building permit issuance for new construction within each phase of 
construction. All public improvements shall be completed according to City 
standards and accepted by the City Council prior to release of this 
guarantee. 

16. Final utility plans, consistent with preliminary utility plans reviewed by the 
Planning Commission during the MPD review, shall be submitted with the 
final subdivision plats. Utility plans shall be reviewed by the 
Interdepartmental staff members and the utility service providers as the 
Development Review Team. Utilities for the MPD shall be place 
underground. 

17. The City Engineer shall review and approve all associated utility and public 
improvements plans (including streets and sidewalks, grading, drainage, 
trails, public necessity signs, street signs and lighting, and other required 
items) for compliance with the LMC and City standards as a condition 
precedent to final subdivision plat recordation. This shall include phasing 
plans for street construction to ensure adequate fire turn-arounds that 
minimize disturbance of native vegetation. Due to expansive soils in the 
area, grading and drainage plans shall include a comprehensive lot drainage 
plan for the entire phase of each final subdivision plat. 

18. Above ground utility boxes must be shown on the final utility plans. The 
location of these boxes shall comply with best practices for the location of 
above ground utility boxes. These boxes shall be located in the most 
efficient, logical, and aesthetic locations, preferably underground. If located 
above ground the boxes shall be screened to minimize visual impacts and 
locations shall be approved by the City Engineer. 

19. The Snyderville Basin Water Reclamation District’s review and approval of 
the utility plans and final subdivision plats, for conformance with the District’s 
standards for review, is a condition precedent to plat recordation and building 
permit issuance. 

20. All construction, including grading and trails, within the Park City Soils 
Ordinance area shall comply with restrictions and requirements of the Park 
City Soils Ordinance (Municipal Code Title 11, Chapter 15). 

21. Trail improvements necessary to connect the Rail Trail to the Hwy 248 tunnel 
trail on the north side of Richardson Flat Road, as well as the trail connection 
from the Rail Trail to the public park on the south side of Richardson Flat 
Road, will likely impact the wetlands in this area. Precedent to issuance of a 
building permit for these trails a wetlands impacts and enhancements plan 
shall be reviewed by the Planning Staff. All required wetlands permits shall 
be obtained from the required agencies.  

22. Mitigation for the disturbance of any wetland areas shall be identified on the 
trail construction plan and shall include enhancements of wetlands as an 
amenity feature for users of the trail system.  

23. Enhancements to wetland areas and other disturbed areas within the MPD 
could include but are not limited to: educational signs, such as identification 
of plants and animals, ecological processes, wetlands ecology, and insights 
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into seasonal changes to the landscape; plantings that encourage and/or 
provide food sources for wildlife; additional on-site water sources and clean 
up of degraded areas and new nesting habitat/bird and small mammal boxes  

24. Lots 89 and 90 of the preliminary subdivision plat shall be shifted to match 
the trail phasing plan to locate the trail connection on the open space. 

25. All construction, including streets, utilities, and structures shall comply with  
recommendations of the June 9, 2006, Geotechnical Study for the Park City 
Heights Development provided by Gordon, Spilker Huber Geotechnical 
Consultants, Inc. Special construction methods, removal of unsuitable soils, 
and other mitigation measures are recommended in the Study. Additional 
soils studies and geotechnical reports may be required by the Building 
Department prior to issuance of building permits for streets, utility installation, 
and structures.  

26. A detailed review against the Uniform Building and Fire Codes in use at the 
time of building permit submittal is a condition precedent to issuance of full 
building permit.  

27. Fire protection and emergency access plans shall be submitted prior to the 
issuance of any building permits and shall be consistent with applicable 
building and fire codes and shall take into consideration the 
recommendations of the Fire Protection Report (March 2011). The fire 
protection plans shall include any required fire sprinkler systems and 
landscaping restrictions within the Wildland interface zones.  The plans shall 
ensure that Park City’s ISO rating is not negatively affected by the 
development.  

28. A limit of disturbance area shall be identified during the building permit 
review and construction fencing will be required to mitigate construction 
impacts. Silt fencing is required during construction in areas where run-off 
and construction may impact adjacent wetlands, water ways, and 
undisturbed areas as determined by the Building Department. 

29. Trail easements for all proposed trails in the MPD shall be platted on the final 
recorded subdivision plats. All trails shall be constructed consistent with the 
Park City Trails Master Plan and the Snyderville Basin Trails Master Plan. 
Connections to undeveloped property to the south providing future 
connections to the Wasatch County shall be consistent with the Wasatch 
County Trails Plan. 

