
PARK CITY MUNICIPAL CORPORATION 
PLANNING COMMISSION 
CITY HALL, COUNCIL CHAMBERS 
JUNE 22, 2011 
 

AGENDA 
 
MEETING CALLED TO ORDER AT 5:30 PM 
WORK SESSION – Discussion items only. No action will be taken PG
 FY 2012 Capital Improvement Project Plan – Informational update   5
 2002 Euston Drive – Zone Change request PL-11-01174 19 
 Upper Ridge Subdivision – Plat Amendment PL-11-01238 51 
ROLL CALL 
ADOPTION OF MINUTES OF JUNE 8, 2011 137 
PUBLIC COMMUNICATIONS – Items not scheduled on the regular agenda 
STAFF/BOARD COMMUNICATIONS AND DISCLOSURES 
CONTINUATION(S) – Items continued as outlined below 
 1555 Iron Horse Loop Road – Modification of Master Planned Development PL-10-00899 
 Continue to July 13, 2011  
REGULAR AGENDA – Discussion, public hearing, and possible action as outlined below 
 929 Park Avenue – Plat Amendment PL-11-01236 163 
 Public hearing and possible recommendation to City Council  
 1200 Little Kate Road – Modification to Master Planned Development PL-11-01269 191 
 Quasi-Judicial hearing  
 Park City Heights – Review of Preliminary Plat and Design Guidelines PL-10-01028 215 
 Possible action  
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: FY 2012 Capital Improvement 

Project Plan  
Author: Matt Cassel, City Engineer 
Date: June 22, 2011 
Type of Item:  Work Session- Informational  
 
 
Description 
The City Engineer recommends that the Planning Commission review the 2012 Capital 
Improvement Project Plan for consistency with the General Plan. 
 
Background  
In previous years after the Capital Improvement Plan (CIP) Committee had completed 
their analysis and project prioritization and provided their final recommendation to the 
City Manager, the plan has been forwarded to the Planning Commission for review for 
consistency with the existing General Plan.  
 
The 2012 CIP Plan was presented to you at the May 11, 2011 Planning Commission 
meeting and you requested that the prioritization of the projects be included with the 
staff report.  
 
Process 
Using a ranking system developed by the Budget Department, individual projects 
submitted by each department were ranked and scored by the committee members, the 
results were combined and a project prioritization list was created.  The CIP Committee 
completed their analysis and project prioritization in late March and this list is attached 
as Exhibit A.    
 
The ranking system included five criteria; 
 

 Criteria 1 – Objectives - Meets the vision of a current City Council 
Goal/Priority (Weight 1.25), 

 Criteria 2 – Funding – Source availability an competition for funds (Weight 
1.5), 

 Criteria 3 – Necessity – Project is a “need have” verses a “nice to have” 
(weight 1.25), 

 Criteria 4 – Investment – Project has a positive history of prior investment 
suggesting additional support (Weight 1.00), and 

 Criteria 5 – Cost/Benefit Analysis – Revenues (or savings) compared to 
costs (operating and capital) (Weight 1.00).  
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Department Review 
This project has not gone through an interdepartmental review.  
 
Public Input 
No public input has been requested at the time of this report. 
 
Recommendation 
The City Engineer recommends that the Planning Commission review the 2012 Capital 
Improvement Project Plan for consistency with the General Plan. 
 
Exhibit 
Exhibit A – CIP Description Report and Prioritization  
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Project Descriptions

CP0001 Manager: HowserPlanning/Capital Analysis

Annual analysis of General  Impact  Fees  to  determine/justify  formula, collection, use.  Including GASB 34 

planning and implementation.

CP0002 Manager: RobertsonInformation System Enhancement/Upgrades

Funding of computer expenditures and major upgrads as technology is available.  Technological advancements that 

solve a City need are funded from here.  Past examples include web page design and implementation, security 

systems, document imaging, telephony enhancements, etc.

CP0003 Manager: TwomblyOld Town Stairs

An ongoing program to construct or reconstruct stairways in the Old  Town Area.  Stairways that are in a  

dilapidated  condition  beyond  effective repair are replaced. Most of  the  stair  projects  include  retaining walls, 

drainage improvements and lighting.   Like trails,  the  priority depends on factors such as  adjacent  development,  

available  easements, community priority and location.  Funding  comes  largely  from  RDAs  so most  funding  is  

restricted  for  use  in  a  particular  area.   Tread replacements are planned beginning with the oldest in  closest  

proximity to Main Street. New sets proposed include 9th St. with three  new  blocks at  $300,000  (LPARDA);10th  

St.   with 1 new   block   at   $100,000 (LPARDA);possible improvements to Crescent  Tram  pending  resolution  of 

the current  parcel  discussions  (no  identified  funding);  Reconstruct 3rd St, 4th St, 5th St, others as prioritized 

(Main St RDA).  See also Project #722.

CP0004 Manager: CasselHillside Avenue Design & Widening

Hillside Avenue Design and Widening.  Park  City  has  acquired  all  the necessary right-of-way  to  implement  a  

downhill  widening  project  on Hillside Avenue between Marsac and Main Street.   There  is  very  little 

neighborhood  support  for  this  project.   The  condition  of  existing retaining walls is poor and money should be 

kept in the  CIP  Budget  for emergency replacement.  However, no funds are scheduled to be spent.

CP0005 Manager: FisherCity Park Improvements

As Park City and surrounding areas continue to grow, there is a  greater public demand for  recreational  uses.   

This  project  is  a  continuing effort to complete City Park.  The funds will  be  used  to  improve  and better 

accommodate the  community's  needs  with  necessary  recreational amenities.

CP0006 Manager: EricksonPavement Management Impl.

This project provides the funding  necessary  to  properly  maintain  and prolong the useful life of City owned streets 

and  parking  lots.  Annual maintenance projects include crack sealing, slurry sealing and overlays.

CP0008 Manager: EddingtonHistorical Incentive Grants

The historic  preservation  board  continues  to  look  at  requests  for matching grants  for  restoration  work  on  a  

case-by-case  basis.  The program was modified  this  year  to  review  grants  requests  all  year long. Funding for 

this project comes from  Main Street  and  Lower  Park RDAs.

CP0009 Manager: CashelTransit Coaches Replacement & Renewal

This program provides for the replacement of the existing  transit  fleet and  additional  vehicles  for  service  

expansions.    Federal Transit Administration will be providing 80 percent of the purchase cost.

CP0013 Manager: RobinsonAffordable Housing Program

The Housing Advisory Task Force in 1994 recommended the establishment  of ongoing  revenue  sources  to  fund  

a  variety  of  affordable   housing programs. The city has established the Housing Authority Fund  (36-49048) and a 

Projects Fund (31-49058). Fund 36-49048 will be for  the  acquisition  of  units  as  opportunities   become   

available, provision  of  employee  mortgage  assistance,  and  prior  housing  loan commitments.  It will  also  

provide  assistance  to  developers  in  the production of units.

CIP Committee Recommended Projects Page 1 of 7
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Project Descriptions

CP0014 Manager: CareyMcPolin Farm

City Farm Phase II - Landscaping. Trailhead parking.  Completion  of  the sidewalks, ADA accessible trail to safely 

accommodate the passive use  of the property. Pads and interpretive signs to dispolay antique farm equipment.

CP0017 Manager: EricksonADA Implementation

Many of the City's buildings have restricted  programs  due  to  physical restraints of the buildings.  An ADA 

compliance audit  was  conducted  by the building department  and  phase  one  improvements  have  been  made. 

Additional funds will be needed  to  continue  the  program  to  complete phase 2 and 3 improvements.

CP0019 Manager: TillsonLibrary Development and Donations

Project 579 also includes a category 39124.  Public  Library  development grant. This is a grant made to  all  public  

libraries  in  Utah  by  the State, based on population and assessed needs. The  uses  of  this  money are restricted 

by State statute, and must  be  outlined  in  the  Library goals which are set by the Library Board and due to the 

State Library  at the end of October each year.

CP0020 Manager: WeidenhamerCity-Wide Signs Phase I

Funded in FY02 - Continue  to  coordinate  and  install  way-finding  and directional signs throughout the City.

CP0021 Manager: RobertsonGeographic Information Systems

Utilize the geographic information  system  software  obtained  in  grant from ESRI to produce a base map, parcel 

map, and street center line  map. Maps will be used by numerous city departments for  planning  and  design 

purposes.  This program is a joint venture  between  PCMC  &  SBSID.   An interlocal agreement is pending 

between PCMC, SBSID, and Summit County.

CP0022 Manager: EricksonSandridge Parking Lot

Construction  of  the  Sandridge  parking  lot.   Includes   landscaping, lighting, fencing and other beautification 

elements.

CP0025 Manager: CashelBus Shelters

Passenger amenities such as shelters, and benches have proven to  enhance transit ridership.  This project will 

provide the  funding  necessary  to redesign and install  shelters  and  benches  at  new  locations.   These locations 

will be determined using rider  and  staff  input  as  well  as rider data.  Funding will be 80% FTA funds, 20% transit 

fund balance.

CP0028 Manager: Howser5 Year CIP Funding

This account is for identified unfunded projects.

CP0036 Manager: CashelTraffic Calming

Over the last few years residents have expressed concerns with the  speed and number of vehicles,  safety  of  

children  and  walkers. The interest of  participation  for traffic calming has come in from all areas of town. Funding 

covers traffic studies, signage, and speed control devices.

CP0041 Manager: TwomblyTrails Master Plan Implementation

Rail Trail from Bonanza to kiosk, Round Valley  Trails,  Entryway  Trail System  including  trailhead  parking.   Funds  

intended  to  provide   a comprehensive system of bicycle,  pedestrian,  equestrian,  cross-country skiing and hiking 

trails - both paved and  back-country.  Trails  connect the various City neighborhoods, schools, parks and mountain 

open  spaces, resorts and other country trails. Provide high  priority  recreation  and alternative transportation. Trails 

have been funded largely with  grants, development exactions, and external sources as  much  as  possible.  City 

funds have been used to supplement or match grants.

CIP Committee Recommended Projects Page 2 of 7
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Project Descriptions

CP0043 Manager: CashelPublic Works Storage Parcel

This project would provide for the purchase of five acres of  ground  in Quinn's Junction.  Area cost  is $500,000. 

This property will be used to store equipment and materials needed for Public Works operations.

CP0046 Manager: EricksonGolf Course Improvements

This project encompasses all golf course related projects, enlarging tees, fairways, rebuilding  greens,  restroom 

upgrade, landscaping, the construction of a  fence along the road and other operational maintenance.

CP0047 Manager: GustafsonDowntown Enhancements/Design

In the wake of the 2003 Downtown Enhancements Task  Force,  this  project code would be geared toward doing  

the  appropriate  design,  survey  and environmental planning efforts of proposed recommendations  of  the  task 

force  -  namely,  for  the  plaza  and  parking  components,  pedestrian enhancement for walkways to and from 

Main Street would also be targeted.

CP0051 Manager: CashelBus Maintenance & Operations Facility

Bus facility includes bus  storage  facility  ,  bus  parking  & storage,and a small administration area. This will be 

funded 80%  federal funds and 20% local land match (Iron Horse parcel).

CP0061 Manager: WeidenhamerEconomic Development

The project was created to  provide  "seed  money"towards  public/private partnership ideas. These expenditures  

are  a  result  of  the  beginning stages of economic development plan.

CP0063 Manager: EvansHistoric Structure Abatement Fund

Establishment of revolving fund for  abatement  of  dangerous  buildings, fund  to  be  replenished  with  recovery  of  

city  costs  by  owner  of structure.

CP0073 Manager: GustafsonMarsac Seismic Renovation

Marsac seismic, HVAC, ADA and associated internal renovations.

CP0074 Manager: AndersenEquipment Replacement - Rolling Stock

This project finds  the  replacement  of  fleet  vehicles  based  upon  a predetermined schedule.  The purpose of the  

project  is  to  ensure  the City has the funding to replace equipment that has  reached  the  end  of its useful life.

