
Ordinance No. 2022-47 
 
AN ORDINANCE AMENDING THE ANNEXATION AND ZONING ORDINANCE NO. 
2012-12, FOR APPROXIMATELY 20.46 ACRES OF PROPERTY LOCATED AT 3981 
KEARNS BOULEVARD, IN THE QUINN'S JUNCTION AREA, KNOWN AS THE PARK 
CITY FILM STUDIOS FIRST AMENDED SUBDIVISION LOT 1B, PARK CITY. UTAH. 
THE SITE WAS PREVIOUSLY ZONED COMMUNITY TRANSITION (CT) WITH A 
REGIONAL COMMERCIAL OVERLAY (RCO) DESIGNATION. 
 

WHEREAS, the property’s annexation into Park City was the result of extensive 
litigation between the original owners and Summit County for the development of the 
property, which resulted in a settlement that provided Park City with an option to 
consider the annexation prior to development in the County; and  

 
WHEREAS, as a result, Park City approved a Settlement Agreement, Annexation 

Agreement, and the Quinn’s Junction Partnership Annexation Master Planned 
Development (MPD) for the purpose of constructing 374,000 square feet of “motion 
picture studio and media campus” (as stated in the Settlement Agreement); and 
 

WHEREAS, the site is in the Community Transition (CT) zone, with a Regional 
Commercial Overlay (RCO), Entry Corridor Protection Overlay (ECPO), and Sensitive 
Land Overlay (SLO) in addition to the MPD; and 

 
WHEREAS, the existing MPD is limited to a movie studio and media campus, 

including a 100-room hotel, amphitheater, and associated Commercial Uses and square 
footage, as outlined in Exhibit C of the Annexation Agreement and the zoning was 
adopted at the time of annexation to enable the Film Studio MPD; and 

 
WHEREAS, to date, only Phase 1 of the Film Campus has been constructed, 

which includes the sound stages, workshop, and production support/offices (Buildings 7, 
7A, and 7B on the approved site plan, Exhibit B and included below), associated 
parking, the main entrance, landscaping, and berming along Kearns Blvd, totaling 
91,425 square feet of development Density; and 

 
WHEREAS, currently, there are 282,575 square feet of remaining conditionally 

approved Density to be built on the property, for Uses and buildings consistent with the 
Annexation Agreement and MPD; and 

 
WHEREAS, in 2021, while considering a phasing plan amendment to construct 

the allowed hotel building, the City Council indicated a willingness to entertain further 
amendments to the Annexation and MPD to produce more community benefits, 
including affordable housing, for the remaining conditionally approved Density; and 

 
WHEREAS, On February 3, 2022, the applicant received approval to subdivide 

the original parcel into two (2) legal Lots of record (Ordinance 2022-06). Lot 1A now 
consists of 8.622 acres and contains the existing Film Studio Campus. The applicant is 
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not proposing any changes to this portion of the site and the existing MPD still governs 
Lot 1A; and 

 
WHEREAS, Lot 1B consists of 20.464 acres and will contain the remaining 

Density to be developed with commercial and residential Uses. The applicant is seeking 
to amend the existing Annexation Ordinance and MPD for this portion of the site only; 
and  

 
WHEREAS, on July 27, 2022, the property was properly noticed and posted, and 

courtesy letters were sent to surrounding property owners according to the 
requirements of the Land Management Code; and 
 

WHEREAS, on July 27, 2022, proper legal notice was published according to 
requirements of the Land Management Code; and 
 

WHEREAS, the Planning Commission held public hearings on August 10, 2022, 
and October 26, 2022, to receive input on the proposed amendment to the MPD and 
Zoning and Annexation Ordinance; and 

 
WHEREAS, the Planning Commission, on November 9, 2022, unanimously 

approved the amendment to the MPD for a mixed-use project with at least 185 
affordable rental units on Lot 1B; and 

 
WHEREAS, the Planning Commission, on November 9, 2022, forwarded a 

positive recommendation to the City Council to amend the Zoning and Annexation 
Ordinance and for exceptions to the Zone Height; and 
 

WHEREAS, on December 15, 2022, the City Council held a public hearing to 
receive input on the Zoning and Annexation Ordinance and for exceptions to the Zone 
Height; and 
 

WHEREAS, it is in the best interest of Park City, Utah to approve an amendment 
to the Zoning and Annexation Ordinance and exceptions to the Zone Height for Lot 1B 
only. 
 
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as 
follows: 
 
SECTION 1. APPROVAL.  The Zoning and Annexation Ordinance 2012-12 as it applies 
to Lot 1B only, is hereby amended, including for exception to the Zone Height, as shown 
in Attachment 1, and is approved subject to the following Findings of Facts, Conclusions 
of Law, and Conditions of Approval: 
 
Findings of Fact: 
1. The property is located at 3981 Kearns Boulevard.  
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2. The site is in the Community Transition (CT) zone, with a Regional Commercial 
Overlay (RCO), Entry Corridor Protection Overlay (ECPO), and Sensitive Land 
Overlay (SLO) in addition to the Film Studio MPD. 

3. The Park City Film Studios consists of two separate lots. Lot 1A contains the 
developed portion of the Park City Film Studios, and Lot 1B is currently 
undeveloped. Both lots are subject to an Annexation Agreement and the Quinn’s 
Junction Partnership Annexation Master Planned Development Agreement (MPD). 

4. The applicant submitted applications to amend 1) the MPD, to allow for additional 
Uses, and to modify the Use, number, footprints, and Building Heights for the 
remaining Density allocated in the MPD on Lot 1B only; and 2) the Community 
Transition - Regional Commercial Overlay Zoning and Ordinance 12-12, the 
annexation and zoning Ordinance. Lot 1A will remain subject to the original 
Annexation, Zoning, and MPD agreements. 

