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PARK CITY COUNCIL MEETING
SUMMIT COUNTY, UTAH
October 18, 2021

PUBLIC NOTICE IS HEREBY GIVEN that the City Council of Park City, Utah will hold its special City Council
meeting at the Marsac Municipal Building, City Council Chambers, 445 Marsac Avenue, Park City, Utah 84060
for the purposes and at the times as described below on Monday, October 18, 2021. To participate virtually,

follow the public meeting information at www.parkcity.org.

NOTICE OF ELECTRONIC MEETING AND HOWTO COMMENT VIRTUALLY:

This meeting will be an electronic meeting based on the Mayor’s Determination: As Mayor, | hereby
determine that conducting the Park City Council meeting at an anchor location presents a substantial risk
to the health and safety of those who may be present. This is a precautionary change in the meeting
format for the safety of the public and City employees. It is based on evolving circumstances and the
latest reports from the Center for Disease Control and Prevention. Public comments can be accepted
virtually. To comment virtually, use eComment or raise your hand on Zoom. Written comments submitted
before or during the meeting will be entered into the public record, but will not be read aloud. For more
information on participating virtually and to listen live, please go to www.parkcity.org.

SPECIAL MEETING - 3:30 p.m.
ROLL CALL

NEW BUSINESS

Consideration to Accept or Deny the Southeast Quinn's Junction Annexation Petition,
Proposing Annexation of Approximately 1,200 Acres in the Richardson Flat and Clark
Ranch Area

(A) Public Input

Annexation Petition Staff Report

Exhibit A: Southeast Quinn's Junction Annexation Petition

Exhibit B: Notice of Intent

Exhibit C: Summit County Certification

Exhibit D: Ordinance No. 99-30

Exhibit E: Flagstaff Development Agreement

Exhibit F: Snyderville Basin General Plan Quinn's Junction Future Land Use Map
Exhibit G: Park City General Plan Goal 1

Exhibit H: Park City General Plan - Quinn's Junction Neighborhood

Exhibit I: Quinn's Junction Joint Planning Commission Principles and Maps

ADJOURNMENT


https://protect-us.mimecast.com/s/JKrVCKr6Dvc9wZxvhMH_FC?domain=parkcity.org
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1104399/Staff_Report_FINAL.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1104309/Exhibit_A_Southeast_Quinn_s_Junction_Annexation_Petition.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1103960/Exhibit_B_Notice_of_Intent.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1104515/Exhibit_C_Summit_County_Certification.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1103962/Exhibit_D_Ordinance_No._99-30.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1103964/Exhibit_E_Flagstaff_Development_Agreement.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1103965/Exhibit_F_Snyderville_Basin_Quinn_s_Junction_Future_Land_Use_Map.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1103966/Exhibit_G_Park_City_General_Plan_Goal_1.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1103967/Exhibit_H_Park_City_General_Plan_-_Quinn_s_Junction_Neighborhood.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1103968/Exhibit_I_Quinn_s_Junction_Joint_Planning_Commission_Principles_and_Maps.pdf

A majority of City Council members may meet socially after the meeting. If so, the location will be announced by
the Mayor. City business will not be conducted. Pursuant to the Americans with Disabilities Act, individuals
needing special accommodations during the meeting should notify the City Recorder at 435-615-5007 at least
24 hours prior to the meeting. Public comments can be accepted virtually. To comment virtually, use
eComment or raise your hand on Zoom. Written comments submitted before or during the meeting will be
entered into the public record, but will not be read aloud. For more information on participating virtually and to
listen live, please go to www.parkcity.org.

*Parking is available at no charge for Council meeting attendees who park in the China Bridge parking
structure.
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City Council
Staff Report

PARK CITY

Subject: Southeast Quinn’s Junction Annexation

Application: PL-21-05031 1384

Author: Gretchen Milliken, Planning Director

Date-: October 18, 2021 PLANNING DEPARTMENT
Type of Item: Administrative — Annexation Petition Acceptance or Denial

Recommendation

Review the annexation petition and consider accepting the petition for further
consideration, initiating a public process that also includes staff, Planning Commission,
and City Council review (Exhibit A).

Description
Applicant:

Location:

Proposed Zoning:

Adjacent Land Uses:

Acronyms

Park City Municipal Corporation

Approximately 1,200 acres in the southeast quadrant of
Quinn’s Junction (HWY 40 and SR 248) in the Richardson
Flat area, including the United Park City Mines Richardson
Flat Development-Restricted Property and the City-Owned
Clark Ranch

Recreation Open Space

To the west — the Park City Boundary and Morning Star
Estates Subdivision, Park City Heights Subdivision, and
Park City Film Studios Subdivision

To the north — unincorporated Summit County Service
Commercial development and undeveloped land

To the east — unincorporated Wasatch County mixed-use
development along SR 248 and undeveloped land in
unincorporated Summit County

To the south — undeveloped land in unincorporated Summit
and Wasatch Counties

LMC Land Management Code

Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1.


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions

Summary.

Process

The process to annex an unincorporated area begins with a notice of intent to annex
and then a petition, following Utah Code 8 10-2-403(1). After a petition is filed, the City
Council may accept or deny the petition under Utah Code 8§ 10-2-405(1).

The LMC requires Planning Director review before the Council accepts or denies the
petition. The Planning Director must determine the feasibility of expanding the
annexation boundaries and provide a recommendation for consideration by the City
Council pursuant to LMC § 15-8-4. As discussed below, the Planning Director has
reviewed the petition and recommends acceptance for further consideration.

At this early stage, the City Council is being asked to consider whether to accept or
deny the petition. If the petition is accepted, then the City Recorder, with the assistance
of the City Attorney, will have up to 30 days to determine whether the petition meets the
requirements of Utah Code 8§ 10-2-403(3) and (4). If the City Recorder certifies the
petition, a robust public process is initiated as Planning Commission and City Council
consider the annexation.

As part of the robust public process, the petition must be reviewed by the Planning
Director, City Engineer, Director of Public Works, Fire Marshal, and Police Chief. Then
the Planning Commission considers and reviews the petition, holds a public hearing,
and makes a recommendation to City Council. Finally, the City Council considers the
petition, also holding a public hearing before taking action.

If the City Council denies the annexation petition, the petition is not forwarded to the
City Recorder for certification and the Council must mail written notice of the denial to
the petition contact sponsor and Summit County Clerk within five days after the denial.
Review of the petition is terminated.

Annexation Petition

On October 8, 2021, the Applicant filed with Summit County a Notice of Intent (Exhibit
B) to annex approximately 1,200 acres of property within the southeast quadrant of the
Quinn’s Junction (HWY 40 and SR 248) area of unincorporated Summit County into
Park City, shown on the map below:


https://le.utah.gov/xcode/Title10/Chapter2/10-2-S403.html?v=C10-2-S403_2021031620210316
https://le.utah.gov/xcode/Title10/Chapter2/10-2-S405.html?v=C10-2-S405_2021031620210316
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-4_Procedure_For_Petition_And_Annexation_Plats
https://le.utah.gov/xcode/Title10/Chapter2/10-2-S403.html?v=C10-2-S403_2021031620210316
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On October 13, 2021, Summit County certified the county mailed notice to property
owners within and 300 feet surrounding the proposed annexation area (Exhibit C).

On October 15, 2021, the Applicant filed an annexation petition with the City Recorder.
The annexation petition includes approximately 580-acres of United Park City Mines
property subject to the Flagstaff Development Agreement, as well as the 344-acre Clark
Ranch property owned by Park City Municipal (Exhibit A). The petition proposes
Recreation Open Space zoning for the area to be annexed.



Background

Richardson Flat Property

On May 17, 1994, United Park City Mines (UPCM) filed an application to annex an
area—initially referred to as Flagstaff Mountain and now known as Empire Pass—into
Park City. After years of negotiations, on June 24, 1999, City Council adopted
Ordinance No. 99-30, annexing approximately 1,750 acres into Park City for the
development of Flagstaff Mountain (Exhibit D). On the same day, the City Council
adopted Resolution No. 20-99, authorizing the Development Agreement for Flagstaff
Mountain, Bonanza Flats, Richardson Flats, the 20-acre Quinn’s Junction Parcel, and
Iron Mountain (Flagstaff Development Agreement) between UPCM and Park City
(Exhibit E). The Flagstaff Development Agreement was amended in 2007.

The agreed upon and long-planned annexation of the UPCM Richardson Flat properties
into Park City was first negotiated as part of the Flagstaff Development Agreement. In
Section 3.1 of the Development Agreement, UPCM agreed to annex its property in the
Richardson Flat area into Park City. Additionally, UPCM agreed to development
restrictions that limit future uses of the Richardson Flat property to golf, equestrian, or
other public recreational facilities, or to perpetually deed restrict Richardson Flat to
prevent further development.

Also, in accordance with the Flagstaff Development Agreement, UPCM leases to Park
City Municipal 30 acres in the Richardson Flat area for parking and potential
recreational spaces.

The development-restricted acreage is highlighted in the proposed annexation map in
orange below:



https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/parkcity/resolutions/documents/20-99.pdf
https://www.parkcity.org/home/showpublisheddocument/37205/636216523463430000

Clark Ranch

Clark Ranch is a 344-acre property in the Quinn’s Junction area south of SR 248,
bisected by HWY 40. On October 9, 2014, the City Council approved a Real Estate
Purchase Contract for the City’s purchase of Clark Ranch with Resort Communities Tax
open space funds with plans for a conservation easement, with a potential for limited
non-open space uses on reserved acreage not to exceed 40 acres.

The Clark Ranch property is highlighted in dark green below:

Annexation Parcels ,’1
Parcels to be annexed
[] Annexation Expansion Area
City Limits

s G
/ ]

Analysis
() The Annexation Petition is Consistent with the Park City General Plan.

Annexation of property to the City must be a logical extension of City boundaries and be
consistent with the intent and purpose of the Park City General Plan.! Preliminary
review of the area in accordance with LMC § 15-8-2(H) demonstrates no anticipated
adverse impacts nor economic issues with regard to the provision of municipal services
for the anticipated uses.

The approximately 1,200 acres proposed for annexation into Park City are currently
located in unincorporated Summit County in the Quinn’s Junction Neighborhood

1LMC §15-8-2.


https://www.parkcity.org/departments/planning/general-plan
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-2_General_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-2_General_Requirements

Planning Area. The Snyderville Basin General Plan Future Land Use Map for this area
includes recreation and open space uses, a potential transportation hub, and very low-
density development (Exhibit F). Summit County designated the area very low-density
zoning: Hillside Stewardship (one unit per 30 acres or one unit per 40 acres on critical
lands), Rural Residential (one unit per 20 acres or one unit per 40 acres on sensitive
lands), and Mountain Remote (one unit per 120 acres).

The Park City General Plan City Implementation Strategy for Goal 1 to protect
undeveloped lands, discourage sprawl, and direct growth inward, is to annex additional
land to shape growth reflective of the City’s goals for land use surrounding Park City, in
part to protect gateways to the City (Exhibit G). The General Plan identifies the area
proposed for annexation to be preserved primarily as open space (Exhibit H). The Park
City General Plan also references the Quinn’s Junction Joint Planning Commission
Principles, developed between Park City and Summit County to create a shared land
use plan for future development of the Quinn’s Junction area based on commonalities in
the Snyderville Basin and Park City General Plans (Exhibit I).

Preserving open space and recreation uses, protecting wildlife corridors, view corridors,
and sensitive lands with low-impact recreational activities are priorities for this area,
outlined in General Plan Volume II, Neighborhoods 3, p. 266.

(I The Annexation Petition Complies with Land Management Code Section 15-8-
3, Property Owner Initiation of Annexation.

If the City Council accepts the annexation petition, staff will complete a full analysis
outlining compliance with Land Management Code Chapter 15-8, Annexation. Initial
review indicates the annexation petition meets the requirements outlined in LMC
Chapter 15-8, which include in part that the area proposed for annexation be drawn
along the boundaries of existing districts and be a logical extension of the City
boundary. The area proposed for annexation is included in the City’s Annexation
Expansion Area in LMC § 15-8-7.

Pursuant to LMC § 15-8-3, the annexation petition for Recreation Open Space must
include

e Property owner consent

e A certified survey plat of the area to be annexed prepared by a surveyor licensed
to practice in Utah describing the existing City boundaries and each individual
ownership sought to be annexed, including a legal description of the property

e A full disclosure statement of waters owned

e A comprehensive review and analysis of surrounding property

Please see Exhibit A to view the annexation petition proposed for Council consideration,
which includes the Flagstaff Development Agreement outlining UPCM’s consent to
annex the Richardson Flat property into Park City, the certified survey plat, the
disclosure statement of waters owned, and the comprehensive review and analysis of


https://www.arcgis.com/apps/webappviewer/index.html?id=8fa54cade4d64da8b8a6869ba9b38f82
https://www.arcgis.com/apps/webappviewer/index.html?id=8fa54cade4d64da8b8a6869ba9b38f82
https://www.parkcity.org/home/showpublisheddocument/12387/635724909559570000
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8_Annexation
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-7_Expansion_Area_Boundary_Map
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-3_Property_Owner_Initiation_Of_Annexation

surrounding property.

(1) The Planning Director Recommends the City Council Accept the Annexation
Petition.

The purposes of the annexation requirements outlined in LMC 8 15-8-1 are in part to
preserve open space, enhance parks and trails, protect entry corridors and view sheds,
and to create buffer areas in conjunction with the Park City General Plan. The
annexation petition proposes future land use that is aligned with the Park City General
Plan, as well as Summit County’s Snyderville Basin General Plan, allowing future land
use to be protected as recreation and open space.

Alternatives

e The City Council may accept the annexation petition, initiating City Recorder
certification of the petition and the public review process;

e The City Council may deny the annexation petition to terminate the review
process, and mail written notice to the petition sponsor within five days after the
denial;

e The City Council may choose to neither accept nor deny the annexation petition.
If the City Council takes no action on the petition at or before the next regularly
scheduled City Council meeting on October 28, 2021, the petition is considered
to have been accepted for further consideration.

Exhibits

Exhibit A: Southeast Quinn’s Junction Annexation Petition

Exhibit B: Notice of Intent

Exhibit C: Summit County Certification

Exhibit D: Ordinance No. 99-30

Exhibit E: Flagstaff Development Agreement

Exhibit F: Snyderville Basin General Plan Quinn’s Junction Future Land Use Map
Exhibit G: Park City General Plan Goal 1

Exhibit H: Park City General Plan — Quinn’s Junction Neighborhood

Exhibit I: Quinn’s Junction Joint Planning Commission Principles


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-1_Purpose
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DocuSign Envelope ID: C7B24B01-BC3A-46CF-B29A-D8A38BBEG83D0

mPark City Municipal Corporation

445 Marsac Avenue ¢ PO Box 1480 » Park City UT 84060 e (435) 615-5060 e (435) 615-4906-fax ¢ www.parkcity.org

ANNEXATION PETITION

APPLICATION FILING DATE OcrpBER /5, 202 [ _ \
APPLICATION FEE — RECEIPT # L - 2/-050 57 —REcspr# 00064 T -00 3/

PROCEDURE FOR PETITION AND ANNEXATION PLATS

Application Deemed Complete Date /e//s/zgzj

Annexation Petition Accepted by City Council. Date

Annexation Petition Rejected by City Council. Date

If accepted, Annexation Petition certified by City Recorder Date

Notice is given to City Council regarding petition certification Date

City publishes notice of petition acceptance
{once a week for three successive weeks) Date

City sends mailed notice of petition acceptance to
Affected entities Date

Deadline for affected entities to file protest Date

If no protest, Planning Commission ﬁvill hold a hearing RECEIVED
and make a recommendation to the City
Council. City Council will hold a hearing and 0CT 15 201
take final action (each hearing requires )
7 day published notice) Date _ PARK CITY

If protest is filed, consult State Code for information
on boundary commission requirements and dates

PLEASE READ AND SIGN BEFORE APPLICATION SUBMITTAL

As the applicant for this Annexation Petition, | understand that my application is not
deemed complete until the Planning Department has reviewed the application and
deemed it complete. | further understand | will be notified by mail when my application
has been deemed complete. The determination of a complete application does NOT
certify that the Annexation Petition has been accepted. The certification of an accepted
petition requires City Council action.

Please sign your name (as sole owner or as designated sponsor)

Name: Park City Municipal Corporation, Matt Dias, City Manager
é - gn:ﬂtsy;
Date: October 15, 2021

12



DocuSign Envelope ID: C7B24B01-BC3A-46CF-B29A-D8A38BE683D0

l. PROJECT INFORMATION

Name of Property Owner or sponsor petitioner: Park City Municipal Corporation

Address/Location (include location map):

Southeast Quinn’s Junction, location map included in petition

Legal Description (attach):

Legal description is attached to the petition

Il. APPLICANT(S)

The petition shall contain signatures of property owners representing a majority
of the land area and at least 1/3 of the value of all private real property within the
area proposed for annexation. If the area is within an Agricultural Protection Area
(Utah Code — Title 17, Chapter 41, Agriculture Protection Area) then the petition
shall contain signatures of all of the private land area within the annexation area.
If all of the property is owned by a public entity other than the federal
government, then the petition shall be signed by the owner(s) of all the publicly
owned real property.

[SIGNATURE PAGE ON NEXT PAGE]

13



DocuSign Envelope ID: C7B24B01-BC3A-46CF-B29A-D8A38BE683D0

SIGNATURE PAGE _ _

Name: Matt Dias _ Signature: Malt OWZ *
Mailing Address: 445 Marsac Ave.. B.0). Box 1480, Park City, UT, 84040-1480
Phone #: 435.615.5180 Fax #: 801.615.4902 E-mail matt.dias@parkcity.org

DocuSigned by:

Name: Matt Dias __ Signature: Matt OWZ **
Mailing Address: 445 Marsac Ave.. B.0. Box 1480, Park City, UT, 84040-1480
Phone #: 435.615.5180 Fax #: 801.615.4902 E-mail matt.dias@parkcity.org

Name: Signature:
Mailing Address:

Phone #: Fax #: E-mail

Name: Signature:
Mailing Address:

Phone #: Fax #: E-mail

* Signed acknowledging and recognizing United Park City Mines Company’s consent to
the annexation as also contained and set forth in the attached.

** Signed on behalf of Park City Municipal Corporation.
NOTICE:

THERE WILL BE NO PUBLIC ELECTION ON THE ANNEXATION PROPOSED BY
THIS PETITION BECAUSE UTAH LAW DOES NOT PROVIDE FOR AN
ANNEXATION TO BE APPROVED BY VOTERS AT A PUBLIC ELECTION.

IF YOU SIGN THIS PETITION AND LATER DECIDE THAT YOU DO NOT SUPPORT
THE PETITION, YOU MAY WITHDRAW YOUR SIGNATURE BY SUBMITTING A
SIGNED, WRITTEN WITHDRAWAL WITH THE CITY RECORDER OF PARK CITY
MUNICIPAL. IF YOU CHOOSE TO WITHDRAW YOUR SIGNATURE, YOU SHALL
DO SO NO LATER THAN 30 DAYS AFTER PARK CITY RECEIVES NOTICE THAT
THE PETITION HAS BEEN CERTIFIED.



DocuSign Envelope ID: C7B24B01-BC3A-46CF-B29A-D8A38BE683D0

DEVELOPER:
United Park City Mines Company,
a Delaware carporation

5S

David I, Smith, Authorized Signing Officer

STATE OF UTAH )
188
COUNTY OF SUMMIT )

Onthis o2& " day of Ieﬁﬁ;;o% befare me, Lorrie J, Hoppan, the undersigned
Notary Public, personally appeared David J. Smith, persopally known to me to be the
Authorized Signing Officer of United Park City Mines Company, on behalf of the
corporation named herein, and acknowledgad to me that the corporation exesuted it.
Witness my hand and official seal.

NOTARY PUBLIG
N AR OF UTAR

DEER VALLEY RESORT COMPANY,

a Utah limited partnership

By:  Royal Street of Utah, a Utah corporation,
General Parinet

By: W M o

Robert Wells, Vies President

45+
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DEVELOPER: 3
United Park Cltnymes Company,
a Delaware corporation

B S

\Bavid J. Smith, Authorized ngmtrg Officer

corporation named herem and acknowledged to me th -t’--t-h
Witness my hand and QfﬁCIal seal.

reac "'=\ ~ NOTARY PUBLIC
STATE OF UTAH
My Commisslon Expires
Qctober 11, 2007
I.DFIRIEJ HOGGAN
4549 NSR32
Oakley, Utah 84055

a Utah limited partt( r\shlp
By:  Royal. Stteet of Utah, a Utah corporatiol
General Partner”

\

00\806’[@ B: 1850 P: 1897 Page 45 of 49 Summit County
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Margaret Plane

NS SR AT e
From: Mitchell Stephens <mstephens@jdrslaw.com>
Sent: Friday, October 15, 2021 9:50 AM
To: Margaret Plane
Subject: [External] FW: UPCM - Park City

[CAUTION] This is an external email.