30. Construction of the public park, trails within the first phase, trail connections 
to the Rail Trail on both the north and south sides of Richardson Flat road, 
as described in the findings, and other neighborhood amenities associated 
with the first phase, shall commence upon issuance of the 40th  building 
permit for Phase I (as described in the Annexation Agreement) and shall be 
complete within 9 months from commencement of construction, unless 
otherwise directed by City Council. In subsequent phases, trails, amenities, 
and other improvements shall be completed prior to issuance of 50% of the 
certificates of occupancy for the units within that phase, or as otherwise 
stated in the Development Agreement. 
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31.  The neighborhood public park shall be developed in accordance with 
standards set forth and required by the City Council, Recreation Advisory 
Board and city standards.   

 
32. An Affordable Housing Plan, consistent with the Park City Heights 

Annexation Agreement and as required by LMC Section 15-6-5 (J), shall be 
approved by the Park City Housing Authority prior to issuance of any building 
permits for units within the MPD.  The recommended Affordable Housing 
plan shall  take into consideration comments from the Planning Commission 
that were made at the Public Hearing on 4/28/11. 

33.  As a condition precedent to receiving a certificate of occupancy for any 
market rate unit the City shall be provided with proof of compliance with the 
approved Affordable Housing Plan.   

34. A master sign plan for the neighborhood shall be submitted, reviewed for 
compliance with the Park City Sign Code, and approved by the City, as a 
condition precedent to issuance of any individual sign permits. 

35. No sound barrier walls or structures along Hwy 40 are permitted within the 
MPD. Sound mitigation shall be provided with landscaping and berms, 
energy efficient housing design and insulation, and sound mitigation 
constructed as part of the design of the dwelling units and shall be reviewed 
by the Planning Department for compliance with the Design Guidelines.  

36. Approval of this Master Planned Development is subject to LMC Chapter 6- 
Master Planned Developments and shall expire two years from the date of 
execution of the Development Agreement unless Construction, as defined by 
the Uniform Building Code, has commenced on the project.  

37. Pursuant to Section 15-6-4 (G) of the LMC, once the Planning Commission 
has approved an MPD, the approval shall be put in the form of a 
Development Agreement. The Development Agreement must be submitted 
for ratification by the Planning Commission within  6 months of this approval. 
The Development Agreement shall be signed by the Mayor on behalf of the 
City Council and recorded with the Summit County Recorder.   

38. The Park City Soils Boundary shall be identified on the final plats (if 
applicable).  

39. Timing of completion of all required items and public benefits shall be further 
described and stated in the Development Agreement. 

40. No through roads may be provided through the Park City Heights MPD to the 
Deer Valley MPD subdivisions. 

41. A re-vegetation plan for Parcels I and J shall be submitted with the final road 
and utility plans. Re-vegetation of these parcels shall be completed prior to 
issuance of the first certificate of occupancy for the Park City Heights MPD. 
(note- if this area is construction staging- then a new construction staging 
area will have to be identified for later stages and be re-vegetated in a like 
manner with issuance of certificates of occupancy.) 

42. Noxious weeds shall be managed per the Summit County noxious weeds 
ordinances during construction and in perpetuity by including regulations in 
the CMP, Design Guidelines, and CCRs. 
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43. One additional site visit are required by certified biologists during May or 
June 2011 to: a) validate the observations of the preliminary biological report 
and, b) to further study and identify wildlife movement corridors, evidence of 
species of high public interest (Elk, Moose, Deer, and other small mammals), 
locations of den or nesting sites, and any areas of high native species 
diversity. The report shall include additional recommendations on mitigating 
impacts of the development on wildlife and wildlife corridors. The report shall 
be provided to the Planning Department prior to issuance of any grading or 
building permits.  

44. Clearing and grubbing of vegetation and soils shall be minimized from April 
through July to avoid disturbance of nesting birds, unless a detailed search 
for active nests is conducted and submitted to the Planning Department for 
review by a certified wildlife biologist.  

45. As a condition precedent to building permit issuance for any structure 
containing more than 4 units, and for any non-residential structure proposed 
to be constructed on Parcels I and J of the preliminary subdivision plat, a 
conditional use permit shall be approved by the Planning Commission. 

46. Due to the visual exposure of these lots on the minor ridge, as a condition 
precedent to building permit issuance for construction of a house on the 
western perimeter lots, namely Lots 23, 24, 30, 31, 66, 67, 76 and 77 of the 
preliminary subdivision plat, an administrative conditional use permit shall be 
obtained if the height of the building roof height is greater than 28 feet... 

47. The applicants shall approach the adjacent property owner to the west to 
explore a mutually agreeable plan for incorporating the parcel into the Park 
City MPD and transferring density to the Park City Heights neighborhood in 
exchange for open space designation of this highly sensitive and visible 
parcel of land and the potential to relocate the upper western cul-de-sac to a 
less visible location. 