5. The applicant has 282,575 square feet of Density under the existing MPD that has 
not been constructed. The applicant is proposing to construct a mixed-use project, 
including 60,000 square feet of Commercial Uses, up to 100 market-rate for-sale 
units, and at least 185 affordable for-rent units up to 80% AMI, consistent with the 
Applicant’s Housing Mitigation Plan, approved on December 14, 2022, by the City’s 
Housing Authority.  

6. The applicant submitted: 
a. Conceptual Site Plans including a Phasing Plan;  
b. A Parking Analysis;  
c. A Trip Generation Analysis; and  
d. A Housing Mitigation Plan.  

7. The project requires 42.4 Affordable Unit Equivalents (AUEs) which the applicant is 
proposing to deliver in Phase 1 in the form of at least 65 deed restricted units, 
meeting the Project’s Housing Obligation in Phase 1.  

8. In addition to the required affordable units, the applicant is proposing at least 120 
“additional’ affordable units that will be delivered partially in phase 1 (~55 affordable 
units) and partially in Phase 4 or earlier (~65 affordable units). These additional units 
may be available to households at up to 120% of AMI, consistent with the 
Applicant’s Housing Mitigation Plan, approved on December 14, 2022, by the City’s 
Housing Authority.  

9.  The proposed bedroom mix and size of the affordable units is as follows: 
 

Affordable Units Number Size 

Studios 77 400 

1 Bedrooms 63 600 

2 Bedrooms 30 800 

3 Bedrooms 15 1,100 

Units 185   
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10. Phase 1 consists of the transit stop and bus shelter, the plaza area, and two mixed-

use rental buildings totaling 90,000 square feet. Each building is 3-stories with a 
maximum Building Height of 40 feet, exceeding the zone height of 28 feet. Both 
buildings contain 15,000 square feet of commercial space on the ground floors and 
30,000 square feet of affordable rental housing on the second and third levels. It is 
anticipated that Phase 1 will include approximately 120 affordable housing units, 
including and exceeding the applicant’s Affordable Housing Requirement with 65 
required units and 55 “additional” affordable units. There are no market rate units in 
Phase 1. 

11. Phase 2 consists of two commercial buildings totaling 30,000 square feet. Each 
building is 1-story with a maximum Building Height of 25 feet, meeting the zone 
height. Each building contains 15,000 square feet of “community focused, small-
scale commercial, retail or restaurant” space. A community plaza area connects the 
Phase 1 and Phase 2 buildings. No residential units are proposed as part of Phase 
2. 

12. Phase 3 consists of no more than 50 for-sale market-rate townhomes in five clusters 
of 10 units totaling 82,000 square feet. Each unit is 2-stories totaling between 1,500 
-1,700 square feet with a maximum Building Height of 25 feet, meeting the zone 
height, and contains 2-3 bedrooms. A garage and access to surface parking are 
included with each townhome. There are no affordable units proposed for Phase 3. 

13. Phase 4 consists of one market-rate building of 60,000 square feet. The building is 
3-stories with a maximum Building Height of 40 feet, exceeding the zone height. This 
building will contain a maximum of 50 for-sale market-rate units and 72 underground 
parking stalls for residents of the building. 

14. The site plan also includes one additional 4-story, for-rent affordable building to be 
built concurrent to the Phase 4 market-rate building, or earlier. The building has a 
maximum Building Height of 45 feet, exceeding the zone height and the balance of 
the “additional” affordable units, ~65 units, will be constructed in this building.  

15. Section 4.5 of the existing MPD expressly states that “Pursuant to the Annexation 
Agreement, no affordable housing is required for this MPD.”  However, the recent 
Subdivision approved by Council on February 3, 2022 (Ordinance 2022-06), 
Condition of Approval 8, states “The plat shall note that if Lot 1B is not developed in 
accordance with the zoning and annexation Ordinance 2012-12, the City’s current 
Affordable Housing Resolution shall apply.” The applicant is proposing to meet and 
exceed the City’s affordable housing requirements with this project. It is because the 
applicant is proposing to construct at least 185 affordable housing units that the 
Council was willing to conceptually support the proposed project. 

16. The site plan for Lot 1B includes 320,632 square feet of total development. 
However, as affordable units that are required as part of an MPD approval do not 
count towards the calculated Density, the proposal totals not more than 282,575 
square feet, equaling the remaining conditionally approved Density of 282,575 
square feet. With the 91,425 square feet of Density built on the Film Studio portion of 
the site (Lot 1A) the entire project is 374,000 square feet, equal to or less than the 
374,000 square feet the site was originally approved for. 
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17. The Planning Commission approved the amendment to the MPD on November 9, 
2022, and unanimously voted to recommend the amendment to the zoning and 
annexation Ordinance including exceptions to the Zone Height, to the Council for 
consideration on December 15, 2022. 

18. The Planning Commission also voted to recommend the applicants Housing 
Mitigation Plan to the City’s Housing Authority for consideration on December 15, 
2022. 

19. The applicant has a total Affordable Housing Obligation of 42.4 AUEs or 38,160 
square feet. If the project numbers change, the Affordable Housing Obligation must 
be adjusted accordingly. 

20. The applicant will construct all 65 units or 42.4 AUEs (38,160 square feet) of 
required Affordable Housing in Phase 1, meeting the City’s current Affordable 
Housing Resolution, as follows. 
 