From: Mitchell Stephens <mstephens@jdrslaw.com>
Date: Friday, October 15, 2021 at 9:08 AM

To: Nicole Deforge <ndeforge@fabianvancott.com>
Cc: Mark Harrington <mark@parkcity.org>

Subject: FW: UPCM - Park City

Nikki:

We have appreciated the opportunities to discuss Section 3.1 of the AMENDED AND RESTATED DEVELOPMENT
AGREEMENT and UPCM’s unconditional offer to annex Richardson Flat. Utah Code section 10-2-403(3)(d) requires that
property owners be provided with this notice:

* There will be no public election on the annexation proposed by this petition because Utah law does not
provide for an annexation to be approved by voters at a public election.

e [f you sign this petition and later decide that you do not support the petition, you may withdraw your
signature by submitting a signed, written withdrawal with the recorder or clerk of (state the name of the
proposed annexing municipality). If you choose to withdraw your signature, you shall do so no later than 30 days
after (state the name of the proposed annexing municipality) receives notice that the petition has been certified.

Consistent with the Development Agreement and our discussions, the City acknowledges and recognizes UPCM’s
consent to the annexation and accordingly will submit an annexation petition and sign recognizing UPCM'’s consent and
signature consistent with the Development Agreement and UPCM’s unconditional consent. If your client prefers to
resubmit a signature consenting to the annexation, or has any questions or objection to the petition, please contact me
directly by no later than noon on Monday, October 18.

Best,
Mitch Stephens
Mitchell A. Stephens | Shareholder

JAMES DODGE RUSSELL & STEPHENS P.C.
10 West Broadway, Suite 400
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ANNEXATION SPONSOR(S) Up to five of the signers of the petition may be listed as sponsors.
Please designate one whom shall be designated as the contact sponsor.

DocuSigned by:

Name: Matt Dias _ Signature:|_Mait Dias
Mailing Address: 445 Marsac Ave., P.O."Box 1480, Park City, UT, 84040-1480
Phone #: 435.615.5180 Fax #: 801.615.4902 E-mail matt.dias@parkcity.org

Name: Signature:
Mailing Address:

Phone #: Fax #: E-mail

Name: Signature:
Mailing Address:

Phone #: Fax #: E-mail

Name: Signature:
Mailing Address:

Phone #: Fax #: E-mail

Name: Signature:
Mailing Address:

Phone #: Fax #: E-mail

NOTICE:

THERE WILL BE NO PUBLIC ELECTION ON THE ANNEXATION PROPOSED BY
THIS PETITION BECAUSE UTAH LAW DOES NOT PROVIDE FOR AN
ANNEXATION TO BE APPROVED BY VOTERS AT A PUBLIC ELECTION.

IF YOU SIGN THIS PETITION AND LATER DECIDE THAT YOU DO NOT SUPPORT
THE PETITION, YOU MAY WITHDRAW YOUR SIGNATURE BY SUBMITTING A
SIGNED, WRITTEN WITHDRAWAL WITH THE CITY RECORDER OF PARK CITY
MUNICIPAL. IF YOU CHOOSE TO WITHDRAW YOUR SIGNATURE, YOU SHALL
DO SO NO LATER THAN 30 DAYS AFTER PARK CITY RECEIVES NOTICE THAT
THE PETITION HAS BEEN CERTIFIED.
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M. SUBMITTAL REQUIREMENTS:

Two copies of the following information are required prior to a determination of
application completeness. All site plans and drawings shall comply with the
standard specified in Section 200.0.02 of the Park City Design Standards,
Construction Specification & Standard Drawings-1000 Edition. Additional
information and/or studies may be required depending on location and potential
impact of the proposed annexation. A CD with electronic files of this information
shall be submitted with the application.

1. Applicant and Notification information (see sample on page 7)

a. Names, mailing addresses and stamped (forever stamps) #10 business size
envelopes of property owners within the proposed annexation area. Please
do not use self-adhesive style envelopes and do not include a return
address on the envelope. Applicants may submit an electronic Excel
spreadsheet for post card notices and pay a $1.00 fee per post card mailing
in lieu of stamped addressed envelopes.

b. Names, mailing addresses and stamped (forever stamps) #10 business size
envelopes of property owners within one-half mile of the proposed annexation
area. Please do not use self-adhesive style envelopes and do not
include a return address on the envelope. Applicants may submit an
electronic Excel spreadsheet for post card notices and pay a $1.00 fee per
post card mailing in lieu of stamped addressed envelopes.

2. An accurate and recordable map (certified survey plat) of the property to be
annexed, prepared by a surveyor licensed to practice in Utah, accurately describing
the existing City boundaries and each individual ownership sought to be annexed,
including an accurate legal description of the property to be annexed.

3. Existing conditions site plan, at a scale approved by the City, of the proposed
annexation area and surrounding area, within a radius to be specified by the City,
depending on the particular annexation (may be more or less than one-half mile).
This site plan must be prepared by a licensed Surveyor and shall include the names,
addresses, and property boundaries of all property owners within the annexation
area and within the specified study area.

4. Title Report (no older than 60 Days) for the proposed annexation area.

5. If the proposed property is intended for development, the petition for annexation
shall include complete applications for a preliminary subdivision plat and a Master
Planned Development (applicable only for projects that would require review as a
Master Planned Development according to Chapter 6 of the Land Management
Code). Attached to all annexation petitions shall be a land use analysis, performed
by a qualified land use planner with the assistance of other professionals such as
traffic engineers, civil engineers, wildlife biologists, and hydrologists, of all
undeveloped property within the annexation area and (but not limited to) within one-

5
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half mile of the proposed annexation. The City reserves the option of selecting the
qualified professionals to perform this analysis with the cost being paid by the
applicant. This analysis shall include, but not be limited to, a study of the following:

a.

b.

C.

Slope, wetlands, natural drainage, vegetation, slope, wildlife habitat, view
corridors, and significant geological features.

Existing and proposed road systems and easements, including traffic
generation, if necessary.

Proposed utility extension plans and easements, including water usage,
supply and delivery systems. Applicant must demonstrate proof of adequate
water rights sufficient to serve the proposed annexation area at full
development.

Location of proposed public and private open space, recreational areas, trails
and trail easements.

Proposed land uses including type, density, and if applicable, timing of build-
out of residential and commercial areas.

Proposed locations of community facilities such as fire stations, schools and
parks.

Consistency with the current General Plans of the governmental entities
having jurisdiction

A statement as to the anticipated timetable for development, if applicable.
Location and description of any Historic and cultural resources on the
property.

6. Affordable housing plan consistent with the City’s affordable housing policies, if
applicable.

7. Project phasing plan and construction mitigation plans for each phase, if applicable.

8. Public utilities and essential services analysis including:

a.

School impact analysis, including analysis of existing and projected schools
which will serve the annexation area. Analysis shall project school-age
population generated by the annexation area over a twelve-year period.
Capacity of existing sanitary sewer trunk line and capacity of treatment
facilities serving the project.

Capacity and availability of solid waste collection, animal control and other
services provided by agencies other than Park City.

A full disclosure statement of any and all waters owned of historically utilized
on the property to be annexed, and a statement from the water owner(s) as to
the estimated value of the water or price at which owner(s) would be willing to
sell the said water to the City.

9. Fiscal impact analysis of the proposed annexation on Park City, the remaining
unincorporated area, special districts, school district and other governmental entities.
The fiscal impact analysis format, including the revenue and cost assumptions shall
be approved by Park City. If necessary, the City shall hire qualified experts to
perform the analysis. The cost of such analysis shall be paid by the applicant as

6
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part of the Annexation Petition application. The fiscal impact analysis shall include,
but not be limited to, the following:

a. Current and five year projections of demographics and economic base in the
area proposed for annexation and surrounding unincorporated area, including
household size and income, commercial and industrial development and
public facilities.

b. Projected growth in the area proposed for annexation and the surrounding
unincorporated area in five-year increments.

c. The present and future annual projected revenue to the City as a result of the
annexation.

d. The projected impact the annexation will have over the following ten years on
the amount of taxes that property owners within the area proposed for
annexation, Park City residents, and the remaining unincorporated county will
pay.

e. Present and future (over the next ten years) projects of costs of governmental
services to the annexing area.

10. Other studies and analysis as necessary to determine annexation appropriateness.

Once the annexation has been approved, please submit the following:

1. CD disc containing the final annexation plat in electronic form, preferably AutoCAD.

2. 4 —mil mylar of the annexation plat trimmed to 24” x 36” with % inch border on top, right and
bottom, and 1 %2 inch border on left. Annexation mylar plat shall be in a form approved by
the City engineer and City Attorney, including all required signatures and certifications.

Note: once all the required studies and documents are submitted and deemed complete
by the City, the appropriate City Departments and Commissions shall schedule the
application for review. If deemed appropriate by the Planning Department, the
application fee may be pro-rated provided an adequate fee has been collected to offset
City costs for processing the application.

ENVELOPE:
a. #10 size business envelopes (addressed to property owners as described
above) with mailing labels and forever stamps affixed (we do not accept metered
envelopes). Please do not use self-adhesive style envelopes and do not
include a return address on the envelope.
b. List of property owners, names and addresses as described above. The
distance is measured from the property line, not the location of the request.
Please provide the Summit County Assessor’s Parcel Number for each property
owner if possible

Sample Envelope

No return address

JOHN DOE
PO BOX 2002
PARK CITY UT 84060

10 91
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IV.  ANNEXATION FACT SHEET
PROJECT DESCRIPTION

1. On a separate sheet of paper, please complete the following requests and attach to
this application:

a. Give a general description of the proposal and attach to the application.

b. Provide a written statement addressing specifics of the request, indicating
proposed use of the property, any other application submitted as part of the
proposal, development time schedule, and any additional information required
to describe the proposed annexation.

2. |s the property contiguous to Park City municipal boundaries? X yes [ no
3. Is the proposed property a contiguous area? Xyes [1no

4. Will this annexation leave/create an unincorporated island or peninsula?
Jyes X no

5. Existing zoning: HS, RR, MR Proposed Zoning: ROS

6. Will project be within Sensitive Lands Overlay Zone when annexed?
X yeslino

7. Current use of property: Undeveloped/Recreational Open Space

8. Project area (acreage): ~1,218
% of project area on slopes in excess of: 15% 21.8% ; 40% 2.2

9. Does the petition for annexation contain any land area proposed for annexation in a
previously filed petition that has not been granted, denied or rejected?
‘lyes X no

10.Are you also seeking development project approval at this time? [ yes X no
If yes, type of application filed

11.Current City water service is available within 1,000 feet of the property.

12.Water rights sufficient to serve the project will be dedicated upon annexation
Jyes X no

13. Project will be accessed via:
X public road ] private road ] private driveway

(continued on next page)
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14. State Law requires that on the date of filing the annexation petition with the City, the
petition sponsor(s) shall also deliver or mail a copy of the petition to the County
Clerk of the county in which the property is located, and also to the chair of the
County Planning Commission which has review authority or jurisdiction over said
property. Has this been done? X yes Date October 15, 2021 no
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SOUTHEAST QUINN’S JUNCTION
ANNEXATION REPORT

Prepared by:
Michael Demkowics and Braylon Rose
for
Park City Municipal Corporation

Dated: October 10, 2021

Introduction

Park City Municipal Corporation (PCMC) is sponsoring a petition to have properties annexed into

Park City. The project area is south and east of Quinn’s Junction between the existing city boundary and
the county line. The total proposed annexation area is approximately 1,218 acres. The purpose of this
report is to provide a review and analysis of the existing and proposed land uses associated with the
Southeast Quinn’s Junction Annexation. The annexation petition is consistent with the Purpose and
General Requirements of Utah State Code 10-2-401, et seq. See attached Annexation Plat and Boundary

Survey. The right to supplement this report is reserved.

Property Description:

The Southeast Quinn’s Junction portion of the annexation consists of 20 parcels of both public and private

ownership totaling 1,218.69 acres. Below is a list of parcels, owners, and acreage.

Parcel ID Owner Acres
SS-65-A-X Utah Department of Transportation 69.80
SS-65-A-X-X Park City Municipal Corporation 0.78
SS-65-A-1-X USA Bureau of Reclamation 0.26
SS-92-A-1-A Quinn Capital Partners LLC 0.22
SS-92-A-1-X Utah Department of Transportation 27.01
SS-92-A-X USA, Dept of Interior 34.19
SS-88 United Park City Mines Co 166.27
S5-91-UP-X State of Utah 6.00
SS-87-A-X USA Bureau of Reclamation 17.18
SS-87 United Park City Mines Co 380.00
SS-87-B HIDEOUT COMMUNITY ADVANCEMENT AND DEVELOPMENT LLC 22.85
55-86-91-UP-X Summit County, Utah 12.38
SS-91-X Park City Municipal Corporation 45.85
PP-28-A United Park City Mines Co 40.00
S$5-121-X Park City Municipal Corporation 124.98
PP-26-A-1-AX Park City Municipal Corporation 44.00
PP-26-X Park City Municipal Corporation 125.76
PP-26-D-X Utah Department of Transportation 6.03
PP-26-A-X Utah Department of Transportation 94.56
PP-S-46 AMEZQUITA, EDGAR 0.57
10/10/21
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Section 1- Existing Conditions
Existing natural conditions have been identified, in some cases mapped, and then subsequently analyzed
to address the conditions of the Annexation Petition and are noted below.

a. Slopes:
The Richardson Flat area comprises the central area of the Southeast Quinn’s Junction. It is a largely flat

zone with streams and wetlands. A slope analysis has been conducted with the following results:

Slopes 0—15% 76% (920 acres)
Slopes 15-30% 19% (235 acres)
Slopes 30-40% 2.1% (26 acres)
Slopes 40%+ 2.2% (27 acres)

The slopes analysis can be found on the attached Slopes Analysis Exhibit.

b. Wetlands and Hydrology:
Wetlands have been delineated by data provided by the Utah AGRC GIS database and are shown on the
Existing Conditions Exhibit. Additionally, FEMA flood hazard zones and streams have been added to the
same exhibit. Data was provided by Utah AGRC GIS database. The data provided for wetland, flood hazard
zone, and stream delineation is assumed to be accurate.

C. Vegetative Cover:
Much of the annexation area is classified as shrubland. Data from the Utah AGRC GIS database shows the
area being classified as “mixed shrub”. The Utah Natural Resources Conservation Service (NRCS)
completed a county-wide resource assessment which shows the full annexation area as being shrubland.

Types of vegetation include sagebrush, gambel oak and meadow grasses.

d. View Corridors:
The UDOT parcel is a thin strip of land running along the west shoulder of US Highway 40. The native grade
and vegetation have been disturbed by the highway grading. It is mostly sage brush and grasses graded at
a constant slope between the hillside and the highway.

The Southeast Quinn’s Junction portion is bounded on the west by Park City limits, comprising open space
and residential subdivisions, on the north by the SR-248 corridor, on the east by the Wasatch County line
and private property, and on the south by the ridgeline that delineates the Summit County line. The terrain
rises steadily from north to south. The north portion of the property is identified by industrial areas in
adjacent unincorporated Summit County and a mine impacted soils remediation facility. The southern end
is largely undeveloped and contains native vegetation and topography.

Views to the north, south, east, and west are provided in the exhibits. Changes to the view corridors are
not proposed with this annexation. However, changes are possible during a possible future subdivision or
MPD process, particularly on city-owned land west of Highway 40.

e. Wildlife:
The open spaces of the annexation area provide important habitat for wildlife. Wildlife habitat mapping for
important species has been downloaded from the AGRC GIS Portal website. These species include black

10/10/21
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bear, moose, elk, mule deer, and dusky grouse. Elk and moose populate the hilly southern portion of the
area. Black bear and mule deer habitat are found throughout the annexation. Dusky grouse are found in
the low-lying areas adjacent to larger streams. Wildlife habitat maps are presented in the exhibits.

An inquiry to the State of Utah, Division of Wildlife Resources, Department of Natural Resources (DWR)
indicated that there have been several species of concern found within a one-half mile radius and no
sensitive or threatened and endangered species, as noted in attached Utah Natural Heritage Program
Online Species Search Report. The animal species of concern found within a one-half mile radius are
Bonneville Cutthroat, Bald Eagle, Ferruginous Hawk, Mountain Marshsnail, Western Toad, Columbia
Spotted Frog, Greater Sage Grouse, Northern Leopard Frog, and Lewis’s Woodpecker. There were no plant
species of concern found within a one-half mile radius of the site.

f. Historic and Cultural Resources

An inquiry with the Utah Division of State History indicated that of the 1,218 acres included in the
proposed annexation, only 280 acres have been previously surveyed for cultural resources. There are five
known archaeological sites within that survey: one railroad, one highway (US 40), one ditch, one historic
trash dump, and one unknown historic site. The location of these resources is protected under Utah State
Law and therefore were not able to be mapped. The Utah Division of State History has indicated that there
is high potential for additional sites within the remainder of the area that has not been surveyed due to
the area’s density of mining and other historic activities. There is one prehistoric Native American site just
inside the current Park City municipal boundary, so there is potential for additional Native American sites
within the annexation area as well.

g. Geological Features
Ridgelines were delineated using the site contours. As indicated on the slope analysis, the site contains
rolling hills with several ridgelines.

Existing natural conditions have been identified, in some cases mapped, and then subsequently analyzed
to address the conditions of the Annexation Petition and are noted below.

Section II- Proposed Subdivision Plan
There are no current plans for the development of the property. Future plans for development are subject
to plan review, either subdivision or MPD which will address any additional impacts.

Section llI- Existing and Proposed Streets and Roads

US Highway 40 intersects the Southeast Quinn’s Junction area. SR-248 and the Richardson Flat Road also
intersect the Southeast Quinn’s Junction area. The Richardson Flat Park-N-Ride is located to the north of
the Richardson Flat Road within the annexation boundary. There are numerous active and inactive dirt
roads throughout the annexation, including the Highway 40 west side, frontage road.

The Richardson Flat Road and Park-N-Ride is the only local street within the annexation boundary. The
Richardson Flat Road provides alternative access between Park City and the developments eastward along
SR-248. The Park-N-Ride provides opportunities for carpooling and the use of public transportation to
reduce traffic congestion on SR-248 between Quinn’s Junction and Park City.

No new streets or roads are proposed with this annexation petition. Future plans for development and a
future park n ride facility on the northwest Highway 40 interchange are subject to review through either
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subdivision or MPD which will address any additional impacts. It is worth noting here that the 2015
Snyderville Basin General Plan identifies a future Transportation Hub in the Highway 40- SR-248
interchange area.

Section IV- Existing and Proposed Utilities
All existing utility providers are located at the annexation boundary. No new utilities are being proposed.

Section V- Location of Proposed Open Space
The petition is requesting all of the properties be zoned Recreation and Open Space (ROS), outside of road
right of ways.

Section VI- Existing and Proposed Land Uses

Immediately surrounding the Southeast Quinn’s Junction parcels are vacant land and residential
development. Zoning within the southern parcels include Rural Residential, Hillside Stewardship and
Mountain Remote. Within a half-mile of the Southeast Quinn’s Junction area there are also Recreation
Open Space, Residential Development, Community Transition, and Estate Zones. The zoning proposed for
these parcels is Recreation and Open Space (ROS).

It should be noted that a mine impacted soils repository is located within the annexation.

Section VII- Existing and Proposed Locations of Community Facilities

The Richardson Flats Park-N-Ride Lot and an undeveloped trailhead on the SS-91-X parcel, which serves as
recreational access and for the Clark Ranch (east) property and a staging area for the current grazing
lessee, are the current community facilities. A second Park-N-Ride facility is proposed near the Highway 40
interchange, adjacent to the northbound SR-248 on-ramp.

No other community facilities are currently identified.

Section VIlI- Anticipated Timetable for Development
There are no current plans for development of the properties. Future plans for development are subject to
review through either subdivision or MPD which will address any additional impacts.

Section IX- Affordable Housing

The current parcels are within the Park City School District Boundary. The proposed annexation results in
no additional density. Affordable housing guidelines and standards will be reviewed and applied in any
future subdivision or MPD application for development.

Section X- Public Utilities and Essential Services Analysis

a. School Impact Analysis- The parcels are located within Park City School District Boundaries and are
assessed a fee as part of their property taxes. The proposed annexation results in no additional
density, thus no additional services from PCSD are required.

b. Capacity of sanitary sewer services- Snyderville Basin Water Reclamation District has indicated ithas
excess capacity to service this area in the future if approved through a planning process, however no
development is currently proposed.

10/10/21
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Other Services- The annexation area is within the Park City Fire District. Park City Public Safety
services will be extended to the annexation area but with minimal service impacts due to the nature
of the open space condition. Solid waste and mosquito abatement will require no change in the
provision of these services as a result of this annexation. Animal control services will continue to be
provided by Summit County Animal Control or Park City Public Safety based on a case-by-case
situation.

Water Rights- There are three in the Southeast Quinn’s Junction area as shown on the attached Land
Use and Water Rights Exhibits. Two of these points (9435020P00 and 9435021P00) are non-
production test wells that have since been abandoned. Diversion E1596 is a rejected water right
application from 1979. Two of the points (T20178 and T20241) are temporary changes to existing
water rights where contractors used the water during construction projects and have since expired.