48. All work within the Rail Trail ROW requires review by and permits issued by 
the Utah State Parks/Mountain Trails Foundation, in addition to the City. The 
Rail Trail shall remain open to pedestrians during construction to the extent 
possible.  

49. High energy use amenities, such as snow melt systems, heated driveways, 
exterior pools and fireplaces, shall require energy off-sets and/or require the 
power to be from alternative energy sources. 

50. All conditions, requirements, and stipulations of the Park City Heights 
Annexation Agreement and Water Agreement continue to apply to this MPD. 

51. The final MPD phasing plan shall be consistent with conditions of the Water 
Agreement as to provision of public services and facilities. 

52. All transportation mitigation requirements, as stated in the Annexation 
Agreement, continue to apply to this MPD. 

53. The Applicant must meet all applicable bonding requirements. 
54.  
55. Sheet c4.0 (LOD Erosion Control Plan) shall be amended as follows: Note 1 

shall read that the LOD for roadways is not to extend beyond 3’ from the 
cut/fill limits as shown on the plan. Note 2: A 4 to 6 foot engineered wall shall 

Formatted: Bullets and Numbering

Formatted: Bullets and Numbering

Formatted: Bullets and Numbering

Deleted: Two 

Deleted: s

Deleted: knowledgeable 

Deleted: coyote/fox 

Deleted: and reviewed by the 
Planning Commission 

Deleted: Commission

Deleted: knowledgeable

Deleted: A

Comment [B6]: We need to make 
sure that we have a good way to 
identify these lots in case the lot 
numbers change.  Do we want to 
include exhibit with lots numbers? 

Deleted: reviewed and approved by 
the Planning Commission

Deleted:  if a building roof height 
greater than the Zone Height of 28 
feet is requested.  Other LMC zone 
height exceptions continue to apply

Comment [B7]: Cannot be tied to 
something (bus service) that we do 
not control.   

Deleted: Timing of bus service and 
construction of bus shelters for Park 
City Heights shall be addressed in the 
Development Agreement

Deleted: . 

Planning Commission - May 11, 2011 Page 114



be used in areas outside the limits of future home and driveway construction 
and where proposed cut/fill is in excess of 10’ vertical as measured from the 
top back of curb to cut/fill catch point. Note 3: Proposed retaining walls shall 
not exceed  6 feet where they are necessary. A system of 4’ to 6’ walls with 
no individual wall exceeding 6’, (ie tiered walls) may be used. The walls shall 
be separated by a 3’ landscaped area from top back of lower wall to toe of 
upper wall. Note 4: Exceptions to these standards may be granted by the 
Planning Commission at the time of final subdivision plat review as 
necessary to minimize overall total disturbance.  

56. House size limitations for the Homestead Lots shall be identified in the 
Design Guidelines taking into consideration the size of the lots, visibility of 
the lots from the LMC Vantage Points, and ability to achieve LEED Silver 
rating for energy efficiency.  Notwithstanding the foregoing, house sizes of 
the following Homestead lots shall be limited to the following sizes: 

  Lots 58 thru 66- 4000 square feet 
  Lots 130 thru 154- 4000 square feet 
  Lots 163 thru 164- 4000 square feet 
  Lots 70 thru 72- 5000 square feet 
  Lots 105 thru 129- 5000 square feet 
  Lots 155 thru 156- 5000 square feet 
  Lots 77 thru 98- 6000 square feet 
 
The Design Guidlelines shall reflect these maximum square footages 
allowed.  In addition, an exhibit is attached showing 

57. The Park City Heights Design Guidelines shall be approved by the Planning 
Commission prior to the submittal of the Development Agreement to the 
Planning Commission and before any activity or permits can be pulled for the 
MPD.  No pre-development work, including grading, clearing, , etc can occur 
prior to approval of the Design Guidelines by the Planning Commission. 

58. The Park City Heights Design Guidelines are an integral component of the 
Park City Heights MPD and substantive amendments to the Design 
Guidelines require Planning Commission approval as an MPD Amendment. 
Minor amendments shall be reviewed by the Planning Director for 
consideration and approval.  

59. Adequate snow storage easements, as determined in consultation with the 
Park City Public Works, will be granted to accommodate for the on-site 
storage of snow.Snow storage cannot take place blocking internal circulation 
trails. 

60.  To further encourage non-vehicular transportation, trail maps will be posted 
in the clubhouse for the benefit of future residents.  There will also be a ride-
share board located within the clubhouse that residents may utilize in order 
to plan carpooling which will further limit trips from the development. 
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