Type Units Size 

Studios 27 400 

1 Bedroom 23 600 

2 Bedrooms 10 800 

3 Bedrooms 5 1,100 

Units 65   

 @ 900 SF    42.4 AUEs 

 
21. In addition to meeting the City’s Affordable housing Obligation in Phase 1, the 

applicant will construct at least an “additional” 55 affordable housing units in Phase 
1, and 65 more “additional” units as part of Phase 4, for a total of at least 120 
“additional” affordable housing Units or 78.8 AUEs as follows: 

 

Type Units Size 

Studios 50 400 

1 Bedroom 40 600 

2 Bedrooms 20 800 

3 Bedrooms 10 1,100 

Units 120 
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@ 900 SF 
 

78.8 AUEs 

 
22. All required affordable units, will be rental units available to households at up to 80% 

AMI, except for 77 studios. At least 27 Studios will be available to households 
making up to 60% of AMI, and at least 50 Studios will be available to households 
making up to 70% of AMI broadening the affordability of these units. The rest of the 
additional units may be available to households at up to 120% of AMI, consistent 
with the Applicant’s Housing Mitigation Plan, approved on December 14, 2022, by 
the City’s Housing Authority.  

23. The applicant shall use a geographic waterfall approach in selecting from applicants 
in the following priority: 

a. Qualifying applicants employed in the immediate Quinn’s Junction 
neighborhood, including but not limited to employees of IHC Hospital, USSA, 
the Peace House, Summit County Health Department, Park City Ice Arena, 
Summit Pediatrics, etc. 

b. Qualifying applicants employed within Park City boundaries. 
c. Qualifying applicants employed within the Park City School District 

boundaries. 
d. Qualifying applicants employed within Summit County (additional affordable 

units only). 
24. The “additional” 120 affordable units will be available to eligible households at up to 

120% of Summit County AMI. However, rental rates charged will be at 80% of AMI, 
regardless of the AMI of individual households, meeting the City’s definition of 
affordable. All gross rental rates will include any Homeowner Association fees or 
assessments that may be charged against the units, and this will be a Condition of 
Approval. Twenty-Seven (27) studio units will be available at 60% AMI and 50 studio 
units will be available at 70% AMI. 

25. Amenities available to residents of the affordable units include a sheltered bus stop, 
e-bike station and bike fix-it station, community plaza, sports courts, sheltered bike 
storage, recycling rooms, outdoor dining, electric car charging station, green and 
dog-friendly space, and an internal pedestrian and bike trail system with connections 
to the broader Park City trail system. 

26. Section 2.5(e) of the Annexation Agreement specifically discusses Building Height 
for the existing MPD and allows for Building Height exceptions.  

27. The maximum Building Height in the CT zone is 28 feet with additional Height and 
Setback restrictions for the ECPO. Proposed Building Heights range from 25 feet to 
45 feet, with most of the taller buildings located in the center or rear (east side) of 
the site. One exception to this is the market-rate Multi-Unit Dwelling located adjacent 
to SR-248, with a maximum Building Height of 40 feet. The proposed townhomes 
and commercial buildings meet the Zone Building Height requirements at 25 feet in 
Height, and all buildings are located outside of the EOPC 150-foot Setback 
requirement. 

28. The RCO allows for the City Council to grant Building Height exceptions upon 
recommendation from the Planning Commission. 

29. On November 9, 2022, the Planning Commission found that the proposed Building 
Height exceptions are consistent with the Film Studio MPD Building Height 
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Exceptions and meet the standards for review of the CT-RCO zone. The site is 
located hundreds of feet from the nearest abutters and will not have a visual impact 
on any existing structures. All buildings meet required Setbacks. The Planning 
Commission also finds that there is no net increase in the proposed square footage 
over what is possible under the existing MPD. 

30. The site contains no significant slopes, ridgelines, wetlands, or significant wildlife 
habitat Area according to the City’s General Plan Maps  

31. MPDs require a minimum of 60% Open Space. However, the existing MPD has no 
minimum Open Space requirement per the Annexation Agreement. The proposed 
new site plan increases the amount of Open Space over the previously approved 
MPD. 

32. The Film Studio shall serve as the Commercial anchor for the site in compliance with 
LMC § 15-2.17-4. 

33. With respect to Building Height, the Council finds that the proposed Building Height 
exceptions are consistent with the Film Studio MPD Building Height Exceptions, and 
meet the standards for review of the CT-RCO zone: 

a. The site is located hundreds of feet from the nearest abutters and will not 
have a visual impact on any existing structures, and there will be no loss of 
solar access, view corridors, or ridge line intrusions (Review Criteria 1 & 2 
and MPD Building Height Criteria 2). 

b. The height exceptions do not result in additional traffic or loss of Open Space 
as compared to the approved Film Studio MPD (Review Criteria 3 and MPD 
Building Height Criteria 5). 

c. The height exceptions are consistent with the approved Film Studio MPD 
(Review Criteria 4). 

d. The landscape buffer required by the Film Studio MPD is being carried 
forward and will mitigate and buffer the buildings from adjacent Uses (Review 
Criteria 5 and MPD Building Height Criteria 3). 

e. The application meets or exceeds all Setback requirements (Review Criteria 6 
and MPD Building Height Criteria 4). 

f. The Film Studio MPD has no Open Space requirement, and the applicant is 
increasing the amount of Open Space with this Amendment (Review Criteria 
7). 

g. Both the Commercial Buildings (Buildings 3 on the Site Plan) and the 
townhomes have maximum Building Heights of 25 feet, which is lower than 
the underlying Zone Height of 28 feet (Review Criteria 8 and MPD Building 
Height Criteria 6). 