Water Right 35-5588 is a Diligence Claim for 16.75 Ac-ft of water diverted from a tributary stream to
Silver Creek. The Park City Municipal parcel SS-121-X contains two water rights. Water Right 35-5580
is a Point-to-Point Diligence Claim for 9.45 Ac-ft of water from a Spring.

e Due to the petition’s lack of development, there is no need to secure additional water
rights. One of the regional partners in the Western Summit County Project would supply
water if and when needed.

e Water rights identified in this report note John Clark and Nadine Gillmor as owners of
record, however both are deceased. As of this report, inquiries per the valuation
statement of the water rights are still under investigation.

10/10/21
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Water Right: 35-5580 Application/Claim Number: D5402 Certificate Number:
Home Display = Scanned Documents = Print View Map
Owners
Name: Nadine F. Gillmor
Address: PO Box 130, 2359 East Weber Canyon Road
Oakley, UT 84055
Interest: 100%
Remarks:
General
Type of Right: Diligence Claim Source of Info.: Diligence Claim Status:
Quantity of Water: 9.45 ACFT
Source: Springs
County: Summit
Common Description: 2 Miles East of Park City
Proposed Determin. Book: 35- Map: Publication Date:
Land Owned by Applicant: County Tax Id#:
Dates View More
Filing:
Filed: 04/11/1989
Priority:  / /1862 Decree/Class:
Advertising:
Protest End Date: Protested: Not Protested Hearing Held:
Approval:
State Engineer Action: Action Date:
Certification:
Proof Due Date:
Certificate Date: Lapsed, Etc. Date: Lapsed Letter Date:
Points of Diversion View Map
Stream Alteration Required:
Points of Diversion - Point to Point
(1) Spring from a point at S 660 feet E 660 feet from N4 corner, Sec 11 T 2S R 4E SLBM
to a point at S 660 feet E 660 feet from N4 corner, Sec 11 T 2S R 4E SLBM
Comment: Administratively updated by State Engineer.
Source: Spring
(2) Spring from a point at S 660 feet E 660 feet from NW corner, Sec 11 T 2S R 4E SLBM
to apoint at S 660 feet E 660 feet from NW corner, Sec 11 T 2S R 4E SLBM
Comment: Administratively updated by State Engineer.
Source: Spring
Water Uses View Map View Use Data
Water Use Group Number: 206345
Water Rights Appurtenant to the following use(s): 35-5580(DIL),
Stock Water-Beneficial Use Amount: 2320 ELUs Group Total: 2320 Prd of Use: 05/01-10/31
Domestic-Beneficial Use Amount: 2 EDUs Group Total: 2 Prd of Use: 05/01-10/31
Comments: Part-time use
Place of Use North West Quarter | North East Quarter | South West Quarter | South East Quarter | Section
NW [ NE [SW ] SE [NW | NE [SW] SE |NW [ NE [SW [ SE |[NW| NE [SW [ SE | Totals
[s T 2 siam Lot 8 |
Group Acreage Total |
Place of Use Stock
North West Quarter | North East Quarter |  South West Quarter |  South East Quarter
NW [ NE [SW ] SE |[NW ] NE [SW] SE | NW ] NE [ SW [ SE | NW ] NE [ SW [ SE
[sec11 7 25 R 4F suam [Lot8
Use Totals - for 1 group
Use Type Sole Supply_Total Group Total
Stock Water: 2320 ELUs 2320 ELUs
Domestic: 2 EDUs 2 EDUs
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Water Right: 35-8832 Application/Claim Number: AB078 Certificate Number: 536
Home Display | Scanned Documents Print View Map
Owners
Name: John Clark
Address: UT

Interest: 100%
Remarks:

General
Type of Right: Application To Appropriate Source of Info.: Certificate Status: Certificated
Quantity of Water: 0.022 CFS
Source: Crystal Spring Number 2
County: Summit
Common Description: East of Park City

Proposed Determin. Book: 35- Map: Publication Date:
Land Owned by Applicant: Yes County Tax ld#:
Dates View More
Filing:
Filed:
Priority: 02/26/1915 Decree/Class:
Advertising
Protest End Date: Protested: Not Protested Hearing Held:
Approval:
State Engineer Action: Approved Action Date:
Certification:
Proof Due Date:
Certificate Date: Lapsed, Etc. Date: Lapsed Letier Date:

Points of Diversion View Map

Paints of Diversion - Surface
(1)_S 1338 feet W 155 feet from NE corner,_Sec 11 T 25 R 4E SLBM
Diverting Works: Ditch & Pipeline Source: Crystal Spring #2
Elevation: UTM: 461609.932, 4501618.658 (NAD83)
Stream Alteration Required:

Water Uses View Map View Use Data

Water Use Group Number: 209525
Water Rights Appurtenant to the following use(s): 35-8832(CERT),

Domestic-Beneficial Use Amount: 1 EDUs Group Total: 1 Prd of Use: 01/01-12/31
Comments: Cert. 536 says water used for domestic purposes at the residence of the

Use Totals - for 1 group

UseType Sole Supply Total GroupTotal
Domestic: 1 EDUs 1EDUs

Other Comments

Weber River Decree No. 832
Not for official Use
See Certificate 536 for further info.

Section XI- Consistency with Current General Plans
No change in current land use is proposed during the annexation of the property into Park City Municipal

boundaries. The existing Richardson Flats parking lot is adjacent to a recommended Transportation Hub
use. The petition is consistent with the Snyderville Basin General Plan as provided in the appendices. The
Park City General Plan does not discuss the specific area included within this annexation; however,
preservation of the natural landscapes considered for the parcels reflects the natural setting strategy
outlined within the document. The petition has included the previous Quinn’s Junction Joint Planning
documents as referenced in the appendices.
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Section XII- Fiscal Impact Analysis
Annexation means these properties no longer pay into the Municipal Type Service Area for Summit
County.

It is important to note that 50% of the parcels within the annexation petition are owned by governmental
agencies including the Department of the Interior, Park City Municipal Corporation, UDOT, and Summit
County. These properties are exempt from property tax.

For tax purposes, the current uses will remain and are based on 2020 assessed valuations. No base
residences are existing or currently proposed that would draw on municipal services such as police and
snow removal. These parcels, if annexed, would contribute to the municipal budget.

The Snyderville Basin Special Recreation District has not resolved how bond obligations would be
addressed in the event of annexation, the options being to re-distribute the commitment to the remaining
taxpayers in Summit County or have the annexed property pay its portion of the bond obligation in full.

Contribution to the Park City School District currently occurs from applicable parcels. Taxes for the Park
City School District would remain the same if the parcels were annexed. There are no additional costs to
the Park City School District since there is no development proposed for these parcels, therefore no
increase in residents and school children.

The annexation of the parcels allows Summit County to continue to collect a base tax rate for the property.
Since the county is no longer obligated to provide law enforcement, snow removal, road maintenance, and
community development and planning for the parcels, the Municipal Type Service Area tax will no longer
be applied. These services would now be the responsibility of Park City Municipal, and collection of Park
City property taxes would offset the increased services.

Annexation into Park City obligates the municipality to provide essential services to these properties. Since
the properties are currently vacant, other than the City-leased parking lot, minimal impacts would be felt.

Park City Property Tax Park City
Revenues General Fund
2021 $3,565
2022 $3,565
2023 $3,565
2024 $3,565
2025 $3,565

Any proposed residential development of the property would mean additional municipal services would be
required. Development approvals would increase land value and raise property tax contributions.

There are no current plans for the development of these parcels. Based upon input from the Park City
Budget office, the cost to provide municipal services averages about $2554 per residence per annum, and
the average residence in Park City pays approximately $1,800 per annum to the municipality.
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Southeast Quinn’s Junction
Annexation Petition

Vacant land with residential development approvals see an increase in value. Further, the development of
the properties with residences increases the assessed value of the land and associated structures and
thereby increases the amount of taxes collected. In this case, there is a direct correlation between the
increased tax collected and the additional services residents need.

The proposed annexation adds no additional residences to Park City, nor are there development plans for
the property at this time. The property owners will see less than a 5% increase in property taxes once the

property is incorporated into Park City.

Multi-

County

Summit Municipal Park Assessment Local Park Snyderville Snyderville
Property Co. Type City and Assessment Weber Park Uniform City Basin Recreation
Tax General Service General Collecting and Basin Mosquito City School School Recreation District Total Tax
Revenues Fund Area Fund Levy Collection Water Abatement Fire District District District Bond Collected
Existing
in
Summit
County $1,600 $968 S0 $16 $268 $265 $47 $871 $4,872 $7,659 $957 $429 $17,951
Proposed
within
Park City $1,309 S0 $3,565 $16 $268 $265 $47 $871 $4,872 $7,659 S0 S0 $18,870

The Snyderville Basin Recreation District (SBRD) is an entity also impacted by the annexation of these
parcels. The annexation of these properties means these owners no longer pay taxes to Snyderville Basin
Recreation District. These properties pay approximately $960 per year to the recreation district and $430
towards the Snyderville Recreation District Bond. The recreation district can re-distribute the obligation to
the remaining taxpayers in Summit County or require continued payment of property taxes from the
annexed properties.

Contribution to the Park City School currently occurs from these properties. These properties contribute
approximately $7,660 annually to the school district. Annexation of these properties would not impact the
payments received by the Park City School District. If proposed construction includes residential units, an
increase to the school population would be seen. Approved development plans and subsequent
construction raise the assessed value of the land and, therefore, would increase the contribution to the
Park City School District for increased impacts.

10/10/21
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Estimated Unit Size and Valuation

No Development Proposed

Average Unit Size (SF)
Total Unit Value/ SF
Total Unit Value

Total Number of Units

Total Project Value

Park City Property Tax Rates

Park City School District
Park City

Summit County General
Park City Fire District
County Assess. & Collecting
Weber Basin Water
Mosquito Abatement

Multi-County Assess. & Collecting

Summit County Property Tax Rates

Summit County General
Municipal Type Service Area

Multi-County Assess. & Collecting

County Assess. & Collecting
Weber Basin Water
Mosquito Abatement

Park City Fire

Park City School District

Snyderville Basin Recreation District
Snyderville Recreation District Bond

2019 2020 2021
0.004424 0.004308 0.004144
0.002125 0.002076 0.001898
0.000756 0.00073 0.000675
0.000667 0.000641 0.000595
0.000155 0.00015 0.00014
0.000153 0.000146 0.000132
0.000027 0.000026 0.000024
0.000009 0.000012 0.000012
0.008316 0.008089 0.00762

2019 2020 2021
0.000756 0.00073 0.000675
0.000559 0.00054 0.000502
0.000009 0.000012 0.000012
0.000155 0.00015 0.00014
0.000153 0.000146 0.000132
0.000027 0.000026 0.000024
0.000667 0.000641 0.000595
0.004424 0.004308 0.004144
0.000553 0.000756 0.000549
0.000248 0.000218 0.000208

0.007551 0.007527 0.006981

Section XIlI- Long-Term Community Impacts on Surrounding Property

The proposed annexation is a continuation of status quo, and consistent with the 2007 Amended & Restated

Development Agreement for Flagstaff Mountain, Bonanza Flat, Richardson Flat, the 20-acre Quinn’s Junction Parcel and
Iron Mountain, whereas the property will predominately be utilized as recreational open space, with transportation
related infrastructure such as Park-N-Ride facilities. Further, due to the overwhelming growth and proposed density
currently approved in the region, the proposed annexation’s long-term impacts must be viewed as an overall positive, as
they preserve the aesthetics of sensitive lands and natural settings, while also providing for wildlife refuge and public

recreational access.
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PARK CITY
1884

Resolution No. 12-98

RESOLUTION TO AMEND DEVELOPMENT PARAMETERS
FOR FLAGSTAFF MOUNTAIN

WHEREAS, on May 17, 1994 United Park City Mines Company (UPCM) filed an
application for annexation to Park City of certain UPCM holdings within the Ontario and Daly
Canyons, along with property held by several other mining companies and/or families; and

WHEREAS, the Planning Commission reviewed the proposal several times
throughout 1994 and 1995, provided feedback, an based on Planning Commission feedback, the
applicant submitted a revised annexation plan on June 14, 1995; and

WHEREAS, the Planning Commission and a special Flagstaff Task Force held
several meetings on the revised plan throughout the remainder of 1995 and the balance of 1996 and
held public hearings on the revised plan on October 25, 1995 and November 13, 1996; and

WHEREAS, on March 26, 1997, the Planning Commission recommended annexation
of the Flagstaff area, with certain development parameters; and

WHEREAS, the Council began its consideration of the Planning Commission
recommendation on April 17, 1997 and continued to take staff, applicant, and public input on April
24,25, 28 and 29 and May 1, 6, and 8, 1997, and

WHEREAS, on April 24, 1997 the Council opened a public hearing for over 350
attendees, and took testimony from 46 participants. The public sentiment revealed support for
annexation, but concerns regarding the development parameters; and

WHEREAS, the City mailed and published notice of the proposed annexation and
annexation policy declaration to all affected entities and received no protest to the annexation; and

WHEREAS, on May 10, 1997, the Council concluded in Resolution No. 10-97 that

annexation was appropriate and that many, but not all, of the proposed development parameters
could be accommodated in the Flagstaff area; and
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WHEREAS, without withdrawing its annexation petition, the applicant rejected the
Council’s 1997 development parameters, and began to pursue development entitlement in
unincorporated Summit and Wasatch Counties; and

WHEREAS, on July 8, 1698 the applicant approached the Council with a renewed
desire to annex and with additional offers of on and off-site transportation facilities, utilities,
enhancements, and recreation amenities; and

WHEREAS, Council convened several work sessions, an additional public meeting,
and facilitated interest group meetings to consider new development parameters; and

WHEREAS, on August 27, 1998, approximately 100 people attended, and over 20
individuals commented on new draft development parameters; and

WHEREAS, based on public input, Council further negotiated improved development
parameters; and

WHEREAS, based on all of the staff, applicant and public input, the Council hereby
reconfirms that the Flagstaff area should develop within the City; and

WHEREAS, in consideration of the foregoing, the Council finds that it is in the best
interests of the citizens of Park City to adopt the attached development parameters and to direct staff
to prepare a development agreement and annexation documents for Council to consider in its next
step to finalize annexation of the Flagstaff area:

NOW, THEREFORE BE IT RESOLVED by the Park City Council as follows:

SECTION 1. FLAGSTAFF DEVELOPMENT.

L. The development parameters adopted for the Flagstaff annexation area in Resolution No. 10-
97 are hereby rescinded.

2. The aitached development parameters for the Flagstaff area attached hereto are hercby

adopted (Altachment A).

3. Staff shall prepare a development agreement for Council review and consideration prior to
annexation.

4. Staff shall prepare annexation documents for Council review and consideration.

SECTION 2. EFFECTIVE DATE. This Resolution shall become effective upon

adoption.

20f3
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PASSED AND ADOPTED this 10th day of September, 1998.

PARK CITY MUNICIPAL CORPORATION

ayor Br A. Olch

dfiet M. Scott, City Recorder

Approved as to form:
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FLAGSTAFF DEVELOPMENT PARAMETERS

September 10, 1998

PART I. FLAGSTAFF AREA

SECTION 1. Development Configuration, Limitations and Maximum Density

A. Flagstalf Area: (see Exhibit A). The Flagstaff Area is composed of two primary
development zones: the lower “Mountain Village” area and the “Northside Neighborhood”

>

area .

1. Mountain Village: (formerly Pods A and B) The Mountain Village is intended to be
a mixed use residential and commercial resort support area which is configured as
a pedestrian village. Site specific configuration will be established as a part of the
Small Scale Master Plan process. In reviewing the configuration, the Planning
Commission will consider the following parameters:

a.

b.

Rev. 09/21/98

The development shall be constrained to up to 115 acres in overall size.

Pedestrian village means that at least 65% of the residential properties are
clustered within walking distance (5 minute walk) of a transportation hub of
the village, which can be directly accessed by pathways or sidewalks. The
transportation hub is defined as the terminus of a public and/or private
transportation system and public plaza located as centrally as possible within
the village. The balance of the density may occur in one of the two other
pods shown on Exhibit A, as determined appropriate by the Planning
Commission during the Small Scale Master Planned Development (MPD)
TEVIEW process.

A maximum of sixteen (16) single-family homes on Prospect Ridge above
the 7800 foot elevation. The applicant shall limit the height and size and
siting of the single-family development on Prospect Ridge north of the
proposed road to reduce the visibility with the precise limitations to be
established by the Planning Commission at the MPD stage based on a visual
analysis.

A maximum of four hundred seventy (470) residential units (705 Unit
Equivalents) of density within the Mountain Village. Such density shall be
configured as multi-family, hotel or planned unit development (PUD) uniis,
provided the PUD units do not exceed 60 within the village. Clustering of
residential units within the village and around common open spaces is a
specific design criteria, The specific siting and configuration of such units
shall be determined through the small scale MPD process by the Planning
Commission.

129140



2,

Rev. 09/21/98

e. A maximum of 75,000 sq. ft. of resort related commercial uses which shall
include neighborhood commercial uses for residents and visitors, such as
groceries and sundries.

Norihside Neighborhood (formerly Pod D) is intended as a single- family residential
area within the annexation boundaries and shall consist of :

a. A maximum of 100 acres of development in this area.
b. A maximum of 38 single family homes, the size and location of which shall

be determined by the Planning Commission at the Small Scale MPD/
Subdivision stage according to the following principles:

. homes shall be placed out of the meadow areas

. limits of disturbance shall be at least 50 feet from any ski runs

. structures and roads shall be configured to minimize road and utility
impacts

. minimize visual intrusion from road and ski run viewpoints

. provide trail easements to connect to the area trail system

. the limits of disturbance of building sites shall avoid restricting ski
access through the area generally referred to as the “enchanted
forest”.

C. A Chapel will be allowed under the following conditions:

. No utility extension will be allowed (power may be allowed if it is
readily accessible).

. The Chapel will not be accessed by an improved road.

. The siting and construction will comply with the provisions of the

Sensitive Lands Ordinance.

UPCMC has agreed to preserve the head frame at the Daly West site. Other significant
structures and equipment related to prior mining operations shall be preserved for their
historic value to the extent feasible based upon the required inventory of historic features
and historic preservation plan.

UPCMC agrees to limit wood-burning to one fireplace or wood-burning device per single
family unit. The multifamily units will be allowed to have only one common wood-burning
fireplace per project.

The applicant shall formulate and incorporate detailed design guidelines for the Flagstaff
development. The development shall have a strong common architectural theme through
the use of materials, roof pitch, architectural detailing, landscape, color, mass, scale,
building heights and pedestrian linkages. These guidelines shall be approved by the
Planning Commission prior to any building permit issuance in the Flagstaff area.

Existing improvements to the Ontario Mine Site (Silver Mine Adventure) shall be
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SECTION 2.

permitted to continue to operate as the current use within the annexation boundary and will
be allowed to be improved or replaced within it’s historical context. Any expansion or
modification of use would require approval by the City in accordance with the provisions
of the Park City Land Management Code.

Building heights shall be those allowed in the RD zone. Projects in Flagstaff would be
subject to the height provisions of the Land Management Code, which includes a process

for consideration of height variation. Projects in the Mountain Village could apply for the
height variation.

Ii is anticipated that interval ownership will be considered in Flagstaff. The Planning
Commission and City Council will review requests for interval ownership and would prefer
interval ownership programs with longer intervals to increase the use of the units as nightly
rental.

Access and Ultilities

A, UPCMC agrees to the following restrictions on access:

1.

Some realignment to existing SR224 may be necessary from the Ontario Mine site to the
Summit County line. The road will be to a similar standard as the historical SR224. Access
over SR224 would remain seasonal (see attached Exhibit C).

UPCMC agrees not to renew any leases for recreational snowmobiling.

A private road would serve the Flagstaff project. Access would be limited to project use
at two intersections with SR224, not at the County line (see attached Exhibit C).
Operational procedures to control access would be refined prior to any small scale Master
Plan approval.

The project would require seasonal emergency, secondary access through Deer Valley
(Exhibit D).

A comprehensive emergency response plan will be required. The propoesal includes a
public safety facility site. The final public safety and emergency access plan would be
determined prior to any permit issuance, and after coordination with affected entities, such
as the Park City Fire District

UPCMC agrees to provide, and improve where appropriate, recreational access to trails and
other amenities with the annexation area.

B. Ltilities and Public Facilities

1.

Rev. 09/21/98

Flagstaff would be served by and subject to approval of, the Snyderville Basin Sewer
Improvement District (SBSID).
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UPCMC agrees that water for the Flagstaff Annexation Area would be a part of the Park
City water system. UPCMC would be responsible for developing the distribution system
and UPCMC and the City for developing the source. UPCMC agrees to cooperate with the
City in developing sources including, but not limited to, making well sites, water rights and

easements available to the City.

The utilities will be sized to serve the Flagstaff project, and contignous UPCMC property,

and will not have excess capacity to serve other adjacent developments.