CP0075 Manager: RobertsonEquipment Replacement - Computer

The computer replacement fund is set up  to  ensure  funding  to  replace computer equipment  and  peripheral  

equipment  including  environmental climate control systems on a 3 to 4 year cycle.  The average  replacement cost 

per year approximates  $200,000. Equipment  replacement  decisions are driven by  technological  advancements,  

software  requirements,  and obsolescence.

CP0089 Manager: BakalyPublic Art

This project is  designed  to  fund  public  art  as  part  of  an  "Arts Community Master Plan".

CP0090 Manager: CareyFriends of the Farm

Use   to   produce   events   to   raise   money   for    the    Friends of the Farm and use for improvements to the 

farm.

CP0091 Manager: EricksonGolf Maintenance Equipment Replacement

This option will move the funding of equipment from  the  operating  line to a  CIP  account.  This  CIP  will  help  

insure  adequate  funding  is availible to meet replacement needs.

CIP Committee Recommended Projects Page 3 of 7
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Project Descriptions

CP0092 Manager: EricksonOpen Space Improvements

This project includes the improvement of Park City's open space  parcels to include control of noxious weeds. For 

maintenance,  improvements,  and acquisition of Open Space.

CP0096 Manager: RobertsonE-Government Software

This project includes  the  purchase  and  installation  of  software  to manage  the  City's budgetary   and   financial   

functions   including E-Government capabilities.

CP0097 Manager: CasselBonanza Drive Reconstruction

To accomodate new water lines, pedestrian enhancements, gutters, storm drains and landscaping. Possible UDOT 

small urban area funding.

CP0100 Manager: TwomblyNeighborhood Parks

This project includes the creation of neighborhood parks through the  use of Park and Ice bond proceeds.  This 

includes projects in  Park  Meadows, Prospector, and Old Town.

CP0102 Manager: SchoenbacherTop Soil Assistance Program

To help provide top soil  to  residents  of  Park  City  soils  ordinance district. $32,000 will be  available  for  FY2005  

and  $15,000  will  be available for FY2006 to qualified residents.

CP0107 Manager: CasselRetaining Wall at 41 Sampson Ave

City contribution of  retaining  wall  at  41  Sampson  Avenue  (Donnelly House)

CP0108 Manager: CashelFlagstaff Transit Transfer Fee

Holding account for transit transfer fees dedicated to improvement enhancement of Park City transit system.

CP0115 Manager: CashelPublic Works Complex Improvements

This project will provide for additional office space & furnishings required to house streets/transit/fleet personnel.

CP0118 Manager: CashelTransit GIS/AVL system

GIS and AVL systems to provide real time information  to  passengers  and managers to better manage the transit 

system.

CP0123 Manager: RobertsonReplace Police Dispatch System

Replace police CAD/RMS system to meet Public Safety demands.

CP0128 Manager: TwomblyQuinn's Ice/Fields Phase II

Additional development of outdoor playing fields and support facilities

CP0131 Manager: SchoenbacherConservation Reserve Program

The CRP is a federally funded grant program that aimed  at  funding  land enhancement improvements such as 

planting  trees  or  grass  or  building fences in order to control non-point source pollutants  from  entering  a 

watershed. This project could have funding for 10-15 years.

CP0132 Manager: HowserMuseum Expansion

The park city Historical Society desires  to  expand  into  other  tenant spaces within the Old City Hall  building  and  

to  expand  into  a  new addition on the rear of the building. Funds  allocated  to  this  account are through other 

sourcees such as the Restaurant Tax Grants.

CIP Committee Recommended Projects Page 4 of 7
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Project Descriptions

CP0137 Manager: CashelTransit Expansion

These funds are dedicated to purchasing new busses for  expanded  transit service.

CP0142 Manager: FisherRacquet Club Program Equipment Replacement

For ongoing replacement of fitness equipment.

CP0146 Manager: EricksonAsset Management/Replacement Program

Money is dedicated to this  account  for  asset  replacement  each  year. Creation of schedule in FY 07 for Building 

replacement

CP0150 Manager: PisteyIce Facility Capital Replacement

For  ongoing  capital  replacement  at  Quinn's  Ice  Facility.   Funding provided by City and Basin per interlocal 

agreement.

CP0152 Manager: AndersenParking Meter Replacement

For replacement of parking  meters  on  Main  St.  Funded  by  meter  fee revenues.

CP0155 Manager: CasselOTIS Phase II(a)

Sandridge in FY09, Hillside in FY10, Empire and Upper Lowell in FY11.

CP0156 Manager: HowserOTIS Phase II(b)

Sullivan Rd in FY12, Rossi Hill Dr in FY13, Swede Alley in FY14

CP0167 Manager: FisherSkate Park Repairs

Re-paint fence and re-caulk the concrete joints.

CP0168 Manager: CashelBus Barn Sewer Connection

Funding for conversion to storm drain from a dry well on Ironhorse in the old bus barn.

CP0170 Manager: CashelBus Wash Rehab

Components for the bus wash rebuild.

CP0171 Manager: CashelUpgrade OH Door Rollers

Rollers for old bus barn overhead doors.

CP0176 Manager: CasselDeer Valley Drive Reconstruction

Total estimated project cost: $2,000,000. Unfunded amoun is the difference between $1,000,000 in requeted impact 

fees and local match (which is funded by Transfer from General Fund).

CP0177 Manager: AndersenChina Bridge Improvements & Equipment

Stairwell Old CB; Fire Sprinkler Upgrade OLD CB; Snow Chute

CP0186 Manager: FosterEnergy Efficiency Study on City Facilities

Technical energy audit of all city facilities identifying improvements to reduce energy including grant and alternative 

funding mechanisms.

CIP Committee Recommended Projects Page 5 of 7
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Project Descriptions

CP0191 Manager: EricksonWalkability Maintenance

This funding is provided for the purpose of ongoing maintenance of completed Walkability Projects.

CP0195 Manager: TwomblyIce Expansion Fund

Second ice sheet at the Quinn's ice facility

CP0201 Manager: GustafsonShell Space

Construction of Shell Space

CP0203 Manager: AndersenChina Bridge Event Parking

CP0208 Manager: EricksonSnow Plow Blade Replacement

This option will replace our snowplow blades over the next three years.

CP0210 Manager: EricksonSalt Cover

This option will cover our road salt at Public Works

CP0214 Manager: FisherRacquet Club Renovation

A major remodel of the existing Racquet club. Expand group fitness; weight room; cardio; 2 additional tennis courts; 

walking / jogging track; aquatic center; child care; administration area, and restaurant.

CP0216 Manager: CashelPark & Ride (Access Road & Amenities)

This project will provide funding to construct an access road from Wasatch County to the new park and ride at 

Richardson Flats. Intersection improvements at SR-248 are necessary for safe and effecient operations of Park and 

Ride and Park City Heights.

CP0217 Manager: DanielsEmergency Management Program Startup

(description coming)

CP0226 Manager: WeidenhamerWalkability Implementation

This project funds varying projects related tot he Walkability Community program.  The projects to be completed 

with this funding will be as outlined by the Walkability Steering and CIP committees and as approved by City Council 

during the 2007 Budget Process

This was cp0190 in the FY2009 budget

CP0231 Manager: RobinsonMortgage Assistance Program

CP0232 Manager: CashelTraffic Model

CP0233 Manager: WeidenhamerChina Bridge Pocket Park

CP0234 Manager: CasselGeneral Plan Update

CIP Committee Recommended Projects Page 6 of 7
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Project Descriptions

CP0250 Manager: EricksonIrrigation Controller Replacement

The Parks Dept. has a total of 38 irrigation controllers located throughout town at all City facilities including, City 

buildings, athletic fields, parks, school fields, etc. These electronic devices provide irrigation control to landscaped 

areas by radio communication from the Central computer to the individual field units. Some of these controllers are 

20 years old, as they were originally installed in the early 1990s. Over the past three years we've continued to 

experience many electronic/communication problems with these old outdated field units. We recommende taking a 

systematic approach by replacing 8-10 controllers a year for the next 5 years.

CP0251 Manager: RobertsonElectronic Record Archiving

CP0252 Manager: RobinsonPark City Heights

Predevelopment expenses for PC Hts including consultants (wholly our cost) engineering, traffic and design studies 

(split with Boyer)

CP0253 Manager: FosterEECBG Projects

Environment projects funded through the 2011 Energy Efficiency and Conservation Block Grant - 100% Federal 

funded grant with 0% cost share; Pass-through USEP. Total grant award $217,300.

New 01 Manager: EricksonColf Course Controller Upgrade

The golf course irrigation controllers are nearly 20 years old. Over the past couple of years, electrical problems have 

been a growing concern. New FCC regulation require these irrigation controllers to be changed over to narrow band 

frequency by Jan. 2013.

New 02 Manager: EricksonGolf Course Sprinkler Head Upgrade

The sprinkler heads on the course are 26 years old. These heads are worn out and outdated. The new sprinkler 

heads are more efficient in water application and distribution uniformity.

New 08 Manager: CasselStorm Water Improvments

This money would be to fix and repair any of our current storm water issues within the city.

New 09 Manager: CasselFEMA Study

Fema will be evaluating our draining basin - further examining our flood risks under their new risk map program. 

FEMA requires a cost share in the program.

New 10 Manager: CasselPark Meadows Ponds Control Structure

The existing control structure uses planks that are occasionally removed causing downstream flood. This would 

replace the wood planks with a lockable gate.

New 11 Manager: CasselDrainage issue at 500 DVD

Poor drainage at 500 DVD is causing an ice slick across the priority one sidewalk and is a safety issue in the winter.

New 12 Manager: CasselMonitor and Lucky John Drainage

Correct the drainage issue around the Lucky John and Monitor intersection.

New 17 Manager: CashelShort Range Transit Development Plan

Preparation of 5 year transit development plan. This expenditure was authorized by city council at its 12/16/2010 

meeting. Contract executed work underway.

CIP Committee Recommended Projects Page 7 of 7
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Project Descriptions

New 18 Manager: WeidenhamerHigh School Bus Sundance Transit Reconstruction

Sundance transit has added loading to the school bus drop zone at the High School. The City is partnering the 

School District to re-construct the school bus drop zone to handle the additional capacity.

New 19 Manager: WeidenhamerLower Park Avenue RDA

The project entails planning, design, demolition, reconstruction of historic buildings, construction of new buildings, 

and possible land acquisition in the Lower Park, Woodside, platted Norfolk and Empire Avenues North of 13th 

Street within the Lower Park Avenue RDA. PM I includes  new community center and reconstruction of 2 historic 

houses at Fire Station area.

New 20 Manager: DanielsSecurity Projects

In early 2008, the City Manager formally established the Building Security Committee (previously ad hoc). The 

committee has made a number of recommendations on upgrades to signage, camera systems, emergency phones, 

alarms, etc. However, despite the City Manager's approval of the committee's recommendations, there have been 

no funds to carry out the plans. Attempts to use the Asset Improvement funds have been denied. Attempts to get 

departments to fund additions and upgrades have also been unsuccessful. These funds will allow us to move 

forward with the recommendations. Executive, Information Technology and Building Maintenance are partners in 

this project.

New 22 Manager: EddingtonCrescent Tramway Trail

This request is to secure funds specifically for the improvement of the Crescent Tramway Trail creating an 

identifiable, safe, and connected pedestrian trail. The Crescent Tramway easement follows the historic rout of a 

narrow-gauge railroad which was first used in the late 1800s to carry ore from the Crescent Mine to the Park City 

Smelting Company. The trail begins near the corner of Park Ave and Heber Ave and winds up the foothills. It 

passes Woodside Ave, Norfolk Ave, and Lowell Ave, before it reaches a plethora of trails within the recreational 

open space areas. the tram route closed in 1898 after the smelter burned to the ground, and the railroad tracks 

were pulled up around 1901. The tramway has since been used as a pedestrian path, hiking trail, and bike route. 