h. The project includes high quality architecture, transit and trail connections, 
and a significant amount of affordable housing beyond what the LMC requires 
(Review Criteria 9). 

i. The amendment to the MPD does not result in a net increase in the allowable 
square footage or Building volume above Grade over what is possible under 
the existing MPD (Review Criteria 10 and MPD Building Height Criteria 1). 
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Conclusions of Law: 
1. The modification to the 2012 Quinn’s Junction Partnership Annexation Master 

Planned Development Agreement is a substantive modification. 
2. The Application complies with the requirements of the Land Management Code as 

conditioned and approved. 
3. The modifications are compatible with surrounding structures in use, scale, mass, 

and circulation. 
4. The effects of any differences in use or scale have been mitigated through careful 

planning. 
5. The modification to the Master Planned Development: 

a. complies with all requirements of the Land Management Code; 
b. meets the minimum requirements of Section 15-6-5; 
c. provides the highest value of Open Space, as determined by the Planning 

Commission; 
d. strengthens and enhances the resort character of Park City; 
e. compliments the natural features on the Site and preserves significant 

features or vegetation to the extent possible; 
f. is Compatible in Use, scale, and mass with adjacent Properties, and 

promotes neighborhood Compatibility, and Historic Compatibility, where 
appropriate, and protects residential neighborhoods and Uses; 

g. provides amenities to the community so that there is no net loss of 
community amenities; 

h. is consistent with the employee Affordable Housing requirements as 
adopted by the City Council at the time staff determined the Application to 
be complete; 

i. meets the Sensitive Lands requirements of the Land Management Code 
and is designed to place Development on the most developable land and 
least visually obtrusive portions of the Site; 

j. promotes the Use of non-vehicular forms of transportation through design 
and by providing trail connections;  

k. was noticed and the Planning Commission held a public hearing in 
accordance with this Chapter; 

l. incorporates best planning practices for sustainable development, including 
water conservation measures and energy efficient design and construction, 
per the Residential and Commercial Energy and Green Building program 
and codes adopted by the Park City Building Department in effect at the 
time of the Application; 

m. addresses and mitigates Physical Mine Hazards according to accepted City 
regulations and policies; 

n. addresses and mitigates Historic Mine Waste and complies with the 
requirements of the Park City Soils Boundary Ordinance;  

o. addresses Historic Structures and Sites on the Property, according to 
accepted City regulations and policies, and any applicable Historic 
Preservation Plan; 

p. addresses and mitigates traffic. 
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Conditions of Approval: 
1. Lot 1A, 4001 Kearns Boulevard, is subject to the original Film Studio Annexation, 

Zoning, and MPD agreements. 
2. Development of 3891 Kearns Boulevard is contingent upon approval of the Building 

Heights by the City Council, approval of the applicant’s Housing Mitigation Plan by 
the Park City Housing Authority, and ratification of a Development Agreement by the 
Planning Commission. 

3. The majority of the 60,000 square feet of Commercial Uses in the project shall be 
limited to smaller-scale community-oriented commercial Uses set forth in the 
Application and Final Plan Set dated October 26, 2022, and the applicant shall not 
be required to return to the Planning Commission for a CUP unless noted herein. 
Any Conditional Use that requires a CUP in the RCO Zoning District and has a 
parking requirement of 5 stalls per 1,000 square feet or greater, shall require a CUP 
except for Restaurants, Bars or Child Care Center. A detailed parking analysis shall 
be submitted at the time of CUP application. Telecom Antennas, Office Intensive, 
Retail/Service Intensive, and Medical Office/Clinic shall require a CUP.  

4. Commercial Uses shall not include Hotels of any kind, any business with a Drive-Up 
window, or Gasoline Service Station. 

5. The project requires 42.4 Affordable Unit Equivalents (AUEs) which the applicant will 
deliver in the form of at least 65 deed restricted units, meeting the Project’s Housing 
Obligation in Phase 1. 

6. In addition to the required affordable units, the applicant is proposing at least 120 
“additional’ affordable units that will be delivered partially in phase 1 (~55 affordable 
units) and partially in Phase 4 or earlier (~65 affordable units). 

7. The site plan includes one additional 4-story, for-rent affordable building totaling 
58,632 square feet, to be built concurrent to the Phase 4 market-rate building, or 
earlier. The building has a maximum Building Height of 45 feet, and the balance of 
the “additional” affordable units will be constructed in this building.  

8. Certificates of Occupancy for the Phase 4 building affordable units shall be tied to 
the issuance of Certificates of Occupancy for the market-rate units, so that all 
affordable units have Certificates of Occupancy prior to the completion of the market 
rate units. 

9. No additional Density shall be built on Lot 1A, and Lot 1B is subject to a maximum 
Density of 320,632 square feet of total development (including required affordable 
housing units), consistent with the site plan and final plan set reviewed by the 
Planning Commission on November 9, 2022. 

10. Parking and lighting shall meet requirements of the LMC, except for the parking 
reduction granted by the Planning Commission as part of the MPD. See LMC § 15-3 
and § 15-5. 

11. The secondary access to the site (non-signalized access) must be reviewed and 
approved by UDOT and the City Engineer prior to building permits and shall be right-
in/right-out only. 

12. The applicant shall locate a bus stop and bus shelter on site at a location to be 
reviewed and approved by the City Engineer and High Valley Transit prior to the 
issuance of a building permit. 
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13. The applicant shall provide a bike share and bike fix it station on site and the 
applicant shall be responsible for all costs, including annual operational expenses, 
maintenance of the stations, infrastructure of bike station, kiosk, additional bikes to 
maintain service standards, and coordinate with vendor provider on installation and 
purchasing. The City shall review and approve the final location of the share station 
and the minimum number of bikes it can accommodate. A land easement to the bike 
share/County may be required. The applicant shall be responsible for providing 
electricity, adequate lighting, and access around the station. 