SECTION 3. Transit, Traffic and Parking.

A. Transportation and Traffic Mitigation. The developer has agreed to provide the following to
reduce the traffic generated by the project:

1.

Rev. 09/21/98

Provide a base level of van and shuttle service including, but not limited to, circulator
service within the Mountain Village and a designated City transit connection.
Provide guest shuttles to key destinations such as Main Street, Silver Lake and
recreational trail heads. Specific van and shuttle routes will be established to
minimize impacts on existing neighborhoods.

Construct road and intersection improvements of SR224 and the intersection of
Marsac and Deer Valley Drive to remedy existing deficiencies including:

Financial participation by UPCMC on the reconstruction of the intersection
of Marsac Avenue and Deer Valley Drive. UPCMC will be responsible for
paying its proportional share of the cost of such reconstruction in order to
offset the impact directly attributable to Flagstaff and adjacent UPCMC
traffic.

Dedication of land and construction of a run-away truck lane along SR224.

Widening and passing lane on SR224 between Deer Valley Drive and the
Ontario Mine site.

Drainage Improvements

Landscape improvements uphill from the intersection with Hillside to act as
a project entry

Parking,

1.

Reduce the parking requirements in the Mountain Village by at least 25%
of those required by the Land Management Code so as to substantially

4
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C. Trails.

reduce private vehicle trips to the Mountain Village. Provide offsetting
mitigation, such as parking management programs, private paid parking for
commercial uses, shuttles, airport pick-up and return, and other programs to
reduce the demand for private vehicles and parking.

Provide shared parking in all commercial, short-term residential and mixed
use buildings (assigned or reserved spaces prohibited).

The majority of required parking will be fully enclosed and/or underground.
This specific requirement will be determined at the small scale MPD stage
for each development area.

As a part of the Flagstaff Annexation application, the applicant agrees to:

Construct and maintain, through the Master Property Owner’s Association,
ayear round (hard surfaced) trail system interconnecting developments within
Mountain Village and connecting those areas to Old Town provided that the
City provides a suitable alignment on the lower portions of Prospect Ridge
(the property owned by UPCMC).

Construct and maintain summer trails throughout the property for public
biking and hiking.

D. Gondola

CTEC (a ski lift / gondola manufacturer} has determined that an 8-person gondola from the
base of Swede Alley to the Mountain Village via an angle station near “the bulkhead
property” is feasible and can be built for about $4.5 to $5.0 million. UPCMC is willing to
install the gondola if the City determines, through an appropriate public process, it is in the
City’s best interest.

1.

Rev. 009/21/98

Operation and maintenance costs would be borne by a variety of
beneficiaries to be negotiated prior to approval of the Gondola.

Total length - about 9,000 feet
Trip time - 10 minutes
Capacity - 1200 people per hour

A base facility should be located in close proximity to Historic Main Street.
An angle station would have to be built on the hillside to the ecast of the
intersection of State Highway 224 and Hillside Ave.

Public transit connections 1o and from the top of the Gondola to other arcas
of Deer Valley is required.
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Park City reserves the right to explore extending the Gondola from the
Mountain Village to Silver Lake Village in order to provide a large enough
service area to make the project feasible,

If the Gondola becomes a part of this project, the City and Deer Valley will
evaluate the Deer Valley Master Plan for skiing to determine if modifications
are necessary (o integrate the gondola into it.

If the City Council determines that a gondola is not feasible or in the public
interest, JPCMC agrees to contribute $1.0 million to the City, to be used
specifically for other traffic mitigation projects in the City related to the
project. An additional $1.0 million will be required to be expended by the
developer for traffic mitigation directly related to the Flagstaff project.

UPCMC is obligated to secure agreement from Deer Valley to operate the
Gondola,

The City agrees to work expeditiously through the public process for the
Gondola.

SECTION 4. Phasing. The developer is required to submit a phasing plan for review and approval
by the City. The phasing plan will provide that:

. Arterial or main infrastructure improvements (roads, sewer, water, private utilities)
commence with the Mountain Village and progress in sequence to the Northside
Neighborhood

. One section of arterial or main infrastructure be completed before moving to the next section.

. The golf course (s) in Richardson Flats be commenced with the first phase following EPA

authorization and City or County approvals.

. The Iron Mountain parcel and conservation lease dedication with the approval of the
Development Agreement.

SECTION 5. Construction Mitigation. The developer will provide measures to mitigate the
impact to the environment by phasing, to the greatest extent practical, the various stages of the
utility, road, and building construction so as to minimize the extent, at any given time, of disturbed
areas. These measures will be reflected in CC&R’s of each development parcel. The conditional use
review for each development parcel will specify site and development specific mitigation measures.

A

Rev. 09/21/98

The applicant agrees to:

Limits of Disturbance and Vegetation Protection for the construction of public
improvements

Provision of a construction staging and stockpile area at the Daly West site
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. A construction traffic routing plan

. Dust and soil monitoring and controls

. Soil stabilization and erosion and runoff controls

. Stockpiling of all earthen material on the site

. Provide on-site batch plants, material staging and construction material recycling

. Mitigation of mining and soils hazards

. Provide temporary trails during construction

B. Developers of individual sites will be required to:

. Provide secure storage for tools and equipment on-site

. Provide Limits of Disturbance and Vegetation Protection, including soil
stabilization adequate to control erosion and water run-off,

. Provide a traffic routing plan

. Provide temporary trails during construction

SECTION 6. Employee Housing

A. The applicant agrees to provide 10% employee/affordable housing units as defined by
Resolution 7-95 in connection with development in Flagstaff. The 10% shall be based on
both residential and commercial unit equivalents. UPCMC has agreed to place at least 25%
of these units within the development. Mountainlands Housing Trust will be consulted to
determine the type and location of housing which would be most effective in offsetting the
demand generated from this project. The employee housing construction will be phased with
the project. At the City’s discretion, the balance of the obligation would be provided as

follows:

1. Developing employee housing on the 20 acre “corner parcel” (Exhibit F) by the
developer; or

2. Donating the corner parcel to the City and constructing the units on an alternate

parcel provided by the City ( which may include property donated to the City by
UPCMC in the Sandridge area); or

3. If motually acceptable to UPCMC and the City, by paying a fee in lieu of housing,
if it results in the construction or dedication of actual units for
affordable/employee housing.

SECTION 7. Ski Expansion and Open Space. Deer Valley will be allowed to expand skiing
consistent with the approved Flagstaff Annexation Plan , subject to adminisirative review
procedures.

A, Skiing

1. Pod Z shall be allowed to contain only 2 graded runs. Limited vegetation removal
may be considered in the balance of the pod.

2. A skier day lodge of up to 35,000 square feet will be allowed at the Daly West area,

Rev. 09/21/98 7
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provided no public parking is included and the lodge is accessed only by a service
road.

A private club cabin for the benefit of property owners within the Flagstaff area,
provided no public access road or public parking is included.

B. Open Space

1.

Zone all areas within the annexation area which are not developed, as Recreation
Open Space.

Prohibit development in significant wetland and wildlife areas such as, but not
limiied to, the Lady Morgan Springs area.

Dedicate to a third party an open space easement for land not designated for
commercial and residential development to assure that the land is permanently open.
Different sections of this land may have different provisions in the open space
easement (i.e. ski terrain, wildlife habitat, sensitive lands).

Dedicate the area below (north of) Prospect Ridge to the City as an addition to and
providing a continuous link with the City’s open space on Prospect Ridge.

SECTION 8. MPD Requirements

A. The annexation and development agreement will constitute Large Scale MPD approval.

B. Prior to any construction occurring on the site and prior to or concurrent with the first small
scale MPD approval, the following must be reviewed and approved:

Rey, 09/21/98

Design Guidelines

Detailed Construction Mitigation Plan

Mine/Soil Hazard Mitigation Plan

Construction and Housing Phasing Plans, which call for the efficient extension of
services, concentrating initial infrastructure development in Mountain Village and
secondarily in the Northside Neighborhood.

Specific transit plan

Specific design of roads and public improvements

Parking Management Plan

Access limitation procedures

Trail locations, specifications and phasing

Detailed Open Space Management Plan

Historic Preservation Plan

Emergency Response Plan

A Utilities Master Plan including the timing, alignment, and service strategy for
water and sewer service.
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. Wildlife management plan

C. Each development parcel will be required to be reviewed and approved as a Small Scale
MPD.

SECTION 9. Additional Public Benefits/Mitigation

A, Iron Mountain Property
UPCMC agrees to deed restrict or transfer to the City 106 acres on Iron Mountain (at the
City’s discretion) with skiing rights reserved. The City reserves the right to review any
future proposed skiing (Exhibit G).

B. Richardson Flats (Exhibit H)

As a part of the Flagstaff project with the City, or the County, UPCMC is considering the
following two options in the Richardson Flats area (total area of about 600 acres), subject to
UPCMC entering into a satisfactory agreement with EPA regarding reclamation and reuse
of the Richardson Flats tailings impoundment area. Recreation impact fees for Empire
Canyon would be earmarked toward development of this site. The project would pay a
negotiated Park development impact fee similar to the rate charged by the Snyderville Basin
Recreation District’s impact fee.

Option 1

. A privately owned, publicly accessible, golf course to be constructed by UPCMC.
The golf course would be operated to maximize play.

. A 50 acre site which could be used for activities such as an equestrian facility, rodeo
grounds, a special events site, driving range, or other recreational activities.

Option 2 :

. The Richardson Flats area may accommodate 36 holes of golf of which 18 holes
would be required to be public and 18 could be for private use. This alternative
would require the acquisition of additional land from an adjacent property owner and
the City would consider participating in this acquisition. The public course will
require public funds for improvement. If two courses are achievable, UPCMC and
the City will work to provide water to both courses and cooperatively develop shared
facilities such as a driving range and maintenance shops.

UPCMC is exploring alternatives for water delivery to Richardson Flats, including
using an Ontario Canyon source conveyed to the site via the existing slurry line, or
development of UPCMC rights in Jordanelle water.

UPCMC agrees to facilitate the design and development of Richardson Flats for
agreed upon recreational uses in the early phases of the construction of the Flagstaff

project and does not oppose annexation of the Richardson Flats area to the City. The
timing of such recreational facilities may, however, be subject to yet undetermined

Rev. 09/21/98 9
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resolution and/or mitigation of environmental concerns.

C. Real Estate Transfer Fee

UPCMC has offered a Real Estate Transfer Fee of 1% which is considered an
enhancement. The Real Estate Transfer Fee would be contributed in addition to usual
impact fees and will be used as follows:

. 50% to the Master Property Owners Association to assist in funding transit and
Open space maintenance

. 50% to Park City Municipal Corporation to assist in funding transit, recreation
improvements and open space acquisition

D. Sandridge Property (Exhibit I) UPCMC agrees to restrict property owned by UPCMC in
the Sandridge area (both parking and hillside area) to Park City and requests the option of

evaluating the feasibility of providing affordable housing on the hillside site. In the event
affordable housing is not feasible, the property shall remain open space or parking,

Rev. 09/21/98 10
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PART II. BONANZA FLATS AREA

Context. UPCMC owns significant property in the Bonanza Flats arca of Wasatch County and
wishes to develop such property. UPCMC has conducted traffic studies which indicate that at least
75% of all traffic from the Bonanza property will come to and through Park City. Therefore, in
consideration of these traffic impacts, UPCMC agrees to limit its application to Wasatch County as
stated below.

I.

UPCMC agrees, to restrict the residential development in the Bonanza Flats area to a
maximum of 260 Units or 280 Park City Unit Equivalents, of which no more than 160 would
be single family (Exhibit B). The commercial development may be up to 75,000 sq. ft. of
resort related support commercial, a privately owned 18 hole golf course, and alpine and
Nordic skiing. Units would be sited away from the lakes in Bonanza.

UPCMC agrees to amend its development application currently on file with Wasatch County
to reflect this agreement. The areas of UPCMC property which are not to be developed will
be appropriately restricted through third party conservation easements so that they are
reserved for recreational and open space uses in perpetuity.

As further consideration, Park City agrees to permit a private access road to be constructed
and maintained by UPCMC between the Flagstaff and Bonanza Flats development areas,
provided such private road is restricted to Flagstaff & Bonanza property owners and guests.

Annexation of the Bonanza Flats development is not being considered at this time by Park
City or UPCM. Park City and UPCM commit to work cooperatively with Wasatch County
as the process for Bonanza Flats proceeds in Wasatch County.

UPCMC may request a transfer of approved density units in Bonanza Flats to the Flagstaff
Mountain Village to support a more efficient transportation hub. If such density transfer is
approved by Park City, it is anticipated that an Interlocal Agreement between Park City and
Wasatch County would be created to address the potential fiscal impacts to Wasatch County
of the density transfer. The City shall give a higher priority to multifamily or lodging units
in considering any transfer and shall consider the following factors:

. the location and quality of open space within Bonanza Flats

. the suitability of increased density in the Mountain Village

. the potential reduction of traffic

. the positive impacts on the transportation system

. the visual and other impacts to the Mountain Village

. the positive and negative impacts to Bonanza Flais

It is understood and acknowledged by all parties that water and sewer must be provided to
Bonanza from the same basin to avoid any trans-basin transfer issues. Park City is providing
water the UPCMC’s Flagstaff project and Park City and UPCMC desire to serve Bonanza
Flats as well. Wasatch County must approve the water and sewer service for Bonanza at a
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later date. However, if Wasatch County approved Park City providing water to Bonanza
Flats, UPCMC agrees as follows:

. UPCMC would be responsible for developing the distribution system and
UPCMC and the City for developing the source

. UPCMC agrees to cooperate with the City in developing sources including,
but not limited to, making well sites, water rights and easements available to
the City

. UPCMC agrees to apply to the Snyderville Basin Sewer Improvement

District to provide sewerage for the development in Bonanza Flats.

7. In the event that Wasatch County does not require an amount of employee / affordable
residential units equal to at least 10% of the total approved residential and commercial unit
equivalents in the Bonanza Flats project, UPCMC agrees to provide that number of
employee/affordable housing units.

8. To lessen the fire danger in Bonanza Flats and surrounding Flagstaff arcas, UPCMC
agrees to limit wood-burning to one fireplace or wood-burning device per single family
unit. The multifamily units will be allowed to have only one common woodburning
fireplace per project

0. UPCM and the City shall pursue an interlocal agreement with Wasatch County to provide
utility and fire protection services for Bonanza Flats.

List of Exhibits

Exhibit A - Flagstaff Development Areas

Exhibit B - Bonanza Potential Development Areas
Exhibit C - Road Alignments

Exhibit D - Seasonal Emergency Access

Exhibit F - Corner Parcel

Exhibit G - Iron Mountain Property

Exhibit H - Richardson Flat

Exhibit I - Sandridge Property

Rev. 09/21/98 12
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PARIC CITY

Resolution No. 20-99

A RESOLUTION AUTHORIZING THE
FLAGSTAFF MOUNTAIN
DEVELOPMENT AGREEMENT

WHEREAS, on May 17, 1994, United Park City Mines Company (UPCM) filed an
application for annexation to Park City of certain UPCM holdings within the Ontario and Daly
Canyons, along with property held by several other mining companies and/or families; and

WHEREAS, thePlanning Commission reviewedtheproposal several times throughout 1994
and 1995, provided feedback, and based on Planning Commission feedback, the applicant submitted
a revised annexation plan on June 14, 1995; and

WHEREAS, the Planning Commission and a special Flagstaff Task Force held several
meetings on the revised plan throughout the remainder of 1995 and the balance of 1996 and held
public hearings on the revised plan on October 25, 1995 and November 13, 1996; and

WHEREAS, on March 26, 1997, the Planning Commission rccommended annexation of the
Flagstaff area, with certain development parameters; and

WHEREAS, the Council began its consideration of the Planning Commission
recommendation on April 17, 1997, and continued to take staff, applicant, and public input on April
24,25, 28 and 29, and May 1, 6, and 8, 1997, and

WHEREAS, on April 24, 1997, the Council opened a public hearing for over 350 attendees,
and took testimony from 46 participants. The public sentiment revealed support for annexation, but
concerns regarding the development parameters; and

WHEREAS, the City mailed and published notice of the proposed annexation and annexation
policy declaration to all affected entities and received no protest to the annexation; and

WHEREAS, on May 10, 1997, the Council concluded in Resolution No. 10-97 that
anmexation was appropriate and that many, but not all, of the proposed development parameters
could be accommodated in the Flagstaff area; and

WHEREAS, without withdrawin g its annexation petition, the applicant rejected the Council’s
1997 development paraimeters, and began to pursue development in unincorporated Summit and
Wasatch Counties; and
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WHEREAS, on July 8, 1998, the applicant approached the Council with a renewed desire
to annex and with additional offers of onand off -site transportation facilities, utilities, enhancements,
and recreation amenities; and

WHEREAS, the council convened several work sessions, an additional public meeting, and
facilitated interest group meetings to consider new development parameters; and

WHEREAS, on August 27, 1998, approximately 100 people attended, and over 20
individuals commented on new draft development parameters; and

WHEREAS, based on public input, Council further negotiated improved development
parameters; and

WHEREAS, on September 10, 1998, the Council unanimously adopted a resolution to
rescind Resolution No. 10-97 and to adopt new development parameters for Flagstaff Mountain,
Bonanza Mountain, Richardson Flats, the 20-Acre Quinn’s Junction Parcel and the Iron Mountain
Parcels; and

WHEREAS, a Development Agreement has been negotiated between the City and the
Developer setting forth the terms of the September 10, 1998 resolution and further terms and
conditions; and

WHEREAS, it is in the best interests of the City to authorize the Mayor to execute the
Development Agreement;

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

SECTION 1. AUTHORIZATION TO EXECUTE. The Mayor is hereby authorized to execute
the Development Agreement in substantially the same for attached hereto as Exhibit A which sets
forth, inter alia, the terms and conditions of annexation of Flagstaff Mountain.

SECTION 2. EFFECTIVE DATE. This Resolution shall take effect immediately.

PASSED AND ADOPTED this 24" day of June, 1999.

PARK CITY MUNICIPAL CORPORATION

yor Bra A. Olch

20f3
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Attest:

Approved as to form:

OQ%.-———

Hoffman, City Afbfney -

30f3

143154



EXHIBIT A

REFER TO RECORDER FILE 99-0624
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Park City
Resolution No. 12-02

June 3. 2002
200 > _
RESOLUTION NO. ’2([ < / y

RESOLUTION ADOPTING AN INTERLOCAL COOPERATION AGREEMENT
BETWEEN SUMMIT COUNTY AND PARK CITY MUNICIPAL CORPORATION
FOR A JOINT PLANNING PROCESS OF THE QUINN’S JUNCTION AREA

WHEREAS, Summit County and Park City Municipal Corporation (PCMC) have
interests in managing urban development in the Quinn’s Junction area as illustrated on Exhibit
A; and

WHEREAS, both parties recognize that the Quinn’s Junction area is experiencing
urban development pressure including increases in applications for development approvals, and
that both entities have valid concerns with the nature, phasing and timing of future development
and the manner in which services are provided; and

WHEREAS, both parties recognize that development approvals may have impacts
on both Summit County and PCMC; and both parties also agree that it is in the best interests of a
master planning process that no new development proposals in the study area identified by
Exhibit A be processed until the study is complete. Also that existing proposals in the study area
receive no additional approvals until such time that criteria for reviewing and evaluating these
requests are developed with opportunity for input from property owners, residents and the
Planning Commissions and Staffs for both PCMC and Summit County; and

WHEREAS, both parties also recognize that future development in the Quinn’s
Junction area may impact the ability of Summit County and PCMC to provide infrastructure
and services; and

WHEREAS, Summit County and PCMC recognize their common interests and
desires are to protect the environmental and aesthetic attributes of the Quinn’s Junction entry
corridor; and

WHEREAS, development occurring in the Quinn’s Junction vicinity should occur
in a manner that respects and recognizes the natural amenities, infrastructure capabilities, and
unique qualities of the area; and

WHEREAS, it is in the best interests of both Summit County and PCMC that
development occurs in the Quinn’s Junction area which results in the efficient delivery of

governmental services and infrastructure by either or both entities; and
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WHEREAS, Summit County and PCMC recognize the importance of maintaining
a balance between potential new sources of economic development and the conditions necessary
to preserve the existing resort and agricultural elements of the economy; and

WHEREAS, it is the intent of Summit County and PCMC that development
occurring adjacent to PCMC’s municipal boundary be consistent, where practicable, with the
development objectives of both jurisdictions; and

WHEREAS, both Summit County and PCMC have developed and adopted
general plans, including the Snyderville Basin General Plan and the Park City General Plan,
identifying the public goals and policies for their respective jurisdictions;

NOW, THEREFORE, BE IT RESOLVED that Summit County and PCMC enter
into this Agreement under the provisions of the Utah Interlocal Cooperation Act, Utah Code
Ann.§11-13-1 to -37, to foster the legitimate interest of Summit County and PCMC actively
working together to manage growth and development in the Quinn’s Junction area. The parties
therefore agree as follows:

1. PURPOSE OF THE INTERLOCAL COOPERATION AGREEMENT -
SUMMIT COUNTY AND PCMC - RECOMMENDATIONS AND ACTIONS. Itis the
purpose of this Interlocal Cooperation Agreement to secure for the citizens of Summit County
and PCMC, coordinated and cost effective management of growth and development, especially
as it relates but is not limited to, the provision of necessary services, roads, storm drainage, flood
control works, parks and recreation facilities, water quantity and availability, water quality and
water storage, pedestrian paths, open space and trail networks, police and sheriff services, fire
protection and other infrastructure, services and amenities and the equitable levying of growth
induced costs upon new development in the Quinn’s Junction Area.