Past development along the Crescent Tramway Trail has made it difficult to follow the pedestrian easement and it is 

even unrecognizable as a pedestrian trail in areas.

New 30 Manager: FosterProspector Drain - Regulatory Project

This is likely project the City will need to do over the next several years. We are currently in negotiations with the 

EPA over the water come out of the Prospector Drain and going into the creek. EPA will likely require the City to 

build a small treatment facility that will address zinc and cadmium that is currently in the water. It is believed that the 

water contains zinc and cadmium because of historical mining activity.

New 31 Manager: FosterSoils Repository

Should we successfully complete the current negotiations wit the EPA on the Multi-Party agreement then Park City 

would likely need to financially participate in a portion of the construction of a soils repository. These would be a 

one-time cost. Ongoing costs for the repository would likely be incurred by United Park City Mines. Park City would 

likely not have a future role in the operation of the repository.

New 33 Manager: CashelTire Mount/Balance Machine (FSFSTM)

This option will replace the 12 year old tire machine fleet maintenance utilizes each and every day. The current 

machine has exceeded its useful life by two years. The new machine will incorporate new safety features that will 

help ensure efficient and safe mounting/dismounting of tires.

New 36 Manager: FosterEnvironmental Revolving Loan Fund

Council directed project to use left over Johnson Control funds to continue energy efficiency projects within 

municipal facilities (the goal of the JCI project). Municipal departments can apply for energy efficiency funds and the 

"loan" is paid back through the  energy savings (electricity, fuel, etc.)
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CIP Committee Worksheet

Recommendation Threshold - 14.9
Score CIP # Project Name

Recommended
Unscored

NR CP0007 Tunnel Improvements
CP0010 Water Department service equipment
CP0026 Motor Change-out and Rebuild Program
CP0030 Public Safety Complex
CP0040 Water Department Deficiency Correction Projects
CP0042 Gilmore Open Space Note
CP0069 Judge Water Treatment Plant.
CP0070 Meter Radio Read
CP0081 OTIS Water Pipeline Replacement Projects
CP0083 Lower Norfolk & Woodside (North of 13th)
CP0122 Police Wireless Network
CP0134 Impact Fees
CP0136 County Vehicle Replacement Fund
CP0140 Water System Emergency Power Master Planning
CP0141 Boothill Transmission Line
CP0157 OTIS Phase III(a)
CP0158 OTIS Phase III(b)
CP0160 Ice Facility Capital Improvements
CP0169 Bus Stop Lights
CP0178 Rockport Water, Pipeline, and Storage
CP0180 Corrosion Study of Water System
CP0181 Spiro Building Maintenance
CP0184 Judge/Talisker/NPDES
CP0185 Wind Power Grant
CP0205 GIS Development
CP0207 LED Holiday Lighting
CP0227 Park City Water Infrastructure Project
CP0228 Snow Creek Affordable Housing Project
CP0236 Triangle Property 
CP0238 Quinn's Junction Transmission Lines
CP0239 PC Heights Capacity Upgrade
CP0240 Quinn's Water Treatment Plant
CP0241 Promontory  Pipeline
CP0244 Transit Contribution to County
CP0247 Quinn's Rec Light Visors
CP0248 Middle Silver Creek Water Shed
CP0249 Sportexe Field Snow Removal
New 38 Water Rights - Perpetual Lease
New 39 Prospector Drain - Regulatory Project
New 40 Landscape Water Checks
New 41 PC Heights Development Infrastructure (cap expansion component)
New 42 Smart Irrigation Controllers
New 43 Water Quality Study
New 44 Rockport Capital Facilities Replacement

Unscored Total

Alternative 1
26.3438 CP0051 Bus Maintenance & Operations Facility
25.5625 CP0009 Transit Coaches Replacement & Renewal

Alternative 1 Total

Alternative 2
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CIP Committee Worksheet

Recommendation Threshold - 14.9
Score CIP # Project Name

25.1563 CP0137 Transit Expansion
25.0313 New 17 Short Range Transit Development Plan
24.9063 CP0232 Traffic Model
24.4375 CP0001 Planning/Capital Analysis
23.7188 CP0131 Conservation Reserve Program
23.5313 CP0025 Bus Shelters
23.3125 CP0118 Transit GIS/AVL system
23.0938 CP0216 Park & Ride (Access Road & Amenities)
23 CP0108 Flagstaff Transit Transfer Fee
22.7188 CP0150 Ice Facility Capital Replacement
22.625 CP0006 Pavement Management Impl.
22.25 CP0004 Hillside Avenue Design & Widening

CP0226 Walkability Implementation
22.2188 CP0253 EECBG Projects
22.125 CP0171 Upgrade OH Door Rollers
21.9688 CP0091 Golf Maintenance Equipment Replacement
21.8438 CP0170 Bus Wash Rehab
21.6875 CP0046 Golf Course Improvements
21.3438 CP0028 5 Year CIP Funding
21.0625 New 01 Colf Course Controller Upgrade

Alternative 2 Total

Alternative 3
20.8438 CP0019 Library Development and Donations
20.7813 CP0013 Affordable Housing Program
20.6875 CP0005 City Park Improvements

CP0176 Deer Valley Drive Reconstruction
20.5938 CP0168 Bus Barn Sewer Connection
20.5313 CP0152 Parking Meter Replacement
20.4375 New 02 Golf Course Sprinkler Head Upgrade
20.3438 CP0003 Old Town Stairs
20.3125 CP0132 Museum Expansion
20.1875 CP0156 OTIS Phase II(b)
19.75 CP0021 Geographic Information Systems
19.7188 CP0002 Information System Enhancement/Upgrades
19.625 CP0123 Replace Police Dispatch System
19.5625 CP0061 Economic Development
19.4063 CP0100 Neighborhood Parks
19.375 CP0146 Asset Management/Replacement Program 
19.1786 CP0115 Public Works Complex Improvements
19.0938 New 30 Prospector Drain - Regulatory Project
19 CP0097 Bonanza Drive Reconstruction

CP0155 OTIS Phase II(a)
18.9063 CP0020 City-Wide Signs Phase I
18.8125 CP0063 Historic Structure Abatement Fund

New 19 Lower Park Avenue RDA
18.7813 CP0167 Skate Park Repairs
18.7188 CP0074 Equipment Replacement - Rolling Stock
18.6563 CP0203 China Bridge Event Parking
18.4375 CP0128 Quinn's Ice/Fields Phase II
18.375 CP0217 Emergency Management Program Startup
18.25 CP0075 Equipment Replacement - Computer
18.125 CP0208 Snow Plow Blade Replacement
18.0313 CP0008 Historical Incentive Grants
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CIP Committee Worksheet

Recommendation Threshold - 14.9
Score CIP # Project Name

18 CP0041 Trails Master Plan Implementation
CP0043 Public Works Storage Parcel

17.9688 CP0195 Ice Expansion Fund
17.9375 CP0092 Open Space Improvements
17.8125 CP0022 Sandridge Parking Lot
17.75 CP0047 Downtown Enhancements/Design
17.6875 CP0096 E-Government Software
17.6563 New 31 Soils Repository
17.4375 CP0210 Salt Cover
17.4063 CP0231 Mortgage Assistance Program

New 33 Tire Mount/Balance Machine (FSFSTM)
17.1875 CP0234 General Plan Update
17.0313 CP0017 ADA Implementation

CP0214 Racquet Club Renovation
16.8438 CP0102 Top Soil Assistance Program
16.75 CP0252 Park City Heights
16.7188 CP0090 Friends of the Farm
16.6875 CP0201 Shell Space
16.6563 CP0191 Walkability Maintenance
16.5313 CP0036 Traffic Calming

Alternative 3 Total

Alternative 4
16.4688 New 20 Security Projects
16.125 New 08 Storm Water Improvments
16.0625 CP0014 McPolin Farm
16 New 11 Drainage issue at 500 DVD
15.8125 CP0177 China Bridge Improvements & Equipment
15.7813 New 22 Crescent Tramway Trail
15.6563 CP0107 Retaining Wall at 41 Sampson Ave
15.5938 CP0085 Town Plaza

New 18 High School Bus Sundance Transit Reconstruction
15.5 CP0073 Marsac Seismic Renovation
15.4167 New 36 Environmental Revolving Loan Fund
15.4063 New 09 FEMA Study
15.375 CP0186 Energy Efficiency Study on City Facilities
15.3438 CP0250 Irrigation Controller Replacement
15.1563 CP0142 Racquet Club Program Equipment Replacement
14.9688 CP0251 Electronic Record Archiving
14.9063 New 10 Park Meadows Ponds Control Structure
14.875 New 37 Downtown Enhancements Phase II
14.8438 CP0233 China Bridge Pocket Park
14.2813 CP0089 Public Art
13.625 New 12 Monitor and Lucky John Drainage

Alternative 4 Total

Recommended Total

Not Recommended
Alternative 4

16.375 New 29 Sky Lodge Skating Rink
14.875 CP0163 Quinn's Fields Phase III
14.7857 New 03 Snow Removal Parking Areas
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CIP Committee Worksheet

Recommendation Threshold - 14.9
Score CIP # Project Name

14.7 CP0229 Dredge Prospector Pond
14.5625 New 34 Wheel Lift System (FSFSWL)
14.5357 New 27 Receipt Printers and POS Keyboards
14.4375 New 23 Historic Preservation
14.1875 New 32 Website Enhancements
14.0313 New 16 3rd Street Stairs
13.4688 New 24 Landscape Ordinance

New 28 New Copier/ Printer/ Scanner
13.2188 New 15 Hillside Avenue Stairs
13.1563 New 06 RFID System for Library
13 New 04 Snow Removal Service Increase
12.9688 CP0246 Rink Roof for Mechanical Equipment
12.875 New 05 Park City Dirt Jump Park: Re-grading & Permanent Placement
12.5 New 14 Street Light at Marsac and Guardsman
12.1563 New 07 Book Vending Machine for Library

Alternative 4 Total

Alternative 5
11.8438 New 13 Row Landscape Guidelines

New 26 Work Lift
11.625 New 21 Mobile Command Post (MCP)
11.5 New 25 Public WI-FI
11.2813 New 35 4th Street Stairs (Main to Park)

Alternative 5 Total

Not Recommended Total

Grand Total
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Planning Commission 
Staff Report 
 
Application No: PL-11-01174 
Subject:  Patterson Zone Change 
Author:  Francisco Astorga 
Date:   June 25, 2011 
Type of Item:  Legislative – Zone Change Request 
   Work Session Discussion 
 
Summary Recommendations 
Staff recommends the Planning Commission review the Zone Change request from 
Estate (E) to Residential Development (RD) District for a vacant parcel located at 2002 
Euston Drive, south of the Chatham Crossing Subdivision and direct staff and the 
applicant as to whether or not the proposed Zone Change is compatible with the 
surrounding area. 
 
Description 
Applicant:    Robin Patterson  
Location:   2002 Euston Drive 
Zoning:   Estate (E) District within the Sensitive Land Overlay (SLO) 
Adjacent Land Uses: Residential and open space  
Reason for Review: Zone Changes require Planning Commission review and 

City Council action 
 
Proposal  
This is a Zone Change request to amend the zoning on a parcel (PCA-120-M) from the 
Estate (E) District to the Residential Development (RD) District.  The five (5) acre parcel 
is currently vacant.  The applicant has indicated that she desires to build more than one 
(1) structure on their property. The current Estate designation permits one (1) dwelling 
unit per three (3) acres.  
 