14. Bike racks shall be provided for the various commercial uses as required by LMC § 
15-3. 

15. The undulating berm required by the Film Studio MPD shall be constructed and 
maintained consistent with the original MPD. 

16. A Stormwater Management Plan shall be reviewed and approved by the City 
Engineer prior to the issuance of any building permits. 

17. Rooftop mechanical equipment shall be architecturally screened from public view. 
18. Trash and recycling enclosures shall be screened with landscaping or fencing. 
19. All signage shall comply with the LMC. 
20. The applicant shall provide covered bike storage in all residential buildings at a 

minimum rate of one stall per unit consistent with the City’s LMC requirements at the 
time of building permit. 

21. The applicant shall provide recycling facilities in all Multi-Unit Dwellings on site. 
22. A final subdivision plan shall be recorded prior to construction of the condominium 

units. 
23. The applicant shall bring Lot 1A into compliance with the originally approved 

Landscape Plan. Plant substitutions shall be allowed by the Planning Director if 
other species are deemed more suitable for the site. 

24. The applicant shall construct a trail connection from the site to the Park City Rail Trail, 
upon review and approval of a plan by the City’s Open Space Manager. The City will 
contribute up to $75,000 for the cost of this connection. 

25. The applicant has committed to using water efficient low flow fixtures and Energy Star 
rated appliances in all units; designing the building envelopes to be energy efficient; 
using water wise native landscaping; and providing recycling locations throughout the 
site. The applicant is encouraging multimodal transportation choices by offering 
alternative modes of transportation on site including locating a bus station, e-bike 
share, connection to the Rail Trail, and providing covered bike storage in all Multi-Unit 
Dwellings. In addition, the applicant is reducing their overall parking to prevent excess 
paving and increase open space. All lighting will meet the City’s Dark Sky Ordinance 
LMC § 15-5-5(J). 

26. Final utility plans have not been reviewed for approval and must be submitted for 
review prior to the issuance of any utility or building permits.  

27. The Park City Fire District shall review and approve final plans prior to the issuance 
of any utility or building permits. 

28. The Snyderville Basin Water Reclamation District shall review and approve plans 
prior to the issuance of any utility or building permits. All items required under the 
Line Extension Agreement must be completed prior to the issuance of any building 
permits. 
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29. Minor administrative modifications to the site plan shall be allowed by the Planning 
Director. Any substantive modifications to the site plan such as changes in access, 
building locations, or Density shall be reviewed by the Planning Commission for 
consistency with the conceptually approved site plans reviewed on November 9, 
2022. 

30. Prior to the issuance of a building permit the applicant shall submit evidence to the 
City Engineer and Public Utilities Director in accordance with LMC § 15-7.3-6, Water 
Facilities, confirming that 1) Summit Water has sufficient water supply for domestic 
water use and fire protection to service the existing and proposed development; or 
2) an alternative water supply with sufficient capacity to serve the existing and 
proposed development has agreed to service the site.  The burden is upon the 
applicant to submit responsive information regarding LMC 15-7.3-6. 

31. If any phases of the project are not issued building permits within 6 years of the 
issuance of the first building permit, the applicant shall be required to return to the 
Planning Commission to re-permit any remaining density prior to the issuance of 
building permits to ensure that the remaining development is still in the best interest 
of the City and immediate neighborhood. 

32. A Plat Note shall indicate that 3891 Kearns Boulevard, Lot 1B, is subject to 
Ordinance 2022-47. 

 
SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication. 
 
 
PASSED AND ADOPTED this 15th day of December, 2022. 
 

PARK CITY MUNICIPAL CORPORATION 
  
 
________________________________ 
MAYOR 

 
ATTEST: 
  
 
____________________________________ 
City Recorder 
 
 
APPROVED AS TO FORM: 
 
 
________________________________ 
City Attorney’s Office 
 
 
Attachment 1 – Conceptually Approved MPD Site Plans 
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Welcome to STUDIO CROSSING

  YOUR HOME in Quinns Junction
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THE COMMONSNEWPARK THE TERRACES UTAH FILM STUDIOS

One of Park City areas 

fastest selling project of its 

size. 60-unit, 72,647 square 

feet, family oriented condo 

development. 

Over 22,000 sq ft of street level 

commercial space with 

generous outdoor seating. 38 

affordable for rent apartments 

on the 2nd and 3rd floors with a 

mix of Studios, 1 Bedroom, 2 

Bedroom, and 3 Bedroom units.

Local Family
Local Developments
Building Communities for all

State of the art film studio that 

rivals any facility worldwide. 

Approximately 100,000 square 

feet, Utah Film Studios is 

comprised of:   production 

offices, a mill, and three 15,000 

square foot sound stages.