The need for joint planning and the preparation of a land use study of the Quinn’s
Junction area is based upon the following factors, among others:

(a) The likelihood that development, the provision or extension of capital improvements, or
land use regulations will have significant impacts across jurisdictional boundaries.

(b)  The determination of which public facilities and services should be provided by which
jurisdiction(s); and

(c) The joint familiarity of the County and PCMC with development proposals and the
establishment of compatible development standards and patterns for future growth to follow
further increases in the well-being, health and safety of County and PCMC residents.

2. LAND USE PLANNING RESPONSIBILITY. The land use planning authority
for lands outside the PCMC corporate boundary, as shown on Exhibit A. is the responsibility of
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Sumnut County. Within the corporate boundaries of PCMC, as shown on Exhibit A, the land use
planning authority is the responsibility of PCMC.

3. ORGANIZATION. The Quinn’s Junction study shall be coordinated jointly by
the Summit County Community Development Director and the Park City Community
Development Director, or their designees. An advisory subcommittee consisting of three (3)
members each, of the Snyderville Basin Planning Commission and the Park City Planning
Commission shall be appointed by each Planning Commission to provide assistance to the
planning staff with the preparation of the scope of work for the Study. The joint subcommittee
of the Snyderville Basin Planning Commission and the Park City Planning Commission,
therefore, will meet as the need determines, to prepare parameters for a study of the Quinn’s
Junction area which will evaluate existing and potential future land use, infrastructure,
governmental services, the timing, location and extent of future development, and other planning
issues related to development proposals, applications, general plan amendments, or other issues
concerning the future development of the Quinn’s Junction area. The subcommittee shall also
assist in the review and evaluation of the technical reports produced during the Study, and may
be called upon to attend public meetings with property owners, and area residents. It is
anticipated that a request for qualifications (RFQ) and\or a request for proposals (RFP) will be
issued in order to contract a qualified consultant to assist with administering the process,
compiling the information requested, and drafting a set of recommended guidelines derived from
the parameters established by the advisory subcommittee and planning staffs. A final choice of
consultants will be made jointly by the directors after a recommendation from the advisory
subcommittee. All conclusions and recommendations of the Study shall be forwarded to the
Snyderville Basin Planning Commission and the Park City Planning Commission for final
review and recommendation to the governing bodies of Sumnut County and PCMC.

4, QUINN’S JUNCTION JOINT PLANNING AREA. The area affected by
this Agreement consists of the incorporated area of PCMC, and the unincorporated area of the
Snyderville Basin in Summit County as shown on Exhibit A.

5 REVISIONS AND MODIFICATIONS. Modifications to this Agreement may
be made from time to time in writing, with the approving resolutions/ordinances of the governing
bodies of the County and PCMC. This Agreement may be terminated by either of the parties by
written notice.

6. FINANCING. Summit County and PCMC are operating independently from
each other, with the understanding that eligible costs to conduct the study of the Quinn’s
Junction area will be equally shared by each jurisdiction with costs not to exceed fifty thousand
dollars by either jurisdiction unless agreed to in writing. Additionally, before a contract for work
is awarded, a performance based contract based on the needs identified by the advisory
subcommittee will be prepared for approval by the Development Directors or their designees.

7. SEPARABILITY. Ifany portion of this Agreement or its application to specific
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LETTER OF INTENT

Snyderville Basin Planning Commission and Park City Planning Commission
Joint Planning Effort for Quinn’s Junction Area Plan
March 2002

Purpose:

The purpose of the Letter of Intent is to clarify the understanding of the Snyderville Basin

Planning Commission (SBPC) and the Park City Planning Commission (PCPC) pursuant to a

joint planning effort for the area surrounding Quinn’s Junction located at the intersections of

State Highways 248 and 40. SBPC and PCPC agree in concept to the following work program

and cost sharing contingent upon further discussion and approval of the Summit County Board of
" Commissioners and the City Council of Park City. The following concepts and ideas are not

binding on the parties of this Letter of Intent until an Interlocal Planning Cooperation Agreement
- is approved by the appropriate jurisdictions.

Inter-governmental Joint Planning Principals:

1. The Snyderville Basin and Park City have mutual interests in managing growth and
development so as to preserve our health, safety and welfare, critical natural features and-
our desirable quality of life.

2. The Park City General Plan has specific policies addressing “Joint Planning Areas”, of
which the Quinn’s Junction Area is included, and the Plan strongly encourages working
with Summit and Wasatch Counties on regional planning issues.

3. The Snyderville Basin General Plan acknowledges the desire to work with Park City
“to achieve objectives important to both entities such as the provision of affordable
housing, open space corridors along major highways, a community-wide trails network
and a hospitable ambiance for promoting tourism”. '

4. The Snyderville Basin Planning Commission and the Park City Planning Commission
are often faced with similar issues which could be more effectively resolved with
cooperative planning policies and principals relating to those areas bordering Park City
which are of mutual concern, thereby providing a more unified voice for both planning
commissions. ' '

5. Policy 10.14 of the Snyderville Basin General Plan indicates that, “Summit County
should cooperate with Park City in achieving common and mutually beneficial objectives,
including but not limited to the establishment of a Basin-wide trails network, aesthetically
pleasing view corridors along major roadways, promoting a sense of hospitality for the
tourist based economy, affordable housing, mass transit, and similar actions”.
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6. The East Basin Neighborhood Planning Area, as defined in the Snyderville Basin
General Plan, establishes that Summit County will work with Park City on annexation
and junisdictional matters related to development in this area. It is Summit County’s
objective to: 1) ensure proper planning and design, 2) that community benefits, will
accrue to the community as a whole, 3) and that the County and its Special Service
Districts will not incur any negative fiscal impacts from the cumulative development in
this neighborhood.

7. The Park City Planning Commission and the Snyderville Basin Planning Commission
are committed to jointly developing a land use concept plan for the area surrounding the
mntersection of State Highway 248 & 40. This area is contained in the County’s East
Basin Neighborhood Planning Area and is referred to as the East Cornidor by Park City.

8. Numerous meetings of subcommittees of the Snyderville Planning Commission and
the Park City Planning Commission have produced mutually acceptable planning
concepts and a vision for this planning area. However, these planning concepts have not
yet been formalized and adopted by either jurisdiction.

Suggested Joint Planning Cost Sharing and Consultant Selection:

1. The SBPC and the PCPC will establish a task force consisting of members from each
comumnission plus one or more staff members from each commission to prepare a detailed
work program for the study of future land uses in the Quinn’s Junction Planning Area.
This document shall provide the basis for a Request for Qualifications and/or Request for
Proposal if it is determined that consulting services will be necessary.

2. SBPC and the PCPC acknowledge that use of consultants or contract employees may
expedite essential elements of the study. If consultants or contract employees are used the
SBPC and the PCPC shall agree on the selection, estimated cost and work program.
Supervision will be provided by the Park City Community Development Department
Staff and the Summit County Community Development Department Staff with assistance
from the SBPC and the PCPC for project specific tasks.

3. The Summit County Board of Commissioners has authorized up to $50,000 for the . _
study of the Quirm’s Junction Planning Area. The PCPC has indicated their support for
jointly funding, with the SBPC, the cost of preparing the study and plan. The PCPC will
make this recommendation to the City Council of Park City at the earliest opportunity.

The maximum armount to be funded by Park City would be $50,000 with the intention of

each organization funding an equal amount of the cost. [t is agreed there will be no

charge for staff time or indirect overhead costs of either agency/organization during the
planning phase of the study. '
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Suggested components for Quinn’s Junction Area Plan Work Program:
1. Identify and agree on the extent of the Study Area.

2. Research and identify any existing development agreement, water rights agreements,
annexation agreements, pre-annexation agreements or possible development vested rights
claims for all property in the Study Area.

3. Establish a public participation process which allows opportunity for property owners
and interested citizens to provide suggestions, register concemns and to participate
throughout the planning process. e

4. Invite current landowners to provide input on proposed plans.

5 Identlfv the location and type of existing dev eloprnent and utilities crossing or in close
proximity to the Study Area.

6. Identify traffic capacity of major roads and highways serving the study area.

7. Identify key visual, environmental and natural resource features in the area to be
preserved.

8. Identify and classify any existing environmental health hazards in the area.

9. Create vision statements for the area which are consistent with community input, Park
City Municipal Corporation and Summit County General Plans, and which establishes the -
basis for the location, extent and timing of future land uses.

10. Identify potential sites, consistent with the vision- statements, that couId possibly
accommodate selected future land uses (receiving areas).

11. Determine the optimum timing and jurisdiction for utility extensions into the study
.area.

12. Identify key community and regional benefits necessary for any development which
may be proposed in the study area.

13. Identify significant impacts on the Study Area of approved or proposed dewelopment

both in Summit and Wasatch Counties.

Note: Establishing a well-defined boundary or edge to the Park City Municipality.
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Proposed Interlocal Planning Cooperation Agreement:

Prior to joint planning funds being expended for consulting services, the SBPC and PCPC will
propose an Interlocal Planning Cooperation Agreement for approval by the Summit County
Board of Commussioners and the City Council of Park City.

The Interlocal Planning Cooperation Agresment will set forth the responsibilities and

expectations of the parties for the work program, consulting services, management and
supervision, and cost sharing for the study.

Acknowledgment:

| %r/?i %,/éz,

: A :
Park ﬁty Pl‘ﬁnnini Commission  Date

‘Acknowledgment:

- 4 d B
E’/i)tc-l - Lfom" " 4.9.0L
Snyderville Basin 9lanning Commission Date

C:‘Documents and Settings\vickig\My Documentsiletter of intent.wpd
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Southeast Quinn’s Junction
Annexation Petition

Submittal Requirements

Requirement

Location Answered

1. Applicant and Notification Information

a. Names, mailing addresses and

envelopes of property owners Provided
within annexation area
b. Names, mailing addresses and
envelopes of property owners Provided
within a half-mile
2. Plat Map Exhibits

3. Existing conditions site plan, a map
showing a half-mile offset, including
names, addresses, and property
boundaries of all property owners within
the annexation area

Exhibits and Report Section |

4. Title Report

Provided

5. Land Use Analysis:

a. Slope, wetlands, natural
drainage, vegetation, slope,
wildlife habitat, view corridors,
and significant geologic features

Exhibits and Report Section |

b. Existing and proposed road
systems and easements

Exhibits and Report Section Ill

c. Proposed utility extension plans

Discussed in Report Section IV

d. Location of proposed public and
private open space, recreation
areas, trails, and trail easements

Exhibits and Report Section V

e. Proposed land uses including
type, density, and if applicable,
timing of build out of residential
and commercial areas

Exhibit (Current Land Use) and Report Section VI

f.  Proposed community facilities

Report Section VI

g. Consistency with the current
General Plan

Report Section XI

h. A statement for timetable of
development

Report Section VIl

6. Affordable housing plan

Report Section IX

7. Project phasing plan and construction
mitigation plans

N/A




Southeast Quinn’s Junction
Annexation Petition

8. Public Utilities and essential services
analysis including:

a. School impact analysis Report Section X(a)
b. Capacity of existing sewer trunk .
Iinz andytreatmenffacilities Report Section X(b)
c. Capacity and availability of solid
waste collection, animal control, Report Section X(c)
and other services
d. A full disclosure statement of

any and all water owned of
historically utilized on the

Report Section X(d
property to be annexed, and P (d)
statement on price to sell water
to city
9. Fiscal impact analysis -
a. Current and flye—year projections Section XI
of demographics
b. Projected growth ”
c. The present and future annual "
projected revenue to the City
d. The projected tax impact over "
ten years
e. Present and future costs of "
government services
10. Long-Term Community Impacts Section Xl
Other studies and analysis as necessary Appendix
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10/18/2021 STAFF REPORT EXHIBIT B

PARK CITY |
L

Office of the City Manager

Summit County

Attn: Tom Fisher, County Manager
60 N. Main Street

P.O. Box 128

Coalville, Utah 84017
tfisher@summitcounty.org
435.336.3200

October 8, 2021

Re: Request under Utah Code section 10-2-403(2)(b) for Summit County to provide notice to property
owners.

Dear Mr. Fisher,

A Notice of Intent to File a Petition to Annex was filed with Park City Municipal Corporation (PCMC) on
October 8, 2021. Following Utah Code section 10-2-403(2)(b), this written request asks Summit

County to mail the statutorily required notice to owners of real property in the area to be annexed and
owners of real property located within 300 feet of the area proposed to be annexed. Under
subsection (2)(b)(iv): "A county may not mail with the notice required under Subsection (2)(b)(i)(A) any
other information or materials related or unrelated to the proposed annexation."

The Notice of Intent, an accurate map of the area, and a proposed notice to owners of real property are
included with this request. | have also included payment to cover the County’s expected actual cost of
mailing the notice. | look forward to receiving a copy of the County’s notice and a certificate indicating
that the notice has been mailed as required by Utah Code section 10-2-403(2)(b)(i){A). Please provide
the certificate to me at:
Park City Municipal Corporation
Attn: Matt Dias, City Manager
445 Marsac Avenue
P.O. Box 1480
Park City, Utah 84060-1480
Matt.dias@parkcity.org
435.615.5180

If you or your team have any questions or concerns, please contact me. | appreciate the County’s
attention to this request.

Yours,

AP~

Matt Dias
City Manager

Park City Municipal Corporation = 445 Marsac Avenue * P.O. Box 1480 « Park City, UT 84060-1480
Phone (435) 615-5010 » FAX (435) 615-4901
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October 8, 2021

Re: Notice of Notice of Intent to File a Petition under Utah Code section 10-2-403(2)(a)(i)

Attention Park City Recorder,

This Notice of Intent to File a Petition is required by Utah Code section 10-2-403(2)(a)(i). Included with
this Notice of Intent is an accurate map of the area that is proposed to be annexed. A copy of this Notice
of Intent has also been sent to each affected entity, as defined by Utah Code section 10-2-401.

A written request has also been sent to Summit County, asking that the statutorily required notice under
Utah Code section 10-2-403(2)(b)(iii) be mailed to owners of real property in the area to be annexed and
owners of real property located within 300 feet of the area proposed to be annexed. That request
includes a proposed copy of the notice to property owners, which is included with this letter as a
courtesy.

Yours,

= DE@EWE

<
Matt Dias ‘ ‘ 0CcT 08 2021

City Manager !

Park City Municipal Corp. |

W%AZZ,

Park City Municipal Corporation ¢ 445 Marsac Avenue « P.O. Box 1480 = Park City, UT 84060-1480
Phone (435) 615-5010 « FAX (435) 615-4901
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[Official Letterhead]

October 8, 2021

NOTICE OF INTENT
TO FILE
ANNEXATION PETITION

Attention: Your property may be affected by a proposed annexation.

Records show that you own property within an area thatisintended tobeincludedin
a proposed annexation to Park City, Utah, or thatis within 300 feet of that area. If your
property is within the area proposed for annexation, you may be asked to sign a petition
supporting the annexation. You may choose whether to sign the petition. By sighing the
petition, you indicate your support of the proposed annexation. If you sign the petition but
later change your mind about supporting the annexation, you may withdraw your signature
by submitting a signed, written withdrawal with the recorder or clerk of Park City Municipal
Corp. within 30 days after Park City receives notice that the petition has been certified.

There will be no public election on the proposed annexation because Utah law does
not provide for an annexation to be approved by voters at a public election. Signing or not
signing the annexation petition is the method under Utah law for the owners of property
within the area proposed for annexation to demonstrate their support of or opposition to the
proposed annexation.

You may obtain more information on the proposed annexation by contacting:

Park City Municipal Corporation Summit County

Attn: Matt Dias, City Manager Attn: Tom Fisher, County Manager
445 Marsac Avenue 60 N. Main Street

P.O. Box 1480 P.O.Box 128

Park City, Utah 84060-1480 Coalville, Utah 84017
Matt.dias@parkcity.org tfisher@summitcounty.org
435.615.5180 435.336.3200

Once filed, the annexation petition will be available for inspection and copying at the
office of Park City Municipal Corp. located at 445 Marsac Avenue, Park City, Utah 84060.
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10/18/2021 STAFF REPORT EXHIBIT C

60 North Main Street
Po Box 128
Coalville, UT 84017

Eve Furse
Summit County Clerk
efurse@summitcounty.org
435-336-3203

SUMMIT

C O U N
UTAH

CERTIFICATE OF MAILING

I do hereby certify that | mailed a true and correct copy of the Park City Municipal Proposed Annexation
Notice to the following by first class mail on October 13, 2021:

AMEZQUITA EDGAR
ASTORGA FRANCISCO

BIG HOSS PROPERTIES LLC
BIGATEL TODD A

BROWN KEVIN W

CLOUSE EDWARD B JR
CRONIN SEAN

E22 LLC

FORESTDALE INVESTMENTS LLC
FRANCIS CORY LEE
GAMMON LYNSEY

G-BAR VENTURES LLC
GERTZ EVA JOBANA

GMG II INVESTMENT LLC
GOLIATH PARTNERS LLC
HAAGA PAUL G Ill TRUSTEE
HALL KRISTEN HOLCOMB
HATCH SUSAN MARLENE
HIDEOUT COMMUNITY ADVANCEMENT AND
DEVELOPMENT LLC

I-40 STORAGE (DE) LLC

IHC HEALTH SERVICES INC
IMRIE SAMANTHA T

IVORY DEVELOPMENT LLC
IVORY LAND CORPORATION
JAGER LINDA P
JORDANELLE STORAGE PARK LLC
JOURNEY TAYLOR

LABOV DANIEL TRUSTEE
LACY K2 LLC

LAFARGA JANICE

LEE SHANNON L

LESLIE KATHRYN HOOD

LONG TRICIA

MARSHALL SHELLEY LYNN

MCKENNA MEGAN MARIE

NAGEL MATTHEW THOMAS

NICHOLAS DAVID

NICHOLS ENTERPRISES LLC

NOVELLE DIANA JO

OLSON NATHAN

PARK CITY AUTO CENTER INC

PARK CITY FIRE SERVICE DISTRICT

PARK CITY HEIGHTS MASTER ASSOCIATION
PARK CITY MUNICIPAL CORPORATION
SFP FORESTDALE LLC

SOUTH POINT UTAH LLC

SPACE PLACE ANNEX LLC

STATE OF UTAH

STAUFFER TARA

STEELE MEGAN S

STEPHENS TAMARA

STICHING MAYFLOWER MOUNTAIN FONDS
STICHTING MAYFLOWER RECREATIONAL
FONDS

SUCIK RONALD M 1

SUMMIT COUNTY

SUNDBORN LLC

TALLERING KENNETH H/W (IT)
TOPMARK INVESTMENTS LLC

UNITED PARK CITY MINES COMPANY

UNITED STATES OF AMERICA
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UNITED STATES OF AMERICA/INTERIOR DEPT JORDANELLE SPECIAL SERVICE DIS

UTAH DEPARTMENT OF TRANSPORTATION DORTMUND HOLDINGS LC

UTAH DEPT OF TRANSPORTATION EMP PARK CITY LLC

WEST AMANDA BB PARTNERS LLC

WESTERN REAL ESTATE DEVELOPMENT LLC WIENER DAVID MICHEL TR
WILLIS LAURA M BRULECREEK UT HOLDINGS LLC
WILKINSON MICHAEL D PROMONTORY INVESTMENTS LLC

m
DATED this \79 day of O(A(O M ,2021.

v L
Signature k J /
Jessika O’Brien
Deputy Clerk

On behalf of Eve Furse
Summit County Clerk
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SUMMIT

UTAH

October 13, 2021

NOTICE OF INTENT
TO FILE
ANNEXATION PETITION

Attention: Your property may be affected by a proposed annexation.

Records show that you own property within an area that is intended to be
included in a proposed annexation to Park City, Utah, or that is within 300 feet of that
area. If your property is within the area proposed for annexation, you may be asked to
sign a petition supporting the annexation. You may choose whether to sign the
petition. By signing the petition, you indicate your support of the proposed
annexation. If you sign the petition but later change your mind about supporting the
annexation, you may withdraw your signature by submitting a signed, written
withdrawal with the recorder or clerk of Park City Municipal Corp. within 30 days after
Park City receives notice that the petition has been certified.

There will be no public election on the proposed annexation because Utah law
does not provide for an annexation to be approved by voters at a public election.
Signing or not signing the annexation petition is the method under Utah law for the
owners of property within the area proposed for annexation to demonstrate their
support of or opposition to the proposed annexation.