Background  
The parcel is located directly south (uphill) of the Chatham Crossing Subdivision (RD 
District) and west of the open space area of the Canyon Crossing Condominiums (also 
within the RD District).  See Exhibit A – Zoning Map and Exhibit B – Subdivision Map).  
This parcel is not part of any subdivision as it is not a lot of record.  The subject property 
is surrounded on four (4) sides by RD District.  The property owner requests to change 
the zoning from Estate (E) District to Residential Development (RD) District.  The site 
contains a twelve foot (12’) wide road, a fourteen inch (14”) City water transmission line, 
and a fifteen foot (15’) wide easement traversing the site from north to south (centerline 
of the water line). 
 
Due to lack of records from over thirty (30) years ago it is unknown why the subject 
property remained in the Estate (E) District while the surrounding developments were 
changed to the RD District.  The Chatham Crossing Subdivision was platted in 1981.  
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Due to the platted density shown on this plat it can be assumed that this subdivision has 
had the RD District zoning designation since at least 1981.  The Canyon Crossing 
Condominiums was platted in 1998.  However, the Canyon Crossing Condominiums 
was originally re-platted from areas within the Chatham Crossing Subdivision.  
 
The subject property is not a part of any other subdivision nor is it part of a Master 
Planned Development (MPD).  The nearby subdivisions do not have any plat notes 
concerning this parcel with the exception that the boundary of this parcel was drawn on 
the Chatham Crossing Subdivision (1981). 
 
In 2001 the Planning Commission reviewed a MPD Pre-Application for Mountainlands 
Community Housing Trust.  The applicant requested a determination from the 
Commission whether or not a proposal for fifteen (15) affordable housing units and two 
(2) market rate single family homes were in compliance with the City’s General Plan.  
The Commission reviewed the General Plan analysis prepared by Staff, and determined 
that the pre-application request was in general compliance with the General Plan. 
 
In 2002 the Planning Commission reviewed a Zone Change also for Mountainlands 
Community Housing Trust.  The applicant requested to change the zoning designation, 
as requested today, from Estate (E) District to RD District.   
 
In July 2002 the Planning Commission reviewed the application and requested that Staff 
prepare analysis whether or not a zone change from Estate (E) to Residential 
Development (RD) is appropriate.  The Commission directed Staff to review the purpose 
statement of the Estate zone to determine whether or not current character and 
development of the surrounding area were best maintained and enhanced by the 
existing Estate (E) District or better protected by a zone change to Residential 
Development (RD) District.  Staff identified that the Estate District is intended to provide 
low density development, protect ridge lines, meadows, sensitive hillsides, and drainage 
channels.  Given the site characteristics, steep slopes, single access subdivision, fire 
safety and utility concerns, Staff was not able to make findings or good cause to support 
a rezone for the five (5) acre lot.  See Exhibit C – August 28, 2002 Planning 
Commission Staff Report.   
 
On August 28, 2002 the Planning Commission, in a 3-2 vote, directed staff to prepare 
findings for denial of the Zone Change.  According to the Planning Commission minutes 
(See Exhibit D – Planning Commission Minutes dated August 28, 2002), the 
Commission had the following concerns with the site: 
 

 The site was identified as topographically challenged. 
 Some resources would be better protected by the Estate District due to the 

potential of increased density that could occur. 
 Based on the sensitivity of the site, the proposal appeared to be an overuse. 
 Access to the project is very limited. 
 Restricting the site to one (1) unit instead of three, under base zoning, is 

appropriate. 

Planning Commission - June 22, 2011 Page 20 of 254



 
On August 29, 20002 the application was withdrawn.  No recommendation was made 
by the Planning Commission and no action was made by the City Council.  No other 
applications have been submitted for review. 
 
Analysis 
The current property owner seeks to rezone the parcel from Estate (E) to Residential 
Development (RD).  Whether the requested zone change is approved, denied, or 
withdrawn the applicant will have to submit a Subdivision application before submitting a 
building permit application. 
 
Character of Land 
The subject property is not part of the Chatham Crossing Subdivision and is a privately 
owned parcel consisting of five (5) acres.  The lot is within the Sensitive Lands Overlay 
Zone and the terrain is relatively steep in some areas.  The general vicinity is occupied 
by many forms of wildlife and is a recreational area used by many residents utilizing the 
trailhead. 
 
Access 
All approved development that has occurred within the Chatham Crossing Subdivision 
is accessed off Wyatt Earp Way.  The entire subdivision is accommodated by a single 
access.  In the 2002 the Chief Building Official stated his concerns that the Chatham 
Crossing Subdivision is deficient due the existence of a single access point for 
emergency access.  Typically, subdivision developments should have a minimum of two 
(2) accesses for ingress/egress in case one means is blocked during an emergency.  
Because the Chatham Crossing Subdivision was approved in 1981 with a single access 
point, it was vested with density that allowed single family dwellings and condominiums.   
The parcel currently has access of Euston Drive on the north and Victoria Circle on the 
northwest corner.  However, there is only one access point out of the entire area which 
currently consists of 143 lots/units per the table below: 
 

Subdivision/Condominium No. of lots/units 
Chatham Crossing 55 lots 
Canyon Crossing Condos (parcel 2) 16 units 
Canyon Crossing Condos (parcel 3) 27 units 
Canyon Crossing Condos (parcel 4) 18 units 
Fenchurch Condos 27 units 

Total 143 lots/units 
 
District Purposes 
The purpose of the Estate (E) District is to: 
 
A. allow very low density, environmentally sensitive residential Development which: 

1. preserves ridge tops, meadows, and visible hillsides,  
2. preserves large, cohesive, unbroken Areas of Open Space and undeveloped 

land, 
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3. preserves and incorporates wetlands, drainage ways, and intermittent 
streams as amenities of Development, 

4. mitigates geologic and flood hazards, 
5. protects views along the City’s entry corridors, and 
6. decreases fire risk by keeping Development out of sensitive wild land 

interface Areas. 
B. incorporate pedestrian trail linkages between and through neighborhoods; and 
C. encourage comprehensive, efficient, Compatible Development which results in 

distinct and cohesive neighborhoods through application of the Sensitive Lands 
Ordinance. 

 
The purpose of the Residential Development (RD) District is to: 
 
A. allow a variety of Residential Uses that are Compatible with the City’s Development 

objectives, design standards, and growth capabilities, 
B. encourage the clustering of residential units to preserve natural Open Space, 

minimize Site disturbance and impacts of Development, and minimize the cost of 
municipal services, 

C. allow commercial and recreational activities that are in harmony with residential 
neighborhoods, 

D. minimize impacts of the automobile on architectural design, 
E. promote pedestrian connections within Developments and between adjacent Areas; 

and 
F. provide opportunities for variation in architectural design and housing types. 
 
Sensitive Lands Overlay 
The parcel is also within the Sensitive Land Overlay (SLO).  The purpose of the SLO is 
to: 
 
A. require dedicated Open Space in aesthetically and environmentally sensitive Areas; 
B. encourage preservation of large expanses of Open Space and wildlife habitat; 
C. cluster Development while allowing a reasonable use of Property;  
D. prohibit Development on Ridge Line Areas, Steep Slopes, and wetlands; and 
E. protect and preserve environmentally sensitive land. 
 
The LMC indicates that applicants for development within the SLO must identify the 
property’s sensitive environmental and aesthetic Areas such as steep slopes, ridge line 
Areas, wetlands, stream corridors, wildland interface, and wildlife habitat Areas and 
provide at time of application a Sensitive Land Analysis.   
 
LMC § 15-2.21-3(A) indicates that any applicant for development must produce a 
Sensitive Land Analysis performed by a qualified professional that identifies and 
delineates all the following features and conditions: 
 
1. Slope/topographic Map.  A slope and topographic map based on a certified survey 

depicting contours at an interval of five feet (5’) or less. 
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2. Ridge line areas.  Map depicting all crests of hills and ridge line areas. 
3. Vegetative cover.  A detailed map of vegetative cover, depicting deciduous trees; 

coniferous trees; gamble oak or high shrub; and sage, grassland, and agricultural 
crops. 

4. Designated entry corridors and vantage points.  Designated entry corridors and 
vantage points present within or adjacent to the site. 

5. Wetlands.  A map delineating all wetlands established by using the 1987 Federal 
Manual for Identifying and Delineating Jurisdictional Wetlands, as amended. 

6. Stream corridors, canals and irrigation ditches.  A map delineating all stream 
corridors, canals, and irrigation ditches, defined by the ordinary high-water mark. 

7. Wildlife habitat areas.  A map depicting all wildlife habitat Areas, as defined by the 
wildlife habitat report shall be provided by the Applicant.  The wildlife habitat report 
shall be prepared by a professional, qualified in the Areas of ecology, wildlife 
biology, or other relevant disciplines 

 
Density 
The subject property is currently zoned Estate (E) and is approximately five (5) acres in 
size.  The minimum lot size for all uses within the Estate District is three (3) acres, 
except a duplex, which requires a minimum lot size of six (6) acres.  Within the Estate 
District the Planning Commission may reduce the minimum lot size during review of an 
MPD or subdivision plat to encourage clustering of density.  The maximum density is 
one (1) unit per three (3) acres. 
 
The RD District allows a maximum density of three (3) units per acre.  Developments 
within the RD District reviewed and approved as a MPD may approach a maximum 
density of five (5) units per acre.  Development must be clustered to preserve common 
open space, and shall protect sensitive lands, view corridors, and prominent Ridge Line 
Areas. 
 
The parcel is also within the Sensitive Lands Overlay Zone (SLO).  Recreation Open 
Space-zoned property though not adjacent to the subject property, is located nearby to 
the south and northeast.  The City’s 14-inch high-pressure Chatham Pump water line 
runs through the middle of the parcel.  There is a fifteen foot (15’) wide easement for 
that water line.  
 
At this time the applicant has submitted a slope analysis map (Exhibit E) of the parcel 
completed by Alliance Engineering based on a certified boundary survey.  Slopes were 
mapped according to the following categories: 
 

 0-15%  Gentle slopes suitable for development. 
 15-40% Moderate/steeper slopes with limited development restrictions 
 Over 40% Prohibited to development. 

 
The following is a breakdown of the acreage and calculation of the base density 
permitted under the SLO in terms of potential density for the Estate (E) District and the 
RD District.  This density is permitted only pursuant to the visual and environmental 
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analysis as described in the SLO and findings that development at this density will not 
have a significant adverse visual or environmental affect on the community. 
 
Base Density: 

Slope Acres (Percent of 
5 acre parcel) 

Percent of acres 
allowed to be 

developed 

Acres allowed to 
be developed 

0-15% 1.05 acres (21.1%) 100% 1.05 acres 
15%-40% 3.15 acres (63.0%) 25%* 0.79 acres* 
Over 40% 0.80 acres (15.9%) 0% 0 

Total 5.0 acres (100%) N/A 1.84 acres 

 
*The right to develop up to 25% of the steep slope area is still subject to the 
requirements of § 15-2.21-4(H)(2) of the SLO regulations.  In addition to the base 
density, the SLO allows for density transfers off areas determined to be sensitive, 
subject to a “suitability determination”. 
 
The current Estate (E) District allows one (1) unit per three (3) acres.  Staff has 
determined that the Base Density at one (1) unit per five (5) acres is one (1) unit.   
 
The RD District allows three (3) dwelling units per acre.  Staff has determined that the 
Base Density at three (3) units per acre is (1.05 x 3) 3.15 units.  Developments within 
the RD District reviewed and approved as a MPD may approach a maximum density of 
five (5) units per acre (1.05 x 5) is 5.25 units. 
 