A thriving mixed use 

development that is home to 

various dining, shopping, and 

community events. 122,303 

square feet of prime retail with 

Best Buy as its anchor tenant.
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THE COMMONS 
● 38 affordable for rent apartments
● 12,000 sqft of street level commercial space
● Mix of Studios, 1 Bedroom, 2 Bedroom, and 3 Bedrooms
● Multi-modal living in the heart of Newpark Towne Center
● Adjacent to Swaner Nature Preserve
● Convenient to both community restaurants and trails
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01

02 02

03 03

04

05

05

05

05

05

07

06

07A

07B

BLDG # BLDG USE SQFT BUILDING HEIGHT

1A Hotel Lodging (100 keys) 112,00 40’

1B Recording Studio 2,500 16’

1C Stage Venue 700 28’

1D Residence (Omitted) 0

1E Grand Ballroom 16,000 28’

1F Atrium 0 28’

2 Screening Rooms / Theater 15,000 40’

3 Entertainment Venue 14,500 40’

4 Mixed Use 33,350 28’

5 Mixed Use 25,625 28’

6 Sound Effects Stage 15,700 40’

6A Office 37,200 38’

7 Sound Stages 47,375 60’

7A Workshop 20,000 28’

7B Production Support / Offices 24,000 34’

8 Workshop Office 10000 18’

9 Guard House 50 10’

BLDG # BLDG USE SQFT BUILDING HEIGHT

01 Residential Condo building 60,000 40’

02 Commercial Buildings 15,000 ea / 30,000 Total 25’

03 Mixed Use Affordable Housing 45,000 ea / 90,000 Total 40’

04 Affordable Housing 58,632  sf 45’

05 Market Rate Townhomes 1,500 ea / 82,000 Total 25’

06 Bus Transit Pick Up 0 15’’

07 (EXISTING) Sound Stages 47,375 60’

07A (EXISTING) Workshop 20,000 28’

07B (EXISTING) Production Support / Offices 24,000 34’’

2012 Proposed MPD - Studio Support Commercial 2022 Proposed MPD - Affordable Community
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N

BUILDING HEIGHT KEY:

BLDG # BLDG USE SQFT BUILDING HEIGHT

1A Hotel Lodging (100 keys) 112,00 40’

1B Recording Studio 2,500 16’

1C Stage Venue 700 28’

1D Residence (Omitted) 0

1E Grand Ballroom 16,000 28’

1F Atrium 0 28’

2 Screening Rooms / Theater 15,000 40’

3 Entertainment Venue 14,500 40’

4 Mixed Use 33,350 28’

5 Mixed Use 25,625 28’

6 Sound Effects Stage 15,700 40’

6A Office 37,200 38’

7 Sound Stages 47,375 60’

7A Workshop 20,000 28’

7B Production Support / Offices 24,000 34’

8 Workshop Office 10000 18’

9 Guard House 50 10’

BLDG # BLDG USE SQFT BUILDING HEIGHT

01 Residential Condo building 60,000 40’

02 Commercial Buildings 15,000 ea / 30,000 Total 25’

03 Mixed Use Affordable Housing 45,000 ea / 90,000 Total 40’

04 Affordable Housing 58,632  sf 45’

05 Market Rate Townhomes 1,500 ea / 82,000 Total 25’

06 Bus Transit Pick Up 0 15’’

07 (EXISTING) Sound Stages 47,375 60’

07A (EXISTING) Workshop 20,000 28’

07B (EXISTING) Production Support / Offices 24,000 34’’

10’ - 20’ TALL BUILDINGS

20’ -  30’ TALL BUILDINGS 

30’ - 40’ TALL BUILDINGS

40’ - 50’ TALL BUILDINGS

50’-60’ TALL BUILDINGS

2012 Approved MPD - Studio Support Commercial 2022 Proposed MPD - Affordable Community
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SUMMIT PEDIATRICS

2 Stories
35ft

SUMMIT COUNTY
HEALTH DEPARTMENT

2 Stories
30ft

USANA CENTER

3 Stories
40ft

BUILDING HEIGHTS IN LOCAL VICINITY

PARK CITY HOSPITAL

3 Stories
54ft

EXISTING FILM 
STUDIO

4 Stories
60ftBUILDING HEIGHT KEY:

10’ - 20’ TALL BUILDINGS

20’ -  30’ TALL BUILDINGS 

30’ - 40’ TALL BUILDINGS

40’ - 50’ TALL BUILDINGS

50’-60’ TALL BUILDINGS
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25’ PROPERTY LINE SETBACK

NO BUILD ZONE

20’ ALLOWED BUILDING HEIGHT ZONE

25’ ALLOWED BUILDING HEIGHT ZONE

SETBACK KEY:
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SR248

CONNECTION TO ROUND VALLEY 

RAILS, PARKS, ICE RINK, DOG 

PARK, HOSPITAL, PEOPLE’S CLINIC

RIGHT TURN 
ENTRY/EXIT

SR248

PEDESTRIAN CIRCULATION

BICYCLE CIRCULATION

RAIL TRAIL CONNECTION

 DIFFERENT MODES OF CIRCULATION

RAIL 
TRAIL 

CONNECTIO
N

NO BUILD ZONE 

20’ ALLOWED BUILDING HEIGHT ZONE

25’ ALLOWED BUILDING HEIGHT ZONE
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SR 248

TO ROUND 
VALLEY

TO
 

PA
RK/RIDE

HWY 40

N

TRAIL CONNECTIVITY
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2022 SUMMIT COUNTY 80% AMI RENTS MAXIMUM MONTHLY RENT INCLUDING UTILITIES, 
ASSOCIATION DUES, AND PARKING FEES

$106,960
3 BEDROOM

$96,320
2 BEDROOM

$85,600
1 BEDROOM

$74,880
STUDIO

$2,674
3 BEDROOM

$2,408
2 BEDROOM

$2,140
1 BEDROOM

$1,872
STUDIO

$2,486.00

$2,152.00

$1,674.00 at 80% AMI
$1,464.00 at 70% AMI
$1,225.00 at 60% AMI

$1,912.00
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*TERRACE NIGHTLY RENTAL RATE

13.3%

16.7%

16.8%
*NEVIS NIGHTLY RENTAL RATE

*NEWPARK TOWNHOME PROJECT

*ACCORDING TO SUMMIT CO BUSINESS LICENSES 

NIGHTLY RENTALS WERE ANALYZED IN PROPERTIES IN NEWPARK, 
WHERE THE DEVELOPMENT TEAM HAS EXPERIENCE. ACTUAL 

NIGHTLY RENTALS WERE FAR LOWER THAN PERCEIVED 
ORIGINALLY, AND GIVES GREAT PRECEDENCE TOWARDS A 

PROJECTED NIGHTLY RENTAL AT STUDIO CROSSINGS MIXED USE 
PROJECT WITH TOWNHOMES, APARTMENTS, AND CONDOS 

SIMILAR IN NATURE TO THOSE AT NEWPARK.