You may obtain more information on the proposed annexation by contacting:

Park City Municipal Corporation Summit County

Attn: Matt Dias, City Manager Attn: Tom Fisher, County
Manager

445 Marsac Avenue 60 N. Main Street

P.O. Box 1480 P.O. Box 128

Park City, Utah 84060-1480 Coalville, Utah 84017
Matt.dias@parkcity.org tfisher@summitcounty.org
435.615.5180 435.336.3200

Once filed, the annexation petition will be available for inspection and copying
at the office of Park City Municipal Corp. located at 445 Marsac Avenue, Park City,
Utah 84060.

Summit County
60 N Main Street, Coalville UT 84017

(435) 336 3200
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10/18/2021 STAFF REPORT EXHIBIT D

requent of and relure
Racordd ,:.‘{'.:,Wc.. Fee Exempt per gtah Code
Atte: City Recorder Annotated 1953 21.7-
77 N
1.0, Box 1480, Pusk Ciy, UT 04060 N 2
PARK CI'TY
1884
00545109 Bk(1277 Pel0553-00555
- . ALAN SPRIGGSs SUMMIT £O RECORDER
Ordinance No- 99-30 1999 JUL 28 13:11 PN FEE  $.00 BY HAT
REQUESTz PARK CITY HUNICIPAL CORP

AN ORDINANCE ANNEXING APPROXIMATELY
1750 ACRES KNOWN AS FLAGSTAFF MOUNTAIN
INTO THE CORPORATE LIMITS OF
PARK CITY, UTAH AND
AMENDING THE OFFICIAL ZONING MAP
OF PARK CITY TO INCLUDE THE ANNEXED AREA

WHEREAS, on May 17, 1994, United Park City Mines Company (UPCM) filed an
application for annexation to Park City of certain UPCM holdings within the Ontario and Daly
Canyons, along with property held by several other mining companies and/or families; and

WHEREAS, the Planning Commission reviewed the proposal several times throughout 1994
and 1995, provided feedback, an d based on Planning Commission feedback, the applicant submitted
a revised annexation plan on June 14, 1995; and

WHEREAS, the Planning Commission and a special Flagstaff Task Force held several
meetings on the revised plan throughout the remainder of 1995 and the balance of 1996 and held
public hearings on the revised plan on October 25, 1995 and November 13, 1996; and

WHEREAS, on March 26, 1997, the Planning Commission recommended annexation of the
Flagstaff area, with certain development parameters; and

WHEREAS, the Council began its consideration of the Planning Commission
recommendations on April 17, 1997 and continued to take staff, applicant, and public input on April
24, 25, 28 and 29 and May 1, 6, and 8, 1997; and

WHEREAS, on April 24, 1997, the Council opened a public hearing for over 350 attendees,
and took testimony from 46 participants. The public sentiment revealed support for annexation, but
concerns regarding the development parameters; and

WHEREAS, the City mailed and published notice of the proposed annexation and annexation
policy declaration to all affected entities and received no protest to the annexation; and

WHEREAS, on May 10, 1997, the Council concluded in Resolution No. 10-97 that

annexation was appropriate and that many, but not all, of the proposed development parameters
could be accommodated in the Flagstaff area; and

1 of 3
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WHEREAS, without withdrawing its annexation petition, the applicant rejected the Council’s
1997 development parameters, and began to pursue development in unincorporated Summit and
Wasatch Counties; and

WHEREAS, on July 8, 1998, the applicant approached the Council with a renewed desire
to annex and with additional offers of on and off-site transportation facilities, utilities, enhancements,
and recreation amenities; and

WHEREAS, the Council convened several work sessions, an additional public meeting, and
facilitated interest group meetings to consider new development parameters; and

WHEREAS, on August 27, 1998, approximately 100 people attended, and over 20
individuals commented on new draft development parameters; and

WHEREAS, based on public input, Council further negotiated improved development
parameters; and

WHEREAS, on September 10, 1998, the Council unanimously adopted a resolution to
rescind Resolution No. 10-97 and to adopt new development parameters for Flagstaff Mountain,
Bonanza Flats, Richardson Flats, the 20-Acre Quinn’s Junction Parcel, and the Iron Mountain
Parcels; and

WHEREAS, a Development Agreement has been negotiated between the City and the
Developer setting forth the terms of the September 10, 1998 resolution and further terms and
conditions; and

WHEREAS, the City Council has held several public meetings on the proposed Development
Agreement and has taken public input at those meetings; and

WHEREAS, the Property is not included within any other municipal jurisdiction and there
have been no protests filed by any other jurisdictions;

D0S545109  Bed1277 Pell554

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

SECTION 1. ANNEXATION. The property is hereby annexed to the corporate limits of Park
City, UT according to the annexation plat executed in substantially the same form as it is attached
hereto as Exhibit A. The property so annexed shall enjoy the privileges of Park City and shall be
subject to all City levies and assessments including those described in the Development Agreement,
attached hereto as Exhibit B. The property shall be subject to all City laws, rules, and regulations.

SECTION 2. COMPLIANCE WITH STATE LAW AND THE PARK CITY GENERAL
PLAN. The annexation meets the standards for annexation set forth in Title 10, Chapter 2, of the
Utah Code and the Park City General Plan.

20f3
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SECTION3. ZONING MAP AMENDMENT. The Official Zoning Map of Park City, as adopted
by Section 1.9 of the Park City Land Management Code, is hereby amended to include the Flagstaff
Annexation as depicted in Exhibit A.

SECTION 4. EFFECTIVE DATE. This Ordinance shall take effect upon recordation of the
annexation plat.

PASSED AND ADOPTED this 24" day of June, 1999.

PARK CITY MUNICIPAL CORPORATION

(1.

ayor Bradley A. Olch

Attest:

J%et M. Scott, City Recorder

Approved as to form:

DOS545 109 BkN1277 Pal0353

3of3
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FLAGSTAFF MOUNTAIN AT DEER VALLEY

Boundary Description

Beginning at a point identified as County Line Monument Number 2343, said point on
the line common to Summit and Wasatch counties and also on the demarcation line
between the Park City Ski Area and the Deer Valley Resort, said point lying on the ridge
and hilitop above the Anchor Mine Shaft and also being North 04°39°13” East 1303.92
feet, more or less, from the Southwest corner of Section 29, Township 2 South Range, 4
East, Salt Lake Base and Meridian and running Northeasterly along said demarcation and
ridge line :

North 44°09°00” East 1236.63 feet; thence North 35°07°44” East 548.54 feet; thence
North 37°33°27” East 779.84 feet; thence North 49°33°13” East 616.72 feet; thence
North 71°34°40” East 644.26 feet; thence North 30°09°00” East 354.14 feet; thence
North 20°48°44” East 698.015 feet; thence North 10°48°36” East 569.75 feet; thence
North 23°55°00” East 604.00 feet; thence North 87°35°00” East 778.00 feet; thence
North 77°17°18” East 735.40 feet; thence North 82°14° East 672.44 feet more or less to a
point on the Westerly boundary line of the “Anchor Tunnel Portal Mining Reservation”,
said point being North 39°17°38” East 942.39 feet more or less from the Southwest
corner of Section 21 Township 2 South, Range 4 East, Salt Lake Base and Meridian, said
point also lying along the ridge line between Empire Canyon and Walker and Webster
Gulch; thence along said ridgeline the following eight courses: thence North 64°44°13”
East 136.79 feet; thence North 67°45°58” East 149.28 feet; thence North 81°11°10” East
122.88 feet; thence North 77°19°44” East 85.84 feet; thence North 77°48°30 East 79.25
feet; thence North 86°11°16” East 94.42 feet; thence South 72°54°27" East 85.42 feet;
thence South 71°42°35” East 163.49 feet more or less to a point on the westerly right -of-
way line of the Judge Tunnel/Empire Canyon Water Tank Supply Line Easement, said
point lying North 79°18°06” West 5.00 feet more or less, from Map Point A-1 as
described in that certain Reservoir Easement dated April 19, 1978 and Recorded as Entry
No. 147912 in the Records of the of the Recorder for Summit County, Utah; thence along
said westerly right-of-way the following fifteen (15) courses: North 10°41°54” East
76.70 feet; thence North 15°21°41” East 116.20 feet; thence North 56°44°38” East 142.80
feet; thence North 46°47°25” East 123.00 feet; thence North 35°09°16” East 88.70 feet;
thence North 32°14°53” East 101.60 feet; thence North 32°00°03” East 159.20 feet;
thence North 33°26°55” East 136.00 feet; thence North 38° 27°54” East 138.00 feet;
thence North 27°54°51” East 126.00 feet; thence North 31°30°07” East 96.20 feet; thence
North 40°35°50” East 110.80 feet; thence North 50°15°25” East 92.50 feet; thence North
56°00°00” East 94.90 feet; thence North 50°23°25” East 105.09 feet; thence North
47°29°30” East 405.07 feet more or less to a point on the westerly edge of Daly Avenue;
thence along said Daly Avenue the following three courses: North 32°04°00” East
296.25 feet; thence North 29°09°57” East 315.97 feet; thence North 28°18°45” East
186.56 feet, more or less, to the East-West center line of Section 21 Township 2 South,
Range 4 East, Salt Lake Base and Meridian, said Section Line also being the southerly
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boundary line for the corporate limits of Park City, Utah; thence South 89°59°59” East '
940.12 feet, more or less, along said Section line 940.12 feet to a point on the easterly
right-of-way line for Utah State Highway 224 as located in Ontario Canyon; thence along
said highway the following 12 courses; South 00°15°34” West 115.59 feet to a point on a
1,482.39 foot radius curve to the left; thence Southwesterly along the arc of said curve
through a central angle of 15°23°337398.24 feet more or less; thence South 15°39°07”
West 559.69 feet to a point on a 5,679.58 foot radius curve to the left; thence
Southwesterly along the arc of said curve, through a central angle of 06°11°23”, a
distance of 613.57 feet; thence South 09°27°44” West 368.77 feet to a point on a 1,382.39
foot radius curve to the left; thence southerly along the arc of said curve, through a
central angle of 16°06°55”, a distance of 388.82 feet; thence South 6°39°11” East 217.32
feet to a point on a 586.62 foot radius curve to the left; thence southeasterly along the arc
of said curve, through a central angle of 48°51°38”, a distance of 500.26 feet; thence
South 55°30°59” East 87.30 feet to a point on a 686.62 foot radius curve to the right;
thence along the arc of said curve, through a central angle of 30°23°53”, a distance of
364.28 feet; thence South 25°06°53” East 397.14 feet to a point on a 508.37 foot radius
curve to the right; fhence along the arc of said curve, through a central angle of
21°36°53”, a distance of 191.78 feet; thence South 3°30°00” East 63.08 feet to a point on
a 220.00 foot radius curve to the left; thence along the arc of said curve, through a central
angle of 55°51°14”, a distance of 214.46 feet; thence South 31°30°00” West 68.20 feet;
thence South 79°38°18”West 45.49 feet to a point on the southeasterly boundary of the
Ontario Number 3 Shaft Mining Reservation; thence South 79°59°46” West 300.78 feet
more or less along the southeastern edge of said Mining Reservation; thence South
17°09°45” East 88.76 feet more or less to a point on a piece of property that is the subject
of Entry Number 158551 of the Summit County Records; thence along said parcel the
following five courses: South 955.96 feet; thence North 69° East 360.00 Feet; thence
South 29°20° West 117.60 feet; thence North 78°10° East 714.30 feet; thence East
1,106.71 feet more or less to a point the Wasatch-Summit County line: thence along said
Wasatch — Summit County line. The following thirty courses: South 04°15°00” East
1,028.07 feet; thence South 25°30°30” East 2,521.90 feet to County Line Point 51;thence
South 29°50°00” West 1,398.30 Feet to County Line Point 55; thence South 4°19°00”
West 1,320.70 feet to County Line Point 58; thence South 47°05°00” West 369.50 feet to
a County Line Point; thence South 83°34°00” West 69.10 feet to County Line Point 59;
thence South 47°42°00” West 1,207.40 feet to County Line Point 62A; thence North
39°53°30” West 1,352.50 feet to County Line Point 64; thence North 72°50°00” West
317.30 feet to County Line Point 65; thence North 46°45°00” West 87.90 feet to County
Line Point 66; thence North 70°57°00” West 502.00 feet to County Line Point 67; thence
North 51°56°00” West 481.90 feet to County Line Point 68; thence North 55°53°00”
West 466.80 feet to County Line Point 69 feet; thence North 21°49°00” West 317.40 feet
to County Line Point 70; thence North 59°57°00” West 360.50 feet to County Line Point
and Triangulation Point; thence North 33°22°30” West 467.10 feet to County Line Point
71; thence South 85°10°30” West 492.30 feet to County Line Point 72; thence South
54°42°30” West 453.20 feet to County Line Point 73; thence South 88°55°30” West
344.00 feet to County Line Point 74; thence North 82°52°30” West 1,132.30 feet to
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County Line Point 77; thence North 59°43°30” West 1,074.55 feet to County Line Point
2338; thence North 79°07°30” West 494.73 feet to County Line Point 80; thence North
70°28°30” West 339.90 feet to County Line Point 81; thence North 60°14°30” West
550.10 feet to County Line Point 82 and Triangulation Point 2339; thence North
64°07°00” West 727.60 feet to County Line Point 83; thence South 77°44’00” West.
966.80 feet to County Line Point 85; thence North 77°28°00” West 161.00 feet to a
County Line Point and Triangulation Point 2340 which is also Judge Triangulation Point
Q; thence South 85°36°00” West 219.10 feet to County Line Point 86; thence North
46°44°00” West 384.70 feet to County Line Point 87; thence North 34°37°00” West
1,077.30 feet, more or less to county Line Point 2343 the point of beginning. Said Parcel
contains 1,655.4 acres more or less.
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EXHIBIT B
Refer to Recorder File 99-
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10/18/2021 STAFF REPORT EXHIBIT E

Recorded this ___ day of
, 1999
at Book #___ Page # .

Fee Exempt per Utah Code
Annotated 1953 21-7-2

Recorded at the request of and retur®
to: Park City Municipal Corp. DEVELOPMENT AGREEMENT

2.0.B0s 1450, Pk 0T 84060 FOR FLAGSTAFF MOUNTAIN,
BONANZA FLATS, RICHARDSON FLATS,
THE 20-Acre QUINN’S JUNCTION PARCEL

D544 335  Bell274 Peli4E85-00575
AND IRON MOUNTAIN

ALAMN SPRIGGS: SUMMIT O RECORDER
1799 JUL 26 10346 AR FEE §.00 BY DR4
REQUEST: FARK CITY RUNICIFAL CORF
THIS DEVELOPMENT AGREEMENT (“Agreement”) is entered into as of the

24" day of June, 1999, by and between UNITED PARK CITY MINES COMPANY,

(“UPCM” or “DEVELOPER”), DEER VALLEY RESORT COMPANY, (“DEER

VALLEY”), and PARK CITY MUNICIPAL CORPORATION, a third class city of the

State of Utah (“City”) (collectively, the “Parties™).

RECITALS

A. WHEREAS, DEVELOPER and DEER VALLEY own approximately: 1,600 of
1,750 acres of patented mining claims located in the unincorporated Flagstaff
Mountain area of Summit County, more particularly described and depicted in
Exhibit A attached hereto (hereafter, “Flagstaff Mountain); approximately 106
acres of patented mining claims located on Iron Mountain within an
unincorporated area of Summit County more particularly described and depicted
in Exhibit B attached hereto (hereafter, “the Iron Mountain Parcels”);
approximately 1,500 acres of patented mining claims, constituting all of UPCM’s
land located in the unincorporated Bonanza Flats area of Wasatch County more
particularly described and depicted in Exhibit C attached hereto (hereafter,
“Bonanza Flats); all of UPCM’s land east of U.S. 40 and south of S.R. 248
constituting approximately 650 acres of real property owned in fee simple located
immediately east of U.S. 40 and south of S.R. 248 within an unincorporated area

of Summit County more particularly described and depicted in Exhibit D attached
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hereto (hereafter, “Richardson Flats”); and approximately 20-Acres of real
property owned in fee simple located west of U.S. 40 and south of S.R. 248
within an unincorporated area of Summit County more particularly described and
depicted in Exhibit E attached hereto (hereafter, “the 20-Acre Quinn’s Junction
Parcel”);

WHEREAS, on May 17, 1994 DEVELOPER filed an application for annexation
to Park City of Flagstaff Mountain, consisting of DEVELOPER’s, DEER
VALLEY’s and Northside Neighborhood Property Owners’ land, together
totaling an area of approximately 1,750 acres;

WHEREAS, on May 10, 1997 the Park City Council unanimously resolved by
Resolution 10-97 to annex Flagstaff Mountain under certain Development
Parameters;

WHEREAS, on July 8, 1998 DEVELOPER requested reconsideration by the City
of Resolution 10-97 and offered certain incentives for limiting development of the
Bonanza Flats, Richardson Flats and the Tron Mountain Parcels;

WHEREAS, on September 10, 1998 the Park City Council unanimously adopted
a resolution to rescind Resolution No. 10-97 and to adopt new development
parameters for Flagstaff Mountain, Bonanza Flats, Richardson Flats and the Iron
Mountain Parcels, as set forth in this Agreement; and

WHEREAS, in the intervening months since the City Council adopted the
September 10, 1998 development parameters, the DEVELOPER has further
refined its proposal by offering to move 16 single family homes from the sensitive
Prospect Ridge area to the Mountain Village and to constrain development in the
Northside Neighborhood to reduce site disturbance and to facilitate sale to a
conservation buyer for a time certain; and

WHEREAS, the Parties intend to enter into this Agreement to establish new
development parameters for Flagstaff Mountain, Bonanza Flats, Richardson Flats,
the 20-Acre Quinn’s Junction Parcel, and the Iron Mountain Parcels and to

establish a time certain for annexation of Flagstaff Mountain into the City.
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NOW, THEREFORE, in consideration of the foregoing recitals and the covenants

hereafter set forth, the sufficiency of which the Parties hereby acknowledge, the Parties

agree as follows:

SECTION I. DEFINITIONS

Unless the context requires a different meaning, any term or phrase used in this

Agreement that has its first letter capitalized shall have that meaning given to it by the

Park City Land Management Code (LMC) in effect on the date of a complete application

or, if different, by this Agreement. Certain such terms and phrases are referenced below;

others are defined where they appear in the text of this Agreement.

1.1

L2

1.3

1.4

1.5

“Annexation Property” means that approximately 1,750 acres of
property known as Flagstaff Mountain, described and depicted on Exhibit
A,

“Bonanza Flats” means that approximately 1,500 acres of UPCM property
commonly referred to as Bonanza Flats, consituting all of UPCM’s
holdings in Bonanza Flats and described and depicted on Exhibit C.
“DEER VALLEY” means the Deer Valley Resort Company, a Utah
limited Partnership and each of its assigns, joint venture partners, and
successors in interest, whether in whole or in part. DEER VALLEY shall
cause its employees and agents to act in accordance with the terms of this
Agreement.

“DEVELOPER” means United Park City Mines Company, a publicly
traded Delaware corporation, and each of its assigns, joint venture
partners, and successors in interest, whether in whole or in part.
DEVELOPER shall cause its employees and agents to act in accordance
with the terms of this Agreement.

"Inaction' provisionally' means (a) DEVELOPER's failure to pursue a
sequential permit (i.e. Small Scale MPD permit, conditional use permit,
subdivision application, or building permit) by failing to submit a

complete application for such a permit or by failing to respond to the

' This definition has been inserted in anticipation of its inclusion in a new revision of the Land
Management Code. This definition will be superceded by an LMC definition of the term.
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City’s written requests for information which the City deems is necessary
to process the application; or (b) DEVELOPER's failure to sustain
permitted construction such that the permit under which construction is

allowed, expires or is otherwise suspended or revoked.

1.6 “Meeting Accessory Uses” provisionally’ means uses normally
associated and necessary to serve meeting and banquet space. Meeting
Accessory Uses do not require the use of Unit Equivalents and include:
1.6.1 Administrative and Banquet Offices
1.6.2 Banquet Storage Areas
1.6.3 Banquet Prep Areas Storage Areas
1.6.4 Common A/V Storage Areas
1.6.5 Coat Check Areas
1.6.6 Public Restrooms
1.6.7 Public Telephone Areas
1.6.8 Public Hallways
1.6.9 Public Circulation Areas.

L7 “Mountain Village” means that mixed-use portion of Flagstaff Mountain
described and depicted as the Mountain Village in Exhibit A attached
hereto and limited to a total of 84 acres, within three development Pods
(A, By, and By) and maximum densities, unit equivalencies and
configuration more fully described herein.

1.8 “Northside Neighborhood” means that 63-acre portion of Flagstaff
Mountain described and depicted as the Northside Neighborhood in
Exhibit A attached hereto and limited to the maximum density, unit
equivalency, and configuration more fully described herein.