 E District  

(current zoning) 
RD District  

(proposed zoning) 
Minimum lot size 3 acres N/A 
Maximum density 1 unit 

(1 unit per 3 acres) 
15 units 

(3 units per acre) 
Maximum density with 
MPD approval 
 

1 unit 
(Likely just 1unit based on 

current acreage) 

25 units 
(Up to 5 units per acre) 

 
Approximate density 
with SLO overlay 
applied – based on 
limited materials 
submitted 

1 unit 
(Likely just 1 unit based on 

current acreage) 

3.15 units 
(Base density at 3 units per 

acre) 
 

5.25 units 
(Base density with an 

approved MPD at 5 units per 
acre) 

 
At this point other maps/studies required for SLO analysis (LMC § 15-2.21-3[A]) have 
not been submitted to the City for review.  Staff has notified the property owner that all 
of this information listed in the LMC needs to be submitted to Staff in order to make a 
recommendation of compliance with the SLO to the Planning Commission.  
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Discussion requested, SLO materials 

 Does the Commission concur with Staff’s determination that all of the 
maps/studies outlined in LMC § 15-2.21-3(A) need to be submitted at this 
point (Zone Change request) in order for Staff to review the Sensitive Land 
Analysis and apply the applicable Sensitive Land overlay regulations in 
order for the Commission to review the Zone Change application more 
fully? 

 Are there any other studies and additional information (at this time) that the 
Commission find that would have to be completed for SLO review and for 
further Zone Change analysis?  These studies may include a visual 
assessment, soil investigation report, geotechnical report, fire protection 
report, hydrological report. 

 
Discussion requested, direction 
At this point staff has studied the Zone Change request and has compared it to the 
2002 request.  Since 2002, there has not been any substantial change in the character 
of the land nor has there been any major change to the Estate (E) District and RD 
District standards for development.  Staff finds that the current Estate (E) zoning (and 
one single family dwelling on 5 acres) is still appropriate for the subject property.   
 
Although a zone change to the RD District may be consistent with adjacent 
neighborhood zoning, the site’s unique attributes which include steep slopes, wooded 
hillsides, proximity to private and public open space, limited access, and character of 
the land, would be better preserved by allowing the Estate (E) District to remain and not 
be changed to Residential Development (RD) District. 
 

 Based on the submitted information, previous findings and 2002 Planning 
Commission direction, does the Planning Commission concurred with 
Staff’s determination above?  Is the proposed Zone Change compatible 
with the surrounding area?  

 
Recommendation 
Staff recommends the Planning Commission review the Zone Change from Estate (E) 
to Residential Development (RD) District for a vacant parcel located at 2002 Euston 
Drive, south of the Chatham Crossing Subdivision and direct staff and the applicant as 
to whether or not the proposed Zone Change is compatible with the surrounding area. 
 
Exhibits 
Exhibit A – Zoning Map 
Exhibit B – Vicinity Map 
Exhibit C – August 28, 2002 Planning Commission Staff Report 
Exhibit D – Planning Commission Minutes dated August 28, 2002 
Exhibit E – Slope Analysis Map 
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Planning Commission 
Staff Report 
 
Project Number: PL-11-01238 
Subject: Upper Ridge Plat Amendment 
Author: Kirsten Whetstone, MS, AICP  
Date: June 22, 2011 
Type of Item:  Administrative –Work Session  
 
Summary Recommendations 
Staff recommends the Planning Commission discuss at a work session a request for a 
plat amendment to reconfigure all or parts of 42 old town lots into 6 lots of record, open 
space and dedicated ROW areas and provide direction to the applicant and staff on 
discussion items outlined in this report.  A public hearing on this item will be scheduled 
on July 27th. 
 
Topic 
Applicant:  Jeremy Pack, Avenues Land Co, LLC 
Location: Block 75 Lots 1-18 and 88-109, Block 76 Lots 15-17 
Zoning: Historic Residential Low Density (HRL) 
Adjacent Land Uses: Residential zones to north, east and west. Open space to 

south. 
Reason for Review: Work session introduction to proposed plat amendment  
 
Proposal 
This application is a request for a plat amendment to reconfigure all or parts of 42 old 
town lots into six residential lots and two open space parcels configured as described 
on the two sheet proposed plat, site plan, existing plat, aerial photo overlay, slope 
analysis,  (Exhibits A-K) and Table 1 (below). The property is located within the HRL 
zone in the location of a previous application known as the Upper Ridge Concept Plan. 
Minimum lot size in the HRL zone is 3,750 sf. Access to the lots is proposed from 
existing King Road by improving the southern extent of platted Ridge Avenue ROW as a 
private road or driveway and connecting to existing King Road and Ridge Avenue at the 
intersection of these City streets. Utilities are located in the general area and would be 
extended in the Ridge Avenue ROW. The property is legally described as Block 75, Lots 
1-18 and 88-108 and Block 76, Lots 15, 16, and 17 of the Subdivision No 1 of the 
Millsite Reservation.  
 
Purpose of the work session 
The purpose of the work session is to: 

 introduce the proposed plat amendment to the Planning Commission; 
 provide information ahead of time for the Commission to read in preparation for 

the July 27th public hearing (traffic study, geotechnical investigation, proposed 
plat, preliminary utility plans, topographic survey and slope analysis, visuals, and 
building schematics); 

 discuss specific items as outlined in this report; and 
 provide input on additional information to be provided prior to the public hearing. 
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Staff requests discussion of the following four specific items: 
 
Requested Discussion Items 

1. Purpose of the HRL zone regarding combination of lots, preserving historic 
character, and building historically compatible structures. 

2. Lot sizes, density, and building footprint maximums as outlined in Table 1. 
3. Access and proposed improvement of Ridge Avenue ROW as a private driveway 

versus as an improved City Street (requires a separate Conditional Use Permit). 
4. Compliance with LMC requirements for plat amendments per Section 15-7.1-3 

(B) Plat Amendments, including a finding of Good Cause. 
  

Background  
On April 13, 2011, a complete application for a plat amendment was submitted to the 
Planning Department. This is a new application on the same property the Planning 
Commission previously reviewed at a special meeting on December 10, 2008 and at a 
work session on July 22, 2009. The previous application, which expired prior to final 
action, was for eight (8) lots of record and contemplated a private street in the Ridge 
Avenue ROW. Property ownership has not changed, however the group of owners now 
have a different applicant representative and are bringing forward a new application. 
The minutes of these meetings are attached as Exhibit L. 
 
Description 
The current proposed plat amendment combines all or parts of 42 lots (approximately 
32 whole lots and portions of 10 others) into six (6) residential lots ranging in size from 
0.09 to 0.19 acres (3,759 sf to 8,105 sf) and two (2) open space parcels totaling about 
0.5 acres (approximately 22,000 sf). The entire property is located within the HRL 
zoning district. A third 7,846 sf parcel would be dedicated to the City for right of way and 
storm water detention for existing King Road, Sampson Avenue, and Ridge Avenue. 
The applicants propose to build the six single family homes to LEED-for-homes 
standards and certification with access from existing King Road by improving a private 
driveway within an existing un-built portion of the Ridge Avenue ROW.   
 
Discussion Items 
Staff requests discussion of the following four items:  
 

 Purpose of the HRL and Density 
 Lot Size and Building Footprint Limits 
 Access and concept of private driveway within platted ROW 
 Good Cause 

  
1. Purpose of the HRL and Density 
 
Staff requests discussion of the proposed density and whether the proposal 
meets the purpose statements of the HRL zone. 
The existing lots are within the HRL zoning district. The applicant is proposing to reduce 
the potential density from 32 whole lots plus 6 portions of lots (approximately 22 lots 
with access to a platted ROW, or existing street) to six (6) lots with restricted building 
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footprints. The property contains other lots and portions of lots that do not have direct 
access as they currently exist. The applicant proposes to construct six single family 
homes according to the LEED for homes green building standards. Prior to issuance of 
any building permits, both a Steep Slope CUP and a Historic District Design Guideline 
Review are required. These requirements address the following purpose statements of 
the zone. 
 
The purpose of the Historic Residential Low-Density (HRL) District is to:  
(A) reduce Density that is accessible only by substandard Streets so these Streets are 
not impacted beyond their reasonable carrying capacity,  
(B) provide an Area of lower Density residential Use within the old portion of Park City,  
(C) preserve the character of Historic residential Development in Park City,  
(D) encourage the preservation of Historic Structures,  
(E) encourage construction of Historically Compatible Structures that contribute to the 
character and scale of the Historic District, and maintain existing residential 
neighborhoods.  
(F) establish Development review criteria for new Development on Steep Slopes, and  
(G) define Development parameters that are consistent with the General Plan policies 
for the Historic core. 
 
2. Lot Size and Building Footprint Limits 
 
Staff requests discussion of the propose lot size and building footprint limits and 
whether the proposal meets the Lot and Site requirements of the HRL zone.  
The HRL zone requires lots to be a minimum of 3,750 square feet with a maximum 
building footprint identified in the LMC based on the lot size. The applicant is proposing 
reduced building footprints for each of the six lots per the following table. The proposed 
footprints are compatible with, and typically smaller than those of the existing houses in 
the immediate neighborhood of Ridge, King, and Sampson.  
 
Table 1 
Lot/Parcel Lot Area (sf) Max LMC 

Footprint 
(sf) 

Proposed 
Footprint 
(sf) 

 % of allowable 
footprint utilized 

Lot 1 3759 1522 1428 94% 
Lot 2 4171 1650 1428 87% 
Lot 3 4583 1771 1428 81% 
Lot 4 7034 2364 1700 72% 
Lot 5 6875 2336 1644 70% 
Lot 6 8105 2570 1700 66% 
     
Parcel B (for ROW) 7,846 x x x 

Parcel Y (open space) 4,840 x x x 
Parcel X (for open space) 18,357 x x x 
TOTAL 65,570     
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3. Access and concept of private driveway within platted ROW 
 
Staff requests discussion of the proposed access and concept of the private 
driveway. Access to the lots is proposed through improving the southern extent of 
platted Ridge Avenue ROW as private driveway and connecting to existing Ridge 
Avenue near the intersection with King Road and Sampson Avenue. A hammerhead 
turnaround is proposed on lots 3 and 4. The furthest south lots 5 and 6 would share an 
access easement to Ridge Avenue to reduce impacts of constructing the driveway 
further to the south.  
 
A private driveway, as opposed to a private street, could be constructed with a steeper 
grade, provided a variance is granted by the Board of Adjustment (maximum of 14%), 
and with a narrower width (17.5’ instead of the required 25’ for a City street) provided 
that there is a 2.5’ paved rolled curb/gutter to provide an overall paved width of 20’ to 
meet fire and emergency access requirements. A private driveway yields less grading 
and overall site disturbance than a required City street profile and grade. The steeper 
grade allows lower, less obtrusive retaining walls. A private driveway within a City ROW 
requires a public hearing and review by the Planning Commission as a Conditional Use 
Permit. 
 
Improving the platted ROW as a City street would entail the removing up to 17 feet off 
the slope in areas, essentially flattening it out. At the south end of the proposed road, 
the finished grade of the street would have to step up or retaining of approximately 30 
feet would be required to meet existing grade.  
 
The adjacent Alice Claim development also under review by Staff creates the possibility 
of connecting the private driveway with a street or driveway within that development.  
The Upper Ridge plat private driveway has been designed to be able to interconnect 
with the adjacent property in the future. Interconnecting streets and driveways create 
multiple access points for emergencies and everyday use. This connection is supported 
by the Building Department and Fire District. The Alice Claim development is currently 
on hold by the applicant.  
 
There are existing improvements, landscaping, retaining walls, and the driveway 
associated with 141 Ridge Avenue that currently exist in the Ridge Avenue ROW. 
These improvements would have to be removed and/or modified to allow the private 
driveway to be constructed in the Ridge Ave ROW. 
 
Utilities are located in the area. The applicants provided a preliminary utility plan to 
identify how utility service can be provided. Additional coordination between utilities is 
still required and a final utility plan would have to be approved prior to recordation of the 
plat amendment. Underground utilities are proposed.  
 