MIXED-USE CONDOMINIUM PROJECT

CONDO / TOWNHOME PROJECT

TOWNHOME PROJECT
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SR248

STOPLIGHTINTERCHANGE

HWY 189

RIGHT TURN 
ENTRY/EXIT

SR248

TOWNHOMES/CONDO (OVER 1,000 SF)

AFFORDABLE HOUSING (BELOW 1,000 SF)

AFFORDABLE HOUSING (OVER 1,000 SF)

RETAIL

320 EXISTING STALLS

11

18

24

11

9

12

10

17

12

16

4

CODE REQUIRED PARKING AND SUBSEQUENT PARKING REDUCTION PROPOSED

5

11 3

8

34

6

100 DWELLING UNITS

170 DWELLING UNITS

15 DWELLING UNITS

60,000 SQUARE FEET

1.5

1

1.5

3.5

STALLS/DWELLING UNIT

STALLS/DWELLING UNIT2

STALLS/DWELLING UNIT

SEE PROPOSED COM MIX

 LOT 1B TOTAL REQUIRED:

 LOT 1B TOTAL PROVIDED:

PARKING REDUCTION:

150

170

22.5

312

654.5

566

88.5

72
 U

ND
ER

GR
OU

ND
 

PA
RK

IN
G 

ST
AL

LS

12
 G

A
RA

G
ES

 
9

15

10

12

20

10

10

610

8

9

11

11

11

11

11

11

11

7

10

10

12
 G

A
RA

G
ES

12
 G

A
RA

G
ES

12
 G

A
RA

G
ES

12
 G

A
RA

G
ES

NO BUILD ZONE 

20’ ALLOWED BUILDING HEIGHT ZONE

25’ ALLOWED BUILDING HEIGHT ZONE

AREA FOR PARKING 

IF REDUCTION IS 

NOT GRANTED
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PICKLEBALL COURT

COMMUNITY PLAZA

CHILDREN’S PLAYGROUND

E-BIKE & BIKE FIX-IT STATION

PLAZA STAGE

BUS TRANSIT PICK UP

POCKET PARK

BOCCE BALL

HALF BASKETBALL COURT

AMENITY LEGEND:
01
02
03

04
05

06
07
08

09

N

SR248

STOPLIGHTINTERCHANGE

RIGHT TURN 
ENTRY/EXIT

SR248

NO BUILD ZONE 

20’ ALLOWED BUILDING HEIGHT ZONE

25’ ALLOWED BUILDING HEIGHT ZONE

01

01

08

09

07

07
07

07

07

07

05 0302

06

04
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Drought tolerant trees on perimeter 
for shading and reduce heat island 
effect

Drought tolerant flowers and 
bushes on low perimeter for visual 
interest and reduce hard outlines

Berliner Cubiron L climbing 
playground product. 

Recycled rubber padding. Provides 
soft, safe play area while 
promoting sustainability initiatives.

AMENITY CHILDREN’S PLAYGROUND
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Mix of greenspace and hardscape. 
Promotes walkability and lounge 
space

Ability to use space for day or night 
events

Outdoor wood clad stage with 
possibility for live shows, displays, 
and events

Drought tolerant flowers and bushes 
on low perimeter for visual interest 
and reduce hard outlines

AMENITY COMMUNITY PLAZA // SUMMER
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Mix of greenspace and hardscape. 
Ability to host events in large open 
hardscape

Ability to use space for day or night 
events

Outdoor wood clad stage with 
possibility for live shows, displays, 
and events

Drought tolerant flowers and bushes 
on low perimeter for visual interest 
and reduce hard outlines

AMENITY COMMUNITY PLAZA // AUTUMN
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Mix of greenspace and hardscape. 
Ability to host events in large open 
hardscape

Weatherproof plaza material for 
use year round

Event stage can be used for 
seasonal displays

AMENITY COMMUNITY PLAZA // WINTER
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Mix of greenspace and hardscape. 
Promotes walkability and lounge 
space

Ability to use space for day or night 
events

Outdoor seating for potential 
restaurant tenants and general 
tenant use

AMENITY COMMUNITY PLAZA
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Drought tolerant trees on 
perimeter for shading and reduce 
heat island effect

Drought tolerant flowers and 
bushes on low perimeter for 
visual interest and reduce hard 
outlines

Porous pavement design to let 
rainwater drain to the ground, 
reduce water run-off

Multi-use court could have multiple 
striping options for pickleball, 
half-court basketball, and other 
community sports

Courts are situated to capture 
great views of the surrounding 
mountains and promote safe play 
with openness

AMENITY PICKLEBALL COURT
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Weather proof synthetic grass 
court to mimic real grass without 
maintenance

Rentable bocce balls to monitor 
use and preserve materials

Located on site, easily accessible 
to tenants and visitors 

AMENITY BOCCE BALL COURT

DocuSign Envelope ID: 5158C9D7-6488-42BA-BCD0-1AC55255310B



Bike fix-it station. Includes all the 
tools necessary to perform basic 
bike repairs and maintenance, from 
changing a flat to adjusting brakes 
and derailleurs

Paved 12’ wide multi use trail system 
to maintain a safe path for 
pedestrians, dog walkers, and 
cyclists. 