1.9 “Northside Neighborhood Property Owners” means, in addition to
UPCM and DEER VALLEY, Park City Star Mining Company, Inc., a

Utah corporation, Bransford Land Company, representing the interests of

CEE T o BOET

* This definition has been inserted in anticipation of its inclusion in a new revision of the Land
Management Code. This definition will be superceded by an LMC definition of the term.
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1.10

1.12

1.13

1.14

Anne Bransford Newhall, Mary Bransford Leader and Carolyn Bransford
MacDonald, and Stichting Beheer Mayflower Project, a legal entity
representing the interests of Stichting Mayflower Recreational Fonds and
of Stichting Mayflower Mountain Fonds.

“Pedestrian Village” means an area configured within Pod A of the
Mountain Village for the mixed use of residential, Residential Accessory,
Resort Support Commercial, Resort Accessory, meeting and Meeting
Accessory Uses within which at least sixty-five percent (65%) of the
residential properties are clustered within walking distance (5 minutes) of
a Transportation Hub for such residential properties, which can be directly
accessed by pathways or sidewalks.

“Planned Unit Development” or “PUD” means a master planned
development consisting of clustered, detached, single family or duplex
units with common open space and coordinated architecture.

“Pod Z”’ means that area, depicted on Exhibit F that is limited for ski-
related uses as further defined herein.

“Project” means the residential, recreational and commercial real estate
development to be constructed within Flagstaff Mountain.

“Residential Accessory Uses” provisionally’ means uses that are for the
benefit of the residents of a commercial residential use, such as a hotel or
nightly rental condominium project. Residential Accessory Uses do not
require the use of Unit Equivalents. Residential Accessory Uses include:
1.14.1 Common Ski Lockers

1.142  Common Lobbies

1.14.3  Registration

1.144  Concierge

1.14.5  Bell Stand/Luggage Storage

1.14.6 ~ Common Maintenance Areas

1.14.7  Mechanical Rooms 51s:

® This definition has been inserted in anticipation of its inclusion in a new revision of the Land
Management Code. This definition will be superceded by an LMC definition of the term.
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1.14.8

1.14.9

1.14.10
1.14.11
1.14.12
1.14.13
1.14.14

Common Laundry Facilities and Common Storage Areas
Employee Facilities

Common Pools, Saunas and Hot Tubs

Public Telephone Areas

Public Restrooms

Administrative Offices

Public Hallways and Circulation Areas

1.15 “Resort Accessory Uses” provisionally' means uses that are clearly

incidental to and customarily found in connection with the principal resort

building or use and are operated for the convenience of the owners, occupants,

employees, customers or visitors to the principal resort use. Resort Accessory

Uses do not require the use of Unit Equivalents. They include such uses as:

1.15.1
1.15.2
1.15.3
1.15.4
1,18.5
1.15.6
1.15.7
1.15.8
1.15.9
1.15.10
1.15.11
1.15.12
1.15.13

Information

Lost and Found

Mountain Patrol

Mountain Administration

Mountain Maintenance and Storage Facilities
Mountain Patrol and Emergency Medical Facilities
Public Lockers

Public Restrooms

Employee Lockers

Ski School/Day Care

Ticket Sales Areas

Ski Check Areas

Public Circulation Areas and Hallways

1.16  “Richardson Flats” means all of UPCM’s property at the southeast

corner of U.S. 40 and S.R. 248, more fully described and depicted on
Exhibit D.

Tt A v R s e e T o
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! This definition has been inserted in anticipation of its inclusion in a new revision of the Land
Management Code. This definition will be superceded by an LMC definition of the term.
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1.17

1.18

“Transportation Hub” means the terminus of a public and/or private
transportation system that is located at a convenient location within the
Mountain Village.

“Unit Equivalent,” with respect to commercial structures and multifamily
and PUD structures, has the meaning set forth in the LMC.* Each single
family residential structure (excluding PUDs) approved by the City
pursuant to this Agreement for construction within the Project shall have a
Unit Equivalent of 1.00, regardless of the size or the location of the single
family residential structure. Each commercial structure or portion thereof
shall consume 1 Unit Equivalent for each 1000 square feet. Each
multifamily and PUD residential structure shall consume 1 Unit

Equivalent for each 2000 square feet.

SECTION II. LARGE SCALE MPD—FLAGSTAFF MOUNTAIN

2.1.

DEVELOPER is hereby granted the equivalent of a Large Scale Master

Planned Development (Large Scale MPD) for Flagstaff Mountain. This

Large Scale MPD sets forth maximum densities, location of densities and

DEVELOPER-offered amenities and is subject to all normally-applicable

City processes, and in addition thereto, such processes defined below,

including DEVELOPER’s responsibility, prior to or concurrent with the

Small Scale MPD process, to submit and ultimately to obtain (upon

modification, if necessary) City approval, of satisfactory plans detailed

below:

2.1.1.  Mine/Soil Hazard Mitigation Plan--which plan shall include an
inventory of all mine sites, potential sources of release of
hazardous materials into the environment, and a plan and
schedule for their remediation;

2.1.2.  Detailed Design Guidelines, with strong architectural themes, for
the entire Flagstaff Mountain Project;

2.1.3.  Specific Transit Plan;

2.1.4.  Parking Management Plan;

* Hotel rooms of 500 square feet or less constitute ¥ Unit Equivalent.

T
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2.2.

2.1.5.  Detailed Open Space Management Plan;

2.1.6.  Historic Preservation Plan;

2.1.7.  Emergency Response Plan, including DEVELOPER’s
commitments to provide infrastructure necessary to serve the
Project and Bonanza Flats and phasing therefor;

2.1.8.  Trails Master Plan setting forth trail locations, specifications,
phasing and timing of public easements;

2.1.9.  Private Road Access Limitation Procedures;

2.1.10.  Construction Phasing Plan—including construction milestones
for project amenities, including Richardson Flats development;

2.1.11.  General Infrastructure and Public Improvements Design and
Phasing Plan, which calls for the efficient extension of services,
concentrating initial infrastructure development in the Mountain
Village, and secondarily in the Northside Neighborhood. Such
plan shall allow for the construction of a variety of housing types
in each phase;

2.1.12. Utilities Master Plan—including the timing, alignment and
service strategy for water and sewer service, as well as storm
water management throughout the Project and Bonanza Flats;

2.1.13.  Wildlife Management Plan; and

2.1.14. Affordable Housing Plan, including phasing.

Maximum Development Parameters--Flagstaff Mountain. Flagstaff

Mountain is composed of the Mountain Village, the Northside

Neighborhood; various ski related improvements, and the Silver Mine

Adventure. Upon annexation, Flagstaff Mountain will be zoned as shown

on the zoning map attached hereto as Exhibit P. The following maximum

development parameters apply to Flagstaff Mountain:

2.2.1 Mountain Village: The Mountain Village is constrained as

follows:
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2.2.1.1

2.2.1.2.

2.2

2.2.14.

2213,

2.2.1.6.

Small Scale MPD. Site specific volumetrics and
configuration will be established in the Small Scale MPD
process.

Maximum Development Area. In the Small Scale MPD
process, the entire Mountain Village development shall
be constrained within a total of 84 acres.

Maximum Density. The maximum density within the
Mountain Village is 705 Unit Equivalents configured in
no more than 470 residential units.® Such density shall be
configured as multi-family, hotel, or PUD units, provided
the PUD units do not exceed 60. PUD units consume
Unit Equivalents in the same respect as multifamily units.
Additionally, the Mountain Village may contain up to 16
detached single family home sites.

Pedestrian Village. At least 65% of the residential units
within the Mountain Village must be clustered within the
primary development pod (Pod A), and must be located
within a five-minute walk of the Transportation Hub. All
three development pods (Pods A, By, and B,) within the
Mountain Village must be linked by transit.

Commercial. The Mountain Village may additionally
include up to 75,000-sq. ft. of Resort Support
Commercial uses, which shall include Neighborhood
Convenience Commercial uses for residents and visitors
such as groceries and sundries.

Mine Site Reclamation. To the greatest extent possible,
DEVELOPER shall locate density in disturbed areas.
This provision applies primarily to potential density at the

Daly West site.  Additionally, DEVELOPER shall

® Hotel rooms of 500 square feet or less constitute % Unit Equivalent.
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reclaim’ all mining and mining overburden sites within
Flagstaff Mountain, in accordance with state and federal
regulatory agency review.

2.2.1.7. Public Trails. @~ DEVELOPER shall construct and
dedicate public trails designated on an accepted Trails
Master Plan. Many trails will be constructed on land
ultimately owned by DEER VALLEY. In those areas,
DEER VALLEY shall be responsible for trail
maintenance and for enforcing reasonable rules and
regulations for public trail use. Such rules may not
exclude free public access to the public trail systems
identified on the Trails Master Plan.

2.2.1.8. Deed Restricted Open Space. Within 30 days of
issuance of a Small Scale MPD, DEVELOPER and/or
DEER VALLEY shall execute for the benefit of the City
perpetual covenants and restrictions with respect to all
designated open space associated with the Small Scale
MPD and which, at a minimum, shall prevent the
construction thereon of residential, commercial and retail
structures but shall provide for ski-related uses consistent
with paragraph 2.5 herein.

2.2.1.9. Parking. Each Small Scale MPD submittal shall include
a parking management plan with respect to the portion of
the property covered by such Small Scale MPD submittal.
The goal of the plan is to design the Mountain Village in
such a way as to reduce parking demand by 25%.
DEVELOPER shall plan and encourage within the
Mountain Village portion of the Project programs such as
parking management, paid parking for commercial uses,

shuttles and other programs designed to reduce the

7 Reclamation shall include, at a minimum, revegetation of exposed areas.
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demand for private vehicles and parking. DEVELOPER
shall provide for shared parking in all commercial, short-
term residential and mixed-use buildings. Assigned or
reserved spaces within commercial, short-term residential
and mixed-use buildings are prohibited. The majority of
the required parking areas will be fully enclosed and/or
constructed underground.

2.3 Prospect Ridge. DEVELOPER considers the Prospect Ridge area
depicted in Exhibit K to be a critical viewshed area for Old Town.

2.3.1 Public Trails. Consistent with the Trails Mater Plan,
DEVELOPER shall construct and dedicate to the City public trails
designated within the Prospect Ridge area.

2.3.2 Deed Restricted Open Space. Within 30 days of issuance of the
first Small Scale MPD, DEVELOPER shall cause to be recorded a
document, approved by the City, which shall impose perpetual
covenants and use restrictions for that portion of Prospect Ridge
depicted as “Recreation Open Space Dedication” on Exhibit K
which shall prevent the construction thereon of residential,
commercial and/or retail structures, ski lifts, and developed alpine
ski runs.

2.4.  Northside Neighborhood. The Northside Neighborhood is composed of
property owned by five separate Northside Neighborhood Property
Owners and, upon their written acceptance of the terms of this Agreement,
may contain a maximum of 38 homes, the size and location of which shall
be determined at Small Scale MPD/subdivision review. The Northside
Neighborhood may also contain a 1000 sq. ft. non-denominational Chapel,
that will remain open and reasonably available to the public.®
24.1 Small Scale MPD. The Small Scale MPD must include all

Northside Neighborhood Property Owners to achieve the

gy = o TR i =]
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¥ No utility extension will be allowed for the Chapel. Power may be allowed if it is readily accessible.
Location of the Chapel cannot cause the extension of an improved road. Siting and censtruction must
comply with all Code provisions.
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maximum density of 38 detached single-family homes. Absent
participation by all Northside Neighborhood Property Owners,
DEVELOPER and DEER VALLEY may apply for a Small Scale
MPD for a maximum of 30 single-family homes on the portion of
the Northside Neighborhood owned by DEVELOPER and DEER
VALLEY.” 1In all circumstances, DEVELOPER and DEER
VALLEY shall limit development in the Northside Neighborhood
as follows:
2.4.1.1. Meadow Restriction. Homes shall not be in the meadow
area generally designated on Exhibit A and further
defined in the Small Scale MPD process.
2.4.1.2. Ski Run Separation. Limits of disturbance for each site
shall be a minimum of 50 feet from any ski run.
2.4.1.3. Viewpoint Restrictions. Structures and roads must be
configured to minimize road and utility impacts and to
minimize wintertime visual impacts'® from ski runs and
designated viewpoints, including but not limited to the
knoll behind the terminus of what is presently known as
the Northside chairlift.
2.4.1.4. Public Trails. Consistent with the Trails Master Plan,
DEVELOPER, DEER VALLEY, and Northside
Neighborhood Property Owners shall dedicate to the
City improved public trails and trail easements that
connect to the surrounding trail system. Where trails
pass through the Deer Valley Ski Area, DEER VALLEY
shall be responsible for trail maintenance and for

enforcing reasonable rules and regulations. Such rules

-12 -

OGS4 4 B35S Be01274 Feliiive
? If Park City Star, Bransford or Mayflower do not reach an agreement with DEVELOPER and DEER
VALLEY with respect to the joint development of the detached single family homes within the Northside
Neighborhood, then DEVELOPER and DEER VALLEY shall grant to the City the right to connect to the
utility lines and to grant limited access to roads within the Northside Neighborhood without cost to serve
the remaining property owners.

'" As well as summertime visual impacts.
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may not exclude free public access to the public trail
systems identified on the Trails Master Plan.

2.4.1.5. Enchanted Forest. No development shall occur in the
“Enchanted Forest” area generally designated on Exhibit
A and further defined in the Small Scale MPD process.

24.1.6. Deed Restricted Open Space. Within 30 days of
issuance of a Small Scale MPD, DEVELOPER shall
record perpetual covenants and restrictions with respect
to all designated open space associated with the Small
Scale MPD and which shall prevent the construction
thereon of residential, commercial and retail structures
but shall allow ski-related uses.

2.4.2. Northside Neighborhood Conservation Plan. DEVELOPER
and DEER VALLEY agree to refrain from transferring, improving
or developing the Northside Neighborhood for 3 years, from the
date of this Agreement to facilitate the potential of (a) the fee
simple sale of the Northside Neighborhood, or (b) the sale and
transfer of the development rights from the Northside
Neighborhood. In either case, the sale would be completed within
said time period and would be to a conservation buyer or buyers at
fair market value at the date of purchase. Fair market value in this
context shall reflect the entitlement for single family detached
units set forth in the Large Scale Master Plan and this Agreement
or, if the Small Scale Master Plan has been issued, as reflected in
the Small Scale Master Plan for the Northside Neighborhood. The
three-year period noted above shall not limit the Planning
Commission’s authority in connection with approval of the phasing
plans required in sections 2.1.10 and 2.1.11.

2.5.  Ski-Related Development. Subject to conditional use review, DEER

VALLEY may construct a skier day lodge of a maximum of 35,000 square

feet, in the approximate location depicted on Exhibit A. The day lodge

80 15 2 SR T D1 774 Prlf497
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shall have no public road access and no day skier parking, must have
adequate emergency vehicle access, and shall have only limited parking to
meet service and administrative requirements, DEER VALLEY shall
provide deed-restricted employee/affordable housing units as defined by
the City’s affordable housing policy in an amount equal to 20% of the
commercial Unit Equivalents approved by the City for the day lodge prior
to issuance of a Certificate of Occupancy for the day lodge.
2.5.1 Conditional Use (Administrative). Ski terrain and ski-related
development is an administrative conditional use within the
Project, consistent with the Deer Valley Ski Area Master Plan
depicted in Exhibit F attached hereto, provided that only two
graded runs shall be allowed in ski Pod Z, with thinning and other
limited vegetation removal in the balance of Pod Z for skier safety
and glade skiing. Review of ski terrain and ski-related
development shall include, but shall not be limited to consideration
of the following:
2.5.1.1 Openings for ski trails and lifts with straight edges and
uniform widths will be minimized to the greatest extent
possible.

2.5.1.2 Trails that are designed for base area return or circulation
between fall line areas shall be designed for appropriate
grades and widths consistent with minimizing visual
impact.

2.5.1.3 Lift towers shall be painted or otherwise treated to blend
with the natural surroundings.

2.5.1.4 Vegetation management, re-vegetation and erosion
control techniques shall be designed in accordance with
the “Deer Valley Resort Company Ski Run Construction
and Revegetation Standards” attached hereto as Exhibit
G. The objective shall be to achieve a vegetative

condition that enhances the skier experience and long
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2.6

2.7

2.8

term forest health. Re-vegetation shall be designed to
control erosion and to restore ground cover as quickly as
possible after ground disturbing activities.

Beano’s Style Private Club. DEVELOPER may construct a private
restaurant (Beano’s Cabin at Beaver Creek-style''), at a location to be
determined at the Small Scale MPD phase, with emergency access only,
and no private vehicular access or parking. The size of the private
restaurant shall be determined at Small Scale MPD review and shall not
exceed 7000 square feet.

Silver Mine Adventure. DEVELOPER may continue to operate the

Silver Mine Adventure on the Ontario Mine Site as a valid, non-

conforming use. Any change or expansion of use shall be processed in

accordance with the LMC in effect at the time of the DEVELOPER’s
submission of a complete application for the proposed expansion.

Access and Alignment of S.R. 224, DEVELOPER shall access

Flagstatf Mountain by means of S.R. 224, and a private road system.

DEVELOPER shall realign a portion of S.R. 224 in the approximate

location set forth on Exhibit H attached hereto, and shall construct a

private road system for Flagstaff Mountain in the approximate location

depicted on Exhibit H. The Parties agree to the following access and
alignment of the road systems within Flagstaff Mountain:

2.8.1 Alignment. Upon Planning Commission approval of the first
Small Scale MPD for Flagstaff Mountain, DEVELOPER shall
petition to vacate the existing S.R. 224 alignment and, if granted,
shall realign and dedicate the relocated S.R. 224 right of way to a
standard similar to the existing S.R. 224 (with an asphalt surface
for dust control). Such alignment shall be as generally depicted
on Exhibit H. DEVELOPER shall block and prohibit vehicular

access over the discontinued historic alignment of S.R. 224,

F o n)

intended to predetermine the Planning Commission’s decision regarding the maximum allowable size of

such a restaurant.

- 15 -
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"' Beano’s is a 7000 square foot private restaurant. This reference to a Beano’s-style restaurant is not -
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2.8.2

2.83

2.84

Access over the realigned S.R. 224 shall remain seasonal (warm
weather only). Upon completion of construction thereof, to the
reasonable satisfaction of the City Engineer, the City shall accept
the dedication of public roads under its jurisdiction identified on
Exhibit H, or as determined by the Council, upon
recommendation of the Planning Commission through the Small
Scale MPD and subdivision processes.

Private Road. Upon Small Scale MPD approval, and only to the
extent of the Small Scale MPD approval, DEVELOPER shall
construct a private road system within Flagstaff Mountain, as
depicted in Exhibit H, over which DEVELOPER shall maintain
all-season access throughout the year.

Seasonal, Controlled Automobile Access. DEVELOPER shall
support and shall not undermine seasonal closure of realigned
S.R. 224 and shall control motorized vehicular access from S.R.
224 to the private road system to prevent vehicular through
traffic.

Emergency Deer Valley Access. The Project’s seasonal
emergency secondary access is through the Deer Valley Ski Area
generally as depicted on Exhibit I and crash-gated in the
approximate locations shown on Exhibit I. DEER VALLEY shall
provide the City and the Park City Fire Service District with keys
and/or combinations to the gates. The emergency access is
necessary as a controlled evacuation route and as an emergency
access for fire and safety personnel and equipment only. The
secondary access route is an important ski run to the Deer Valley
Ski Area that, in all but the most exceptional circumstances, will
be used by skiers and over-the-snow vehicles. The Park City Fire
Marshall may cause the access to be plowed and placed into

winter service for emergency and evacuation purposes in that

S 16 -
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exceptional emergency situation when normal road access to
Flagstaff Mountain is interrupted for an extended period."

2.8.5 Controlled Snowmobile Access. Winter snowmobile access to
Brighton Estates and to Bonanza Flats is presently available over
portions of S.R. 224. DEVELOPER and DEER VALLEY shall
allow seasonal snowmobile access to property owners and
renters in Brighton Estates over those portions of S.R. 224 within
the Project that are presently used or alternatively over similar
portions of S.R. 224 as may be relocated. DEVELOPER and
DEER VALLEY shall otherwise prevent wintertime motorized
vehicular access to the extent such action is consistent with the
policy of the public entity that owns S.R. 224. The current
recreational snowmobile concession in Flagstaff Mountain shall
be eliminated with the relocation of S.R. 224,

2.8.6 DEVELOPER’s Consent to Transfer. DEVELOPER consents
to cooperate with the City in any state transfer of any portion of
S.R 224.

2.9 TFlagstaff Mountain Mitigation/Amenities. At the City’s request, the
DEVELOPER shall deliver the following mitigation and amenities as an
inducement to execute this Development Agreement:

2.9.1 Trails. DEVELOPER shall construct, maintain and commit to
free public use, an improved public trail system as set forth in an
approved Trails Master Plan. The construction of the trails shall
be phased with the progress of the development of the Project.
Existing trails shall remain open to the public until provisional or
final trails have been constructed. Final trail locations may vary
due to field conditions and season. Relocation of any trails shall
be identified in the Trails Master Plan. Where the trails pass
through the Deer Valley Ski Area, or are located on non-

development lands owned or controlled by Deer Valley, Deer

'* The Park City Fire Marshall may not cause the access to be plowed simply for pubic convenience.
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293

294

Valley shall be responsible for trail maintenance and for
enforcing reasonable rules and regulations for trail use, including
reasonable rules and regulations intended to prevent or minimize
conflict between potential trail uses. Pedestrian and bicycle uses
of the trail system shall not be prohibited or restricted without
being so identified in the Trails Master Plan.