A trail easement is proposed in the proposed open space parcel at the southern portion 
of the property. An existing trail that crosses this property would be relocated to the 
platted easement and improved as part of the plat amendment. The applicant has been 
working with the City’s trail coordinator to identify a location and specifications for this 
trail.  
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4. Good Cause 
Staff requests discussion as to whether a finding of good cause can be made 
when taking into consideration the entire proposal. Plat amendments require 
compliance with LMC requirements as stated in Section 15-7.1-3 (B) Plat Amendments, 
including a finding of Good Cause. The applicants have outlined good cause for the 
proposed plat amendment as the following: 

 decrease overall area density;  
 dedicated open space (23,197 sf dedicated parcels plus 6,300 sf as undisturbed 

areas on the lots);  
 dedicated ROW for existing Ridge Avenue, King Road, and Sampson Avenue;  
 dedicated storm water detention area at the intersection of Ridge, King, and 

Sampson;  
 improved access for adjacent property;  
 platted trail easement across the property; 
 improved utilities in the area;  
 13-D modified residential fire sprinklers; and  
 commitment to build to LEED for homes standards and certification for 

environmental sustainability 
 
Department Review 
This application has been reviewed by the Development Review Committee. Issues 
discussed include the private driveway versus private street, location of existing trails 
and proposal to relocate a section of trail to a dedicated easement, proposed density 
and density transfer options, house size/building footprint, street interconnectivity 
options with adjacent property, access options off of existing built Ridge Avenue, view 
points for the visual analysis, utility issues, snow storage, requirements for the Steep 
Slope Conditional Use Permit and Historic Design Review applications, and additional 
information required.  Additional items requested included a geotechnical investigation; 
a traffic study; a preliminary utility plan; a site plan to identify building envelope and 
proposed footprint areas; limits of disturbance areas (LOD); and easements for shared 
driveways, utilities, and trails; topography as it relates to the proposed lots and street; a 
visual analysis; and revised renderings to remove the 4 story from the renderings/visual 
analysis. The applicant has provided these items (see Exhibits A-K).  
 
Notice 
Prior to the first public hearing the property will be posted and notice will be mailed to 
property owners within 300 feet. Legal notice is also required to be published in a 
newspaper of general distribution, such as the Park Record.  
 
Public Input 
A public hearing will be scheduled for a future Planning Commission meeting.     
 
Future Process 
Plat amendments require a public hearing with a recommendation forwarded from the 
Planning Commission to the City Council. Approval or denial of a plat amendment 
application by the City Council constitutes Final Action that may be appealed following 
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the procedures found in LMC 1-18. Prior to building permit issuance, a Historic District 
Design Review application is required and any lot that contains a slope of 30% or 
greater requires a Steep Slope CUP application.  
 
The private driveway in a public ROW requires a conditional use permit and a variance 
from the Board of Adjustment is required for an increase in driveway grade up to the 
maximum of 14%. 
   
Recommendation 
Staff recommends the Planning Commission discuss at a work session a request for a 
plat amendment to reconfigure all or parts of 42 old town lots into 6 lots of record, open 
space, and dedicated ROW area and provide direction to the applicant and staff.  A 
public hearing on this item will be scheduled for July 27th. 
 
Exhibits 
Exhibit A- Proposed subdivision plat 
Exhibit B- Existing platted situation  
Exhibit C- Site Plan- lot layout, building pad, limit of disturbance 
Exhibit D- Aerial photo overlay 
Exhibit E- Preliminary utility plan 
Exhibit F- Slope map existing ground surface overlay 
Exhibit G- Visual analysis  
Exhibit H- Renderings of typical house design concepts  
Exhibit I- Applicant’s letter and responses to Development Review Committee 
Exhibit J- Minutes of December 10, 2008 and July 22, 2009 PC meetings  
Exhibit K- Geotechnical report 
Exhibit L- Traffic Study 
Exhibit M- Site photos 
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Hi Jeremy,

I took the Upper Ridge Avenue subdivision application to the Development Review Committee on 
Tuesday.

We should get together to go over additional items. 

Does next Wednesday around 3 PM work for you?

I received the following comments:

1. Please coordinate with Snyderville Basin Water Reclamation District as soon as possible 
to understand sewer issues.

 Meeting with Brian and Kevin of SBSRD on Tuesday March 10th.  They did not 
have concerns about the location or capacity due to the size of the project.  We 
discussed all possible sewer connection designs.  They do not want to see sewer 
laterals cross private property.  

2. You will also need to coordinate with the City Engineer and other utility providers as there 
are no utilities in the area.

Meeting with Matt Cassel on Monday March 9th.  Discussed the project in great detail.  
He speculated that the planning commission might want a public road instead of the 
proposed private drive.  Thought we may be able to learn from Echo Spur’s mistakes.   

3. Please prepare a preliminary utility plan- something that shows where all existing utilities 
are and how you would access them

Provided 
4. The Planning staff is requesting information from you as to the anticipated house sizes- 

and building footprint maximums.

Included in the plat notes.  Range 1500sqft-2500sqft 
5. You should provide an analysis of the house footprint to lot area ratio that are found in 

the general area- (150’ radius about- we can discuss this in greater detail)

Footprint maximums specified by specific lot.  Per our last meeting, the adjacent homes 
are large so an analysis of these home would not be relevant. 

6. Please provide a slope analysis- are all of the proposed lots 30% or greater slope at the 
location of the house and/or driveway?

Provided 
7. Steep Slope Conditional Use Permits are most likely required for all of the lots. check

8. Historic District Design Review is required prior to building permit issuance in the HRL 
zone.  check

9. A cross canyon visual analysis is required at this stage- because of the nature of the lot 
combination and essentially creation of a new subdivision.

Provided.  We are providing visual analysis from all relevant vantage points (4) 
10. Have you considered access from Ridge to keep the houses lower on the hillside? 

We have considered and this access is not viable because: 
 1) Anchor Avenue runs along most of the east side of the development. Anchor Ave was vacated 
and is now private property with out any recorded utility easements in place. We do not have the right to 
build a street or run utilities in vacated Anchor.   
2) The road commonly called Ridge Ave that runs along part of the east side of the development is built on 
private property. There are not any utilities in place. We do not have the right to run utilities in or expand 
this very substandard street.  
3) The topography on the east side of the property is significantly steeper the west side. This would 
increase the environmental impact and the scope of construction. 
4) The section of Ridge ave that runs in front of the property is only 13 feet wide and is a vital secondary 
corridor for the houses on Daly Avenue. Trying to stage and build from this road would be very difficult 
and create traffic and safety issues. These issues would not only exist during construction but continue after 
the houses are built because there is not room for guest parking, garbage collection, snow removal and 
storage etc. 
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11. As shown you actually have 4 stories- to meet grade- there is a limit on the number of 
stories- at 3

Renderings adjusted.  See new exhibits 
12. Snow storage easements will need to be coordinated with Public Works check

13. Trails connections need to be maintained.

Meeting with H. Deters.  Reroute shown on plat. 
14. Have you had anyone test the soils? A geotechnical report and soils inspection report 

needs to be provided.

Provided on 5/1/11 
15. Planning staff will review documents previously submitted on this parcel/parcels. I can get 

copies of the staff reports to you and we can discuss what has been done in the past. 
check

16. A fire protection/wild land interface study needs to be provided to the building department 
for review prior to taking this to the Planning Commission. Criteria met.l

17. A fire protection plan will need to be provided with each building permit. You should 
coordinate with Building ( Roger Evans ) to find out what the plat note should say.

Current drive meets PCFD specs.  Des9igned to allow for future loop into Jerry Fiat’s 
parcel.

18. Improvement of a driveway within the City ROW requires a Conditional Use Permit- we 
can discuss what this will entail. check

19. Please provide a preliminary landscape plan, showing what exists, what will be removed 
or disturbed and how the site will be revegetated (not the individual lots).

Per or discussion we have added a LOD area to the steep portion of every lot.  The goal is 
to disturb only the building footprint 

20. A landscape plan will need to be submitted with each building permit. check

21. there will be construction issues (should provide a preliminary construction mitigation 
plan) to protect the neighboring properties, indicate construction phasing, timing, parking, 
blocking of the road, mitigation impacts, etc.  check

22. When we meet we can go over the Land Management Code requirements in Section 15-
7.3 regarding subdivisions and creation of lots. check

23. LEED is great- but just meeting LEED won’t necessarily meet the LMC- this HRL zone 
(LMC 15-2.1) has several requirements that will need to be complied with;- lot size, 
footprint, setbacks, height, parking, steep slope, design review, etc.

We are willing to require all buildings be green/sustainable and meet LEED or LEED 
comparable criteria.  Plat note? 

24. I will need to get additional comments from the City Engineer and Building Department- 
hope to have them at our meeting.
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PARK CITY PLANNING COMMISSION
WORK SESSION NOTES

December 10, 2008 

PRESENT: Chair Jack Thomas, Rory Murphy, Dick Peek, Julie Pettit, Evan Russack, Adam 
Strachan, Charlie Wintzer, Thomas Eddington, Brooks Robinson, Katie Cattan, Polly 
Samuels McLean

Upper Ridge Avenue 

Planner Brooks Robinson reported that this application was a special meeting request per the LMC, 
which allows for a Staff review and a presentation to the Planning Commission for direction and 
comment.  Planner Robinson clarified that the application is an MPD or a pre-MPD.  This process 
give the applicants the opportunity to present the project concept and receive feedback from the 
Planning Commission before they spend too much time and effort developing their scheme.

Planner Robinson stated that this is another area of town that has a number of very steep platted 
lots that are difficult to access.  He noted that access to this property would be the south end of 
platted Ridge Avenue, after it makes the switchback and goes around the yellow house at 147 
Ridge Avenue.  Planner Robinson stated that platted Ridge extends further to the south and the 
applicants are proposing to consolidate 38 lots or portions of lots in this area into eight residential 
lots, an open space lot, and a couple of road right-of-way dedications for Ridge Avenue.

Planner Robinson reviewed a map of the Alice Claim that was included in the Staff report to show 
the subject lots, which were shaded in gray.  He indicated where the lots come off of Alice Court 
and tie into platted Ridge.  This could potentially create a connection between the Alice Claim and 
the land in this proposal.  Planner Robinson  was unsure if the lot configuration would remain the 
same; however, Chief Building Official, Ron Ivie would require multiple points of access.

Sean Marquardt, representing the applicant, stated that the objective this evening was to discuss 
the concept application, show site photographs, and some concept engineering.
Mr. Marquardt provided a brief history of the property.  He presented a photo of the site, which he 
had obtained from the Historical Society and Museum.  Mr. Marquardt pointed out a small house on 
the property and noted that the road access to the house that was graded and utilized was Ridge 
Avenue.

Mr. Marquardt presented additional slides and identified the site details.  The property is located in 
the HRL Zone between the Alice Lode Mining Claim and built Ridge Avenue.  It consists of 
approximately 1.52 acres on 42 different numbered parcels.  The remaining lots were platted in 
1884 on the south end of Park City.

Mr. Marquardt stated that the proposal is to combine eight homes sites and to dedicate  38% of the 
land to roads and trail easements or open space.  He used a slide to show the concept and 
possibility of a connection that is being discussed with the Alice Claim and Ron Ivie.  He clarified 
that the connection has been discussed but not negotiated.  Mr. Marquardt showed an aerial photo 
from 1996 and a circa 1920's photo.  He pointed out that the trail site was originally a road that 
connected to Ridge Avenue.  Prior to that was a road connecting the Woodside Gulch area.

Mr. Marquardt stated that they have been doing studies and looking at additional photographs 
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Work Session Notes 
December 10, 2008 
Page 2 

dating back to 1913 to track the history of the area.  They will be prepared to present that at the 
next meeting.