AMENITY BIKE FIX-IT STATION
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Modern transit hub. Promotes 
community connectivity and ease of 
access to surrounding 
neighborhoods and amenities

Drought tolerant flowers and 
bushes on low perimeter for visual 
interest and reduce hard outlines

Situated to capture great views of 
the surrounding mountains and 
landscape

AMENITY BUS TRANSIT PICKUP

Final bus shelter location to be 
determined in conjunction with Park 
City Engineering and Transportation 
Departments. Final location TBD
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Paved 12’ wide multi use trail system 
to maintain a safe path for 
pedestrians, dog walkers, and 
cyclists. 

Parks provide areas of rest and 
reflection off of the trail system

Situated amongst landscaping to 
give tenants an opportunity to 
interact with nature right outside 
their homes

AMENITY 6 COMMUNITY POCKET PARKS
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Convenient Secure
On-Site Storage

LOW DENSITY

E-BIKE CHARGING
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Convenient Secure
On-Site Storage

HIGH DENSITY

PROTECTED

REPAIR TOOLS
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Location & 
Transportation

Water
Efficiency

Energy & Atmosphere

Materials & 
Resources

Indoor Environmental 
Quality

Sustainable
Sites

Organizations:

1. LEED PRINCIPLES
2. ENERGY STAR
3. PASSIVE HOUSE
4. 2030 COMMITMENT
5. USGBC LANDSCAPE

KEY:
Standard Complies With -

One Organization

Two Organizations

Three Organizations

Four+ Organizations
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ACCESS TO 
QUALITY TRANSIT

STUDIO CROSSINGS  incorporates multimodal 
transportation choices for reduced motor vehicle use. 

Reduces greenhouse gas emissions, air pollution, and other 
environmental and public health harms.

SURROUNDING 
DENSITY 

& DIVERSE USES

REDUCED PARKING
FOOTPRINT

ELECTRIC VEHICLES

PRIORITY SITE & 
EQUITABLE 

DEVELOPMENT
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STUDIO CROSSINGS achieves increasing levels of energy 
performance to reduce environmental and economic harms 

associated with excessive energy use.

OPTIMIZE ENERGY 
PERFORMANCE

ENERGY STAR
APPLIANCES

BUILDING-LEVEL 
ENERGY 

METERING

AIR SEALING

REDUCED THERMAL 
BRIDGING
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OPEN SPACE
STUDIO CROSSINGS creates exterior open space that 

encourages interaction with the environment, social interaction, 
passive recreation, and  physical activities. The development 

provides 5 more acres of open space over current MPD.

LIGHT POLLUTION
REDUCTION

PLANT 
SELECTION

SITE ASSESSMENT

RAINWATER 
MANAGEMENT
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2012 IBI PROPOSED OPEN SPACE
TOTAL SITE (LOT 1A + 1B)
495,713 sf = 11.60 acres = 39.3% (Within Property Lines)
841,579 sf = 19.54 acres = 66.1% (Edge of Pavement)

2022 UPDATE PROPOSED OPEN SPACE
TOTAL SITE (LOT 1A + 1B)
710,490 sf = 16.31 acres =  55.8% (Within Property Lines)
1,035,634 sf = 24.25 acres = 83% (Edge of Pavement)

LOT 1B (GREEN) BY ITSELF
458,447 sf = 10.52 acres = 36% (Within Property Lines)
804,313 sf = 18.46 acres = 63.17% (Edge of Pavement)

LOT 1B 
(GREEN)

LOT 1A 
(YELLOW)
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DAYLIGHT
STUDIO CROSSINGS connects building occupants with 

the outdoors to reinforce circadian rhythms, and reduce the 
use of electrical lighting by introducing daylight  into the space.

INDOOR AIR 
QUALITY 

STRATEGIES

LOW-EMITTING
MATERIALS

ENVIRONMENTAL 
TOBACCO SMOKE 

CONTROL

LOCAL 
MECHANICAL 

EXHAUST
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WATER EFFICIENCY
STUDIO CROSSINGS creates exterior open space that 

encourages interaction with the environment, social 
interaction, passive recreation, and physical activities.

INDOOR WATER USE
REDUCTION

OUTDOOR WATER USE
REDUCTION

OPTIMIZE 
PROCESS WATER 

USE

WATER METERING
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MATERIAL
INGREDIENTS

CONSTRUCTION & 
DEMOLITION WASTE 

MANAGEMENT

STORAGE & 
COLLECTION OF 
RECYCLABLES

STUDIO CROSSING works to reduce the disproportionate 
burden of landfills and incinerators that is generated by 

building occupants’ waste through reduction, reuse 
and recycling service and education.

MOISTURE 
CONTROL

SOURCING OF RAW 
MATERIALS
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The applicant has committed to using water efficient low flow fixtures 
and Energy Star rated appliances in all units; designing the building 
envelopes to be energy efficient; using water wise native landscaping; 
and providing recycling locations throughout the site. The applicant is 
encouraging multimodal transportation choices by offering alternative 
modes of transportation on site including locating a bus station, e-bike 
share, connection to the rail trail, and providing covered bike storage in all 
buildings. In addition the applicant is proposing to reduce their overall 
parking to prevent excess paving and increase open space. All lighting 
will meet the City’s Dark Sky Ordinance LMC § 15-5-5(J).

These measures are a recommended Condition of Approval.
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