Chair Thomas remarked that the Planning Commission would like an environmental impact study 
for this site and the impact of any excavation of roads on the existing soil structure.  He requested a 
tree survey and wanted to see the tree trunks, the height and the drip line of any tree over 15 feet 
tall articulated on to the drawing.  Chair Thomas also requested a cut fill analysis and stated that if 
the applicants plan to transport material off site, he would like to understand how that plan would 
work.  He also requested an analysis of retaining walls and the impacts of retaining wall heights.  
Chair Thomas wanted to know the LOD impact on the site.  Chair Thomas stated that he would like 
to see some of this staked in the field, including road widths and the estimated LOD cut lines.

Commissioner Wintzer stated that after visiting the site, he would like to see a slope analysis to 
know how steep the lots really are.   He believed the proposed road is basically up the ridge and he 
wanted to see that staked so he could walk it.  Commissioner Wintzer requested a visual impact 
study to see what this project would look like from other points in town.

Commissioner Murphy generally supported the lot combination and reduction in density.  However, 
he assumed the retaining wall at the end was at least 40 feet.  Gus Sharry, Canyon Engineering, 
asked if Commissioner Murphy was talking about the wall at north end at the intersection with Ridge 
Avenue.  Commissioner Murphy clarified that it was the wall on the south end.  Mr. Sharry explained 
that in that location they are showing a finished cut slope at 1.2 horizontal to 1 vertical.  He did not 
believe the retaining wall was less than 40 feet and offered to check the plan.  Mr. Sharry recalled 
that the wall was closer to 25 or 30 feet.

Commissioner Murphy commented on the fire turnaround and requested that Ron Ivie give an 
opinion, given the location and the urban wildlife interface.  Commissioner Murphy did not think the 
location map that was presented this evening was very clear.  In looking at that map he did not 
quite understand the concept and he needed to have that understanding, particularly in relation to 
the Alice Claim and Daly Avenue.  He requested that the applicants  include the proposed massing 
of the homes on the location map, and also show the lot lines of the Alice Claim.  Commissioner 
Murphy suggested that providing each Commissioner with an 11" x 17" map in color would be 
helpful.

Commissioner Murphy asked about house sizes.  Mr. Marquardt remarked that with the potential 
LMC amendment that would limit a three story maximum, he estimated the houses would be 3,000 
square feet total.  They are also considering the cuts in the hill and basement area.

Commissioner Peek stated that in addition to the vegetation of the large conifers, he suggested also 
including gamble oaks and maples and other varieties of mature vegetation.   He agreed with 
requiring a slope analysis and knowing whether or not any mines exist on this area and the 
potential for hazardous soils.  Commissioner Peek asked if the access comes in between 141 and 
135 Ridge Avenue.  Mr. Marquardt answered yes.  Commissioner Peek clarified that the knoll that 
was maintained when the houses were built is part of the right-of-way.  Mr. Marquardt replied that it 
was.  Commissioner Peek noted that the retaining wall would be visible from Ridge Avenue and 
King Road as you approach the project.
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Commissioner Strachan agreed that an EIS should be done and it should specifically look at the 
least impactful alternatives.  He thought the EIS should also address a runoff and erosion analysis.   

Commissioner Pettit wanted to know how many of the 38 parcels are actually standard Old Town 
parcels.  Mr. Marquardt believed that 38 makes up the full size lots.  It could be closer to 35 but the 
number is in the thirties.  Commissioner Pettit stated that in addition to the other pieces of 
information requested by the Commissioners, she had highlighted three elements in the purpose 
statement for the HRL District.  The first was how this project would preserve the character of 
historic residential development in Park City.  The second was how this project would encourage 
construction of historically compatible structures that contribute to the character and scale of the 
historic district.  The third talked about the General Plan and the policies for the historic core.  
Commissioner Pettit felt the purpose statement was clear about not putting development on the 
hillsides and on ridges.  In talking about a road along a ridge and development on the hillside, she 
had concerns as to whether this plan is consistent with the General Plan and what the City is trying 
to do in the HR Districts.  Based on her concerns, Commissioner Pettit could not support this 
project as proposed.

Chair Thomas understood that this area did not have a sensitive lands overlay.  Planner Robinson 
replied that this was correct.  He explained that anything within the Historic District and other older 
developed parts of town do not have the SLO.  Chair Thomas remarked that the ridge line 
sensitivity is still an issue that applies.  Planner Robinson stated that the steep slope CUP would 
address those issues within Old Town.

Chair Thomas felt they should take into consideration a life safety study in terms of adverse and 
worst day snow conditions and the gridlock that would be created on steep slope sites.  This issue 
will be an overriding concern for him.   Commissioner Pettit echoed his concern.  She had looked at 
the traffic study that was submitted as part of the Alice Claim packet they received and that analysis 
was based on conditions in July.  Commissioner Pettit encouraged them to consider the worst case 
scenarios in the middle of winter and how that impacts access, traffic flow and safety issues with 
respect to access on King Road, Daly and Ridge.

Chair Thomas thought the Planning Commission might consider some sensitive locations 
throughout the community where they may want visual consideration.   Planner Robinson stated 
that from looking at this area in the past, the Staff has a good idea from what locations this area is 
visible.  He named locations such as Hillside, Prospect Ridge, and the Sandridge area.  Chair 
Thomas suggested Marsac.  Commissioner Pettit stated that it is also very visible from the April 
Mountain area along Mellow Mountain Road.  Chair Thomas suggested that the Planning 
Commission look at the standards and offer additional locations to study.

Chair Thomas called for public input. 

Steve Deckert, a resident on Daly Avenue, stated that two years ago he attended a field trip with the 
Planning Commission when they first started looking at a three lot proposal for King Ridge Estates. 
 At that time he brought a map and pointed out that it was more than just King Ridge Estates.  It 
was also the Jason Gyllenskog property, the Alice Claim and this block of lots that potentially 
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represented another 24 building sites in the neighborhood.  Mr. Deckert stated that they have gone 
full circle and none of these proposals talk about improving the existing Ridge Road.  He pointed 
out that of the eight lots being proposed with an entirely new roadway; five and half of those lots 
front on Ridge.  He could not understand why no one ever talks about improving this roadway.  Mr. 
Decker stated that building a road right on Ridge is identical to the issue they had with King Ridge 
Estates.  They built a driveway right down Ridge and had to come back for a steep slope CUP for 
three four story, 5,000 square foot homes.  Mr. Deckert remarked that this area is supposed to have 
less density because of the changed zone and he believes they should talk about what can be 
achieved off of this existing road.

1800 Park Avenue, Yarrow - Master Planned Development (Introduction). 
Planner Robinson stated that this item was an introduction to a master planned development for the 
Yarrow Hotel.  The plan contemplates a complete demolition of the existing hotel and creates a new 
structure on the site with underground parking.  In April of this year the Planning Commission held a 
pre-application hearing and found the proposal to be in compliance with the General Plan.  Planner 
Robinson noted that it was a split vote and the minutes from the April meeting were included in the 
Staff report.  At that time the primary issues were the height and massing and the burden was on 
the architect to convince the Planning Commission that the additional height that would be 
requested in the master plan is appropriate.

Planner Robinson stated that the applicant is looking at a proposal that has approximately 42% of 
the building under the height requirement in the General Commercial Zone.  A fair amount of the 
building would be one-story with additional two-story, three-story and up to five-story elements.  The 
architects had prepared a computer model and a physical model to present this evening.

Planner Robinson noted that the Commissioners had been given 11" x 17" colored packets  
containing site plans, elevations, floor plans, proposed building materials, and massing models.  
The Staff report contained criteria for granting additional building height over the 35 foot height limit 
in the general commercial zone.

Planner Robinson noted that the current proposal would include approximately 42% open space on 
the site, 5400 square feet of meeting space, and 3600 square feet of restaurant and bar space.  A 
new element to the site is approximately 28,000 square feet of commercial space in several 
different units facing the parking lot.  Planner Robinson reiterated that the majority of parking would 
be underground with 217 spaces.  He noted that the surface parking proposed would be 17 spaces 
on the east side and 37 surface spaces on the south side.

Planner Robinson reported that as an MPD, the proposal requires affordable housing under the 
master plan requirements and the applicants are looking to provide the affordable housing on site.   

Craig Elliott, the project designer representing the applicant, stated that the Planning Commission 
had given good input when they met in April and based on that discussion, the applicant tried to 
take into account the issues with the project design.  Mr. Elliott noted that he has been working on 
the project with David Hart, the president of Hart Hotels, for  over a year and a half.  Mr. Hart was 
unable to attend this evening and asked Mr. Elliott to explain that his overall goal for the project is to 
create an incredible, four diamond hotel for the site.  Mr. Hart envisions this site as the gateway into 
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the City and he understands the value and responsibility of the site. 

Mr. Elliott reviewed the physical model showing the site and building as it exists today.  He pointed 
out how much of the site is covered with either building or hard surface. The entrance into the site is 
a little bit of building, a little bit of landscaping and a large number of cars.  Mr. Elliott stated that a 
main goal was to develop what is planned for the Frontage Protection Zone and create a better 
statement into the entry of Park City.

Mr. Elliott removed the existing components of the physical model and added components showing 
the proposed design.  He noted that the intent is to construct a building that responds to the site 
and addresses the issues the City has been talking about throughout this area.  He stated that the 
concept presented during the pre-application meeting was a four-story building.  He reviewed the 
revised design and areas of the building where there are three-story, four-story, and five-story 
elements.  He also indicated one-story elements that introduce terrace level activities on the upper 
level.   The amenities space to the hotel is on top of the first floor.

Mr. Elliott remarked that Mr. Hart’s goals were to maintain the functionality of the hotel and keep a 
similar key count, to provide the support services in the meeting and ballroom spaces that currently 
exist, and to look at way to engage the parking lots around the other retail in the area.  Mr. Elliott 
stated that they came up with a solution that met those goals;  along with adding a retail component 
on the perimeter that faces the parking lot.

Mr. Elliott noted that massing studies was done to achieve the best building.  He explained where 
they reduced the massing and how they created variation in the architectural elements.  He stated 
that all the extraneous entrances were cleaned up and the entrance to the project come in through 
the front door under canopies.

Mr. Elliott stated that 217 underground parking spaces are proposed.  He indicated the location for 
service.  One goal was to find a design that buffers the service element, which was done through 
berming and landscaping.  From a massing point of view, they tried to  break the elevation down 
and make a statement on the corner.  The building was pulled away from Kearns to keep the view 
sheds clean.

Commissioner Murphy had to leave the meeting and asked to make his comments at this time.  
Commissioner Murphy was very supportive of the affordable housing on-site.  He also supported 
making the existing parking lots into green space.  Commissioner Murphy liked most of the 
architecture.  He thought the northwest corner still needed some work.  Commissioner Murphy felt 
the use of solar was fantastic.  Commissioner Murphy stated that if they do the wrong brick, the 
citizens of Park City will be furious and he emphasized the importance of using the right color and 
style.   

Chair Thomas felt this was a very exciting project with exciting architecture and massing.  He 
agreed that the entry statement was more powerful.  Chair Thomas wanted to know how this project 
integrates into the pedestrian connectivity of the community.  Mr. Elliott replied that one of the goals 
was to improve the access point throughout.  He lives down the street and knows the drawbacks of 
the walking experience.  The goal was to create a gathering point and a better connection.  Mr. 
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Elliott used the model to show their plan for pedestrian walkways and connections.  Chair Thomas 
asked if it was possible to have a pedestrian connection through the project.  He pointed out that 
the project creates a footprint that pedestrians still need to navigate around.  Mr. Elliott offered to 
look at those possibilities.

Commissioner Wintzer generally supported the project and he appreciated the presentation.  
Commissioner Wintzer preferred to have the pedestrian traffic meander further away from the 
street.  He requested that the applicants do whatever they could to encourage more outside 
activities to help bring the building alive.  He favored the use of solar and the employee housing 
component.

Mr. Elliott provided a computerized model showing an aerial and all the vision corridors they were 
asked to look at during the last meeting.

Mr. Elliott requested input from the Planning Commission on the massing and the architectural 
expression to upgrade and update the project.

Chair Thomas stated that there are million ways to design this type of project and he felt this was an 
excellent start.  He stated that the model was very helpful and the completeness of their 
presentation makes a huge difference in the process.  Chair Thomas thought the entry statement 
was too busy and needed more clarity.  He liked the articulation of the elements around the 
perimeter of the building and would like to see those remain.  They are important to the character 
and the way the project subtly connects into the vernacular of the community.  Chair Thomas 
reiterated his concern that this project not be a fortress away from pedestrians.  He preferred to see 
more connectivity and he liked Commissioner Wintzer’s suggestion to have pedestrians weave into 
the project.
Commissioner Pettit echoed the comments made by Chair Thomas.  She felt he pinpointed all the 
issues of concern in terms of recognizing the importance of this project given its location and 
positioning within the entry corridor.  She loved the fact that this project is one of the flagships for 
redevelopment and the inclusion of solar is very forward thinking.  Commissioner Pettit commented 
on the design and she liked the concept of having an outdoor eating area and gathering spaces.  
Commissioner Pettit thanked Mr. Elliott for the model.

Commissioner Strachan stated that the Walkability Committee allotted $7 million to put in a huge 
sidewalk in that area.  He encouraged the applicant to integrate their sidewalks with the City 
sidewalks.  Commissioner Strachan agreed that the northwest corner still needs work.

Commissioner Robinson noted that the west side of Park City is where the Walkability Committee 
was looking to allot $7 million.  He had spoken with both Jonathan Weidenhamer and Heinrich 
Deeter and the new sidewalk on the Kearns Blvd. side goes to the back edge of the right-of-way.  
The Staff had talked with Mr. Elliott about pushing that sidewalk along Kearns into the project and 
snake it through the landscaping.  This would allow the road to be widened to create a bike path 
along Kearns, which is one of the goals of the Walkability Committee. 

Commissioner Peek appreciated the model.  After seeing the massing he was more comfortable 
with the project.  He agreed with his fellow Commissioners that the northwest corner needs more 
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work.  Commissioner Peek had concerns with the service entrance and asked if it was large enough 
for a semi.   Mr. Elliott replied that the service entrance is set up with a turning radius to 
accommodate two semi trucks.  Commissioner Peek suggested additional screening of the service 
bay, since that area is a primary facade of the project.  Commissioner Peek pointed out that a 
significant amount of the parking accesses from the adjacent property.  He was unsure if this would 
require a replat of adjacent properties in order to create an easement.  He noted that part of the 
required parking for this project requires  access and it could create a problem if the adjacent 
property redevelops in the future and puts  landscaping to the edge of their property.

Commissioner Peek noted that the Land Management Code states that off-street parking must have 
unobstructed access to a street or alley.  He stated that a portion of the at  parking spaces to the 
east are on the property line and some are off the property.  Commissioner Peek referred to off-
street parking in Chapter 15 of the LMC, which states that the center line of intersections of the 
driveways of major traffic generators entering from opposite sides of the roadway must be either 
perfectly aligned or offset by a minimum of 150 feet.  He felt that was approaching the need for a 
signalized intersection in the future.  He recommended combining everything to minimize the points 
of crossing on Kearns.

Commissioner Wintzer stated that in the Park Bonanza District Study, the Planning Commission 
spent a lot of time talking about walkability.  He encouraged the applicant to make it more 
accessible for the public to walk around the project and to make the project more alive with people. 

Chair Thomas stated that a quick diagram showing how the pedestrian connections work  to the 
development of Snow Creek and other obvious pedestrian connections would be helpful.  
Commissioner Peek requested that they also include the bus transit.  Chair Thomas reiterated that 
this was an excellent start and he looked forward to the MPD application. 

Chair Thomas clarified that public hearings would be held for this project at a later date.
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PRESENT: Jack Thomas, Dick Peek, Julia Pettit, Charlie Wintzer, Brooks Robinson, Katie 
Cattan, Mark Harrington, Matt Cassel, Kent Cashel

WORK SESSION ITEMS

Upper Ridge Plat Amendment 

Planner Brooks Robinson noted that the Planning Commission had seen this plat amendment 
during discussions on the Alice Claim project.   He reviewed a site plan to orient the Commissioners 
to the area and the subject property.  Planner Robinson indicated platted Ridge Avenue, which is 
unimproved at this point.  He stated that the applicant is proposing to use platted Ridge Avenue as 
access to  40 lots that would be combined into 8 lots.  Planner Robinson presented the current lot 
configuration showing where Ridge would come into existing Ridge near the King Road 
intersection.  He pointed out the location for a proposed fire turnaround that could potentially tie into 
the Alice Claim.
Planner Robinson reviewed a slide showing the proposed lot combination into eight lots, as well as 
road dedication along existing Ridge Avenue as it comes up from Daly Avenue.  He pointed out the 
individual eight lots and the open space parcel on the south end.  Planner Robinson stated that an 
existing jeep road that turns into a trail that goes on the back side of Daly would be used as access 
to Lots 6,7 and 8.  There is also the potential for having access for lots 1-4 and possibly 5, from 
existing Ridge Avenue as it goes up the slope.

Planner Robinson noted that the applicants have a completed application and they are ready to 
undertake geo-technical exploration, which would involve some grading through the existing rock 
wall coming off of Ridge and King Avenues, and then doing bore holes for the geo-tech study.  The 
applicant was looking for feedback from the Planning Commission on the proposal in general before 
starting the geo-technical exploration. 

Planner Robinson commented on the Echo Spur project on McHenry where there was a  platted 
right-of-way and the applicant decided to build to City standards.  The Staff and the applicant were 
sensitive to the impact that had and would like to achieve a better planning solution that works for 
both the applicant and the City.

Commissioner Pettit indicated the triangle piece that abuts Lots 7, 8 and the open space parcel and 
asked who owns the land directly below it.  Planner Robinson replied that 234 Daly, which is the 
house on the corner goes from Daly to the back of vacated Anchor.  The other condo development 
further down Daly extends across.  Therefore, existing Ridge Avenue, in that location, crosses 
those properties.  He noted that the land was essentially unbuildable elements of the condo projects 
on Daly Avenue.
Commissioner Pettit asked if platted Ridge Avenue ends where it was shown on the diagram.  She 
was trying to understand which of the lots have access off platted Ridge or the existing Ridge.  
Planner Robinson stated that the Park City survey runs parallel and comes to a point on Lot 7.  
What was shown was the extent of platted Ridge.  Going back to the existing lot layout, all the lots 
up Lot 21 front on to Ridge as platted.   Existing Ridge crosses over several of the other lots to the 
east.  The zoning is HRL and the required  lot size is 3,750 square feet.  The existing lots as 
currently platted do not comply with the HRL standards.
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Commissioner Wintzer asked for the location of the 20 foot high retaining wall mentioned in the 
Staff report.  Planner Robinson explained that if platted Ridge is utilized as a City street and 
meeting a 10% grade, by the time you reach the south end, the top of the minor ridge that runs 
between Daly Avenue and Woodside Gulch has been scraped off and it is  18-20 feet below 
existing grade.  The applicant would either need to retain it or have a cut slope back.  
Commissioner Wintzer clarified that the retaining wall would run all the way on the uphill side of the 
road but at different heights.

Gus Sherry, representing the applicant, stated that in concept some of the wall runs along the east 
side and at that wall is the opportunity for access on the King Road subdivision lot.  Mr. Sherry 
remarked that the walls would be low at three to six feet.  The cut slope at the top at the south end 
would probably be a terraced situation with four to six foot steps.  The total cuts would be 27 at the 
peak.

Commissioner Wintzer wanted to know how they would retain the downhill side near the 
hammerhead turnaround.  Mr. Sherry believed the wall would be four to six feet at the bottom.  He 
noted that with the 10% slope to meet City Code, the top of the minor ridge would be cut off, 
creating flat front yards on those lots fronting platted Ridge.  The result would be a broad, flat 
plateau at the top.

Chair Thomas asked if all the lots would have ingress/egress from existing Ridge.  Mr. Sherry 
stated that the way the proposed eight lots are configured, five or six lots would have access.  Chair 
Thoms felt that because platted Ridge is on a ridge line with significant existing vegetation the 
solution proposed would have a dramatic visual impact.  He suggested that a better approach 
would be to access the eight lots from existing Ridge and to vacate platted Ridge Avenue or 
dedicate it to open space.  That would help preserve the ridge line and the existing vegetation on 
the hill and reduce the visual impact.

Mr. Sherry replied that what Chair Thomas had suggested was a second option.  He thought it 
would be a hard sell and generate a lot of discussion.  As indicated in the Staff report, the slopes at 
the bottom are at least 60%.  The new home design at the bottom of built Ridge would extend up 
the street.  From a geo-technical and land disturbance standpoint, that would disturb the entire toe 
of the slope.  It would physically be more difficult to build and the value of those homes on the 
bottom of the slope would be significantly less than the value of homes at the top.  Mr. Sherry 
remarked that all the issues needed to be weighed with respect to the neighborhood.

Chair Thomas realized it was a platted right-of-way but he was not comfortable with the idea of 
moving in the proposed direction.  He preferred to see options and solutions that use existing Ridge 
Avenue as an alternative.  He understood the difficulty of constructing on a steep slope, but he 
knows from experience that it can be done.

Commissioner Pettit pointed out that as they currently exist, none of the lots could be built on 
without a lot combination.  Even if the applicant improved platted Ridge to provide access, they still 
need approval from the Planning Commission and the City Council for the lot combination in order 
to meet the zone standards.  Planner Robinson noted that another option would be the Board of 
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Adjustment.

Chair Thomas agreed that there are avenues to circumvent the Planning Commission process, but 
he preferred to work with the applicant to find a better solution.

Commissioner Peek asked about the slope along existing Ridge.  Planner Robinson recalled that 
there was a structure on the old mine dump above where the trails runs.  It would not affect the lots. 
 Commissioner Peek agreed with Chair Thomas that shaving off the top of a visually significant and 
well vegetated ridge in Old Town versus using an existing road was not appropriate.  He favored 
access from the bottom and leaving the ridge.

Commissioner Wintzer noted that “discouraging development on ridge lines” is referenced three 
times in the General Plan and several times in the LMC.  He felt this plan was counterintuitive to the 
General Plan and the LMC.  Before he could be convinced that the proposed plan was the plan to 
build, he would need to see some type of design for the lower section and a way to work from the 
lower half of the project.

Commissioner Pettit concurred with the comments of her fellow Commissioners regarding the visual 
impacts from improving platted Ridge.  She felt it was inconsistent with their guidance under the 
General Plan and the purpose statements for the HRL zone.

Planner Robinson offered to work with the applicants on different alternatives.  Chair Thomas 
clarified that the Planning Commission was open to exploring development of the  project; but they 
strongly prefer the idea of coming in from below.

Quinns Water Treatment Plant MPD 

Planner Kirsten Whetstone provided an update on how the design of the project has evolved since 
the last meeting.  The applicant filed a conditional use permit and a master planned development 
application after the Planning Commission determined compliance with the General Plan on the 
pre-MPD.  At that time the Planning Commission provided comments on the architecture and the 
applicants responded to those comments and would like to know if the design is headed in the right 
direction.

Planner Whetstone noted that the proposal is for a water treatment plant located in the Quinn’s 
Junction area in the ROS zone.  The project is also subject to the entry corridor protection and to 
the Sensitive Lands Ordinance because there are wetlands on the site.
Planner Whetstone stated that because the project is greater than 10,000 a master plan is required. 
 The use itself as a public facility is a conditional use in the zone.  The two applications were 
combined and the Planning Commission would review them together. 

Planner Whetstone reviewed the revised plan and noted that the building height was approximately 
40 feet.  The Planning Commission has the ability to grant additional height per specific criteria in 
the master planned development and the applicant was requesting a height exception.   The 
primary objective this evening was to discuss the architectural character of the building.                    
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