Gondola. If approved by the City, DEVELOPER shall construct
a gondola from a location in or near Old Town to a terminus in
the Mountain Village. DEVELOPER shall submit to the City a
complete written description comparing the development
scenarios for Flagstaff Mountain with the construction of a
gondola and without the construction of a gondola. The City
agrees to work expeditiously through the public process with
respect to making a final decision regarding the construction of a
gondola as set forth in this Section.

No Gondola Alternative. If the City determines that the
construction of a gondola is not feasible or in the public interest,
then: a) DEVELOPER shall contribute $1,000,000 in cash to the
City to be used specifically for other traffic mitigation projects in
the City related to the Project, and b) pursuant to an approved
Specific Transit Plan or a Parking Management Plan, and in
addition to all other commitments herein, DEVELOPER shall
expend an additional $1,000,000 ($2,000,000 total) for traffic
mitigation beneficial to the Project. If DEVELOPER is required
to expend $1,000,000 for traffic mitigation directly related to the
Project, then such traffic mitigation expenses and the timing
thereof shall be set forth in the Specific Transit Plan.

Historic Preservation. The Historic Preservation Plan, at a
minimum, shall contain an inventory of historically significant
structures located within the Project and shall set forth a

preservation and restoration plan, including a commitment to
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dedicating preservation easements to the City, with respect to
any such historically significant structures. The head frame at
the Daly West site is historically significant.

2.9.5 Enhanced Environmental Protection. DEVELOPER shall
limit the construction or installation of wood-burning devices to
one wood-burning device in each of the 54 single-family homes
in the Project. DEVELOPER shall not request approval from the
City for wood-burning devices in any other attached, or
detached, residential uses. Within each lodge, or hotel
constructed within the Project, DEVELOPER shall have the right
to construct one wood-burning device in each such lodge or
hotel.

2.9.6 Lady Morgan Springs Open Space (Passive Use). The Lady
Morgan Springs Area", shall be restricted, by conservation
easements acceptable to the City, and signs and monitoring, if
necessary, to limit use of the area to skiing (without cutting runs,
glading, or thinning trees) and daytime recreational hiking.
Neither construction activity nor motorized vehicular use of any
kind shall be allowed in the Lady Morgan Springs Area, except
as allowed, with City staff approval, for forestry and wetlands
management.

2.9.7 Open Space (Active). All land outside of the development areas
(ski terrain and open space designated on Exhibit A) will be
zoned as Recreation Open Space (ROS-MPD). Upon issuance of
the first Small Scale MPD for any portion of the Project,
DEVELOPER and DEER VALLEY shall execute a conservation
easement, for the benefit of the City and a third party
conservation trust (or similar entity), to limit their use of the
Flagstaff Mountain ski terrain to construction, development and

operation of ski and mountain bike lifts, ski and mountain bike
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" Described and depicted on Exhibit J, and as further defined in the Small Scale MPD process.
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29.8

299

runs, one skier day lodge, and other similar winter and summer
recreational uses and services. Such conservation easements
shall prohibit any hotel, lodging, residential or commercial
construction or use on ROS-zoned land in Flagstaff Mountain.
Such conservation easement shall be to the reasonable
satisfaction of the City and shall be first in priority in title.

Open Space (Prospect Ridge). Within 30 days of issuance of a
Small Scale MPD, DEVELOPER shall grant to the City a
conservation easement, with free public trail access, without
encumbrances, over acreage located on Prospect Ridge,
contiguous with City-owned open space. The conservation
ecasement area on Prospect Ridge is identified on Exhibit K
attached hereto. Such conservation easement shall be to the
reasonable satisfaction of the City and shall be first in priority in
title.

Open Space (Iron Mountain). Upon the issuance of any Small
Scale MPD, for any portion of the Project, DEVELOPER shall
deed restrict or transfer to Park City, the Iron Mountain Parcels
with City-approved encumbrances. In connection with such
dedication, DEVELOPER shall reserve to DEVELOPER the
right to lease to third parties the Iron Mountain Parcels for ski
and other environmentally sensitive recreational uses. Such
reservation shall not include the right to cut runs, glade, or thin
trees, or construct or install ski lifts or developed alpine ski runs.
DEVELOPER shall also reserve the right to retain all rent,
proceeds and other consideration resulting from or generated by
DEVELOPER leasing the Iron Mountain Parcels to third parties
for ski and recreation-related uses. = DEVELOPER shall
indemnify, defend and hold the City harmless from any claim
arising from DEVELOPER’s or a third party lessee’s use of the

Iron Mountain Parcels. Nothing herein should be construed to

e U e,
HSE L B35

2720 -

Britld74 Po

374



limit or waive governmental immunity with respect to claims
made against the City.

2.9.10 Neighborhood-Specific Design Guidelines. @ DEVELOPER
shall incorporate a Master Resort Association for Flagstaff
Mountain and a Project-specific Property Owners’ Association
for the Mountain Village and Northside Neighborhood areas to
cooperatively manage certain aspects of the Project. The Design
Guidelines for both the Project and Bonanza Flats must
emphasize a strong, common architectural theme, and shall be
enforceable by one or more of the above-mentioned
Associations.

2.9.11 Public Safety. A comprehensive emergency response plan will
be required. The proposal includes a public safety site, at a
minimum. The final public safety and emergency access plan
must be determined prior to any permit issuance and only after
coordination with the affected entities, such as the Park City Fire
Service District.

2.9.12 Sandridge Parking Lots. Prior to the issuance of a Small Scale
MPD for any portion of Flagstaff Mountain, DEVELOPER shall
irrevocably offer to dedicate to the City a conversation casement,
or deed, satisfactory to the City to preserve the Sandridge
Parking Lots, described in Exhibit L as a public parking facility.
Such interest shall be offered with no outstanding monetary
encumbrances.

2.9.13 Sandridge Heights Property. Developer further agrees to limit
its use of its Sandridge Heights property, described in Exhibit L,
to either affordable housing or open space.

2.10 FLAGSTAFF MOUNTAIN MITIGATION MEASURES:
2.10.1 Water System. DEVELOPER shall build and dedicate to the

Park City Water Service District an adequate water delivery
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system within Flagstaff Mountain to serve the Project, including

all fire flow and irrigation needs.

2.10.1.1 Withdrawal of Water Protests. DEVELOPER
shall immediately withdraw its protests to the City's
pending water change application(s) before the State
Engineer and agrees not to protest future City
applications before the State Engineer.

2.10.1.2  Water Source. DEVELOPER shall design and
construct a water source and delivery system to transport
water from the water source to Flagstaff Mountain and
to dedicate that system to the City. DEVELOPER and
the City anticipate that such delivery system will include
the development of a well of sufficient capacity to serve
the Project.

2.10.1.3  Group II Rights. The City and DEVELOPER
agree to file a joint application with the State Engineer
to convert to municipal use within the boundaries of the
Park City Water Service District all "Group II" water
rights owned by both parties. The joint application will
list all mutual points of diversion, all of the City's
municipal sources, and all of DEVELOPER's sources
including the proposed Ontario and Empire Canyon
Wells. DEVELOPER and the City shall divide the
Group II rights approved for municipal use evenly, with
DEVELOPER and the City each taking ownership of
one-half of the total approved rights. DEVELOPER
agrees to sell exclusively to the City its portion of the
approved Group II water rights and DEVELOPER's
interest in its Theriot Springs and Haueter Springs water

rights (Weber Decree Award #456, #467 and #468)
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collectively referred to herein as the “Committed
Water”.

2.10.1.4  Committed Water. Once approved for municipal
use, all Committed Water shall be leased to the City at a
nominal cost and will therefore be unavailable for sale to
others. DEVELOPER shall dedicate the Committed
Water to the City, and the City shall pay to
DEVELOPER from time to time an amount equal to the
water development impact fees actually collected by the
Park City Water Service District from the development
of Flagstaff Mountain. Each such payment from the
City to DEVELOPER shall be paid within 30 days
following the receipt by the Park City Water Service
District of each such water development impact fee.

2.10.1.5  Excess Water Rights. If after ten (10) years or
90% buildout of Flagstaff Mountain and Bonanza Flats,
whichever last occurs, DEVELOPER retains water
rights in excess of the water demand for both projects,
the City may purchase the excess water rights from
DEVELOPER at fair market value based on an appraisal
from a mutually agreed upon appraiser or the City may
relinquish its interest in the excess water rights. The
City shall elect to either purchase (some or all of the
excess water rights) or relinquish its interest in the
excess water rights within 180 days of written notice of
the expiration of 10 years or 90% buildout of both
projects, whichever last occurs. If the City takes no
action within the 180 days, City will be deemed to have
relinquished its interest in the excess water rights.

2.10.1.6  Impact Fees and Water Rates. The City will

charge water development and connection impact fees
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and water rates within the Project in an amount equal to
the water development and connection impact fees and
water rates charged to other water users within the Park
City Water Service District, unless extraordinary costs
can be identified by the City and fairly assigned to the
water users within the Project.
2.10.2 Transportation and Traffic Mitigation. DEVELOPER has
agreed to provide the following transportation and traffic
mitigation measures." Prior to the issuance of a Certificate of
Occupancy within the Mountain Village," the DEVELOPER shall
provide the following to reduce the traffic anticipated by the
Project:
2.10.2.1 Van and Shuttle Service. DEVELOPER shall
provide for its owners, employees and guests, van
and shuttle service alternatives consisting of regular
circulator service within the Mountain Village and
service from the Mountain Village to key
destinations such as the Salt Lake International
Airport, Main Street, Silver Lake, golf courses, and
recreational trail heads.

2.10.2.2 Road and Intersection Improvements. Attached
hereto as Exhibit M is a map and a more detailed
list of improvements, which shall be constructed by
DEVELOPER in satisfaction of this obligation.
Prior to the construction of any of the improvements
described below, the City shall review and approve
or reject with suggested changes all plans, drawings
and specifications with respect to the alignment and

construction of such road and intersection
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" However, within the Small Scale MPD process, the City may conclude that these transportation and
traffic measures should be reduced, and will modify DEVELOPER’s obligations accordingly.
3 Except for DEER VALLEY’s day lodge pursuant to paragraph 2.5 herein.
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2.10.2.3

2.10.2.4

2:102.5

2.10.2.6

2.10.2.7

improvements. Following DEVELOPER’s
completion of the construction of such
improvements, DEVELOPER shall offer to dedicate
such improvements to the appropriate governmental
entity.

Contribution to Marsac Roundabout.
DEVELOPER shall financially participate in the
reconstruction of the intersection of Marsac Avenue
and Deer Valley Drive. DEVELOPER is
responsible for paying its proportionate share
(determined by projected traffic generation) of the
City’s cost of such reconstruction to mitigate the
impact of the Flagstaff Mountain and Bonanza Flats
projects on the intersection.

Runaway Truck Lane. DEVELOPER, or an
affiliate of DEVELOPER, shall construct a run-
away truck lane on the Mine Road section ‘of S.R.
224, as described on Exhibit N attached hereto.
DEVELOPER expects to dedicate the Runaway
Truck Lane to UDOT.

Mine Road Widening. Upon Planning
Commission recommendation, DEVELOPER shall
widen the Mine Road section of S.R. 224 as
described on Exhibit M attached hereto.

Mine Road Passing Lane. Upon Planning
Commission recommendation, DEVELOPER shall
create and dedicate a passing lane on the Mine Road
section of S.R. 224 as described on Exhibit M
attached hereto.

Drainage Improvements. DEVELOPER shall

improve drainage to S.R. 224 as described on

_725 -

379



Exhibit M attached hereto.
2.10.2.8 Landscaping. Upon Planning Commission
approval, DEVELOPER may construct and create,
at DEVELOPER'’S sole cost and expense,
landscape improvements in the area depicted on
Exhibit M, uphill from the intersection of S.R. 224
with Hillside to act as a Project entry statement.
2.10.3 Construction Mitigation. DEVELOPER shall provide the
following measures, all to the reasonable satisfaction of the City’s
Chief Building Official, to mitigate the impact of construction
within Flagstaff Mountain. DEVELOPER shall also adhere to the
usual construction impact mitigation measures required by the
City. Additional reasonable site-specific mitigation measures may
be required at the Small Scale MPD phase. These measures will
be permanently reflected in Covenants, Conditions and
Restrictions of each development parcel. The Detailed
Construction Phasing Plan to be submitted by DEVELOPER to the
City shall include, without limitation, provisions pertaining to:
2.10.3.1 Limits of Disturbance and Vegetation Protection for all
construction, including construction of public
improvements.
2.10.3.2 Construction staging, on-site batch plants, and materials
stockpiling'® and recycling in the Daly West area to keep
all excavated materials on site during the Project
infrastructure and construction phases.
2.10.3.3 Construction traffic routing plan to minimize traffic
impacts on Old Town and residential areas, by only
allowing construction traffic to use current state roads,
unless otherwise directed by the City.

2.10.3.4 Dust and soils monitoring and containment, along with

' Developer shall stockpile all earthen material on site.
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remediation of contaminated mining waste within the
areas that are disturbed during the construction of the
improvements within the Project and erosion and runoff
controls for the entire Project
2.10.3.5 Temporary public access trails throughout construction.
2.10.3.6 Tools and equipment storage on-site adequate to serve all
construction.
2.10.4 Employee/Affordable Housing. DEVELOPER shall provide
deed-restricted employee/affordable housing units as defined by
the City’s affordable housing policy in an amount equal to 10% of
the residential and 20% of the commercial Unit Equivalents
approved by the City for the Project. A minimum of 25% of the
affordable housing obligation shall be located on-site within the
Project, unless otherwise directed by the Housing Authority.
DEVELOPER and the City shall consult with Mountainlands
Housing Trust, or its equivalent (if any), to determine the type and
location of employee/affordable housing which would be most
effective in offsetting the demand generated from the Project.
DEVELOPER shall provide the remaining 75% of the units as
directed by the Housing Authority. The employee/affordable
housing will be phased with the Project. Upon Planning
Commission recommendation, the Housing Authority may direct
DEVELOPER to:
2.10.4.1 Develop, subject to deed restrictions some of the
remaining units on the 20-Acre Quinn’s Junction
Parcel; or

2.10.4.2 Donate in a form satisfactory to the City, without
restrictions or encumbrances, the 20-Acre Quinn’s
Junction Parcel to the City in lieu of some or all of the
remaining portion of DEVELOPER’s affordable

housing obligation; or
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2.10.4.3  Build the units on an alternate parcel provided to
DEVELOPER by the City. DEVELOPER must donate
the 20-Acre Quinn’s Junction Parcel to the City if the
City offers to donate otherwise suitable land to
DEVELOPER. If the City and DEVELOPER exchange
parcels with respect to the new employee/affordable
housing units, then DEVELOPER shall construct on
such alternate parcel such number of new
employee/affordable housing units, up to the required
number of units, for which DEVELOPER is able to
obtain approval. In no event shall the cost incurred by
DEVELOPER to construct the new
employee/affordable housing units on an alternate
parcel provided by the City exceed the cost which
DEVELOPER would have incurred to construct such
new employee/affordable housing units on the 20-Acre
Quinn’s Junction Parcel; or
2.10.4.4 Tf mutually acceptable to DEVELOPER and the City,
pay to the City a fee in lieu of constructing
employee/affordable housing, consistent with the
City’s affordable housing policy, if such payment in
lieu of constructing employee/affordable housing
results in the construction or dedication of actual units
for affordable /employee housing; or
2.10.4.5 Satisfy its obligation in a manner otherwise consistent
with the City’s affordable housing policy.
2.10.5 5-Year Irrevocable Offer to Annex the 20-Acre Quinn’s
Junction Parcel. For the next five years, DEVELOPER hereby
irrevocably offers to annex the 20-Acre Quinn’s Junction Parcel to

the City.
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SECTION III. ADDITIONAL PUBLIC BENEFITS

In addition to the foregoing, DEVELOPER offers the following inducements to

confract:

3.1 Richardson Flats. DEVELOPER unconditionally offers to annex
Richardson Flats to the City and, regardless of the annexation of
Richardson Flats, to restrict development of Richardson Flats to one of the
following options to be selected by DEVELOPER, at DEVELOPER’S
sole discretion:

Option 1. Under Option one DEVELOPER must limit the use of
Richardson Flats to golf (with the requisite clubhouse,
maintenance buildings and other related improvements), equestrian
uses (including the construction of an arena or indoor equestrian
center), and/or such other public recreational opportunities or
special events as the City may deem proper. In the event
DEVELOPER is able to obtain necessary approvals from EPA
and/or DEQ, then DEVELOPER must construct on Richardson
Flats a golf course, clubhouse, and driving range with adequate'
provisions for defined public access.

Option 2. Under Option two, DEVELOPER must limit the use of
Richardson Flats to an 18-hole golf course (with the requisite
clubhouse, maintenance  buildings and other related
improvements)'® and would make available to the City a site for a
second 18-hole golf course. The site to be donated to the City
would not include land in need of environmental remediation. If a
second golf course is constructed under Option two, then the City
and DEVELOPER shall work cooperatively to develop shared
facilities such as a driving range and golf maintenance shops.
Option 3. If, after diligent efforts, DEVELOPER cannot receive
EPA or DEQ approval of the aforementioned recreational

o e I

" The course must be operated to maximize play.
" Under Option 2 DEVELOPER may in the City’s sole discretion be afforded the right to use Richardson
Flats for such other public recreational opportunities or special events as the City may deem proper.
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3.2

4.1

improvements, DEVELOPER will perpetually deed restrict

Richardson Flats to prevent further development.
Open Space/Transit Management Fund. DEVELOPER shall pay on
each transfer of DEVELOPER'’s land, and shall separately covenant with
all successors in interest in a manner which runs with the land, to assess a
1% Open Space/Transit Management Fee on the gross sales price of all
real property within the Project. 50% of the Open Space/Transit
Management Fee shall belong to the Flagstaff Mountain Master Resort
Association to reduce Master Resort Association dues associated with
obligations assumed herein or to enhance the Master Resort Association’s
service to its members. 50% of the Open Space/Transit Management Fee
shall be paid to the City to assist in funding the costs and expenses for
enhanced transportation to the Project, recreation improvements and/or
open space acquisition, maintenance or preservation. This Open
Space/Transit Management Fee shall not apply to the transfer of real
property within the Project either solely as security for financing (e.g.
mortgage) or for nominal consideration solely to initially capitalize the
development entity. DEVELOPER acknowledges that the Project requires
an open space management fee to mitigate the adverse effects of the
Project. As such, DEVELOPER covenants that it will pay this fee as a
contractual obligation, and not as a regulated entity. DEVELOPER shall
vigorously defend the imposition of such fees. DEVELOPER shall not
take any action (contractually, judicially, or legislatively) to challenge or
otherwise adversely affect the enforceability of the Open Space/Transit

Management Fee as a valid and enforceable real covenant.

SECTION IV. IMPACT FEES/PLAN CHECK FEES

Conditions of Approval and Impact Fees. With respect to the
development of Flagstaff Mountain, DEVELOPER accepts and agrees to

comply with the impact, connection and building fees of the City currently

CE T4 4 B TRE

' The timing of Richardson Flats development shall be addressed in the Construction Phasing and General
Infrastructure Phasing Plans required in Sections 2.1.10 and 2.1.11 with development commencing as early
as possible.
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SECTION V.
5.1

5.2

in effect, or as amended, to the extent the amended fees are applied
uniformly within an impact fee district. DEVELOPER acknowledges that
the Project requires infrastructure supported by impact fees and finds the
fees currently imposed to be a reasonable monetary expression of
exactions that would otherwise be required at this time. As such,
DEVELOPER covenants that it will pay impact fees as a contractual
obligation, and not exclusively as a regulated entity. If the state legislature
disallows the imposition of a regulatory impact fee, DEVELOPER will
pay those impact fees in effect at the time of such change in state law
throughout the remaining buildout of the Project. Further DEVELOPER
agrees to pay plan check fees in the amount of 65% of the building permit

fee.

BONANZA FLATS DEVELOPMENT PARAMETERS

Restrictions on Bonanza Flats Development. DEVELOPER covenants

that it will never apply, nor assist in any application, to the City or to

Wasatch County for the development of Bonanza Flats in excess of the

following maximum densities. Further, DEVELOPER shall amend its

development application with Wasatch County, and shall restrict
development in Bonanza Flats to the following maximum densities:

5.1.1 A maximum of 260 residential units (280 Unit Equivalents), of
which no more than 160 units shall be Bonanza Flats single
family home sites.

5:1:2 An 18-hole golf course, including the construction of no larger
than a 20,000 sq. ft club house and other golf-related facilities,
with Nordic skiing thereon during the winter, all as generally
depicted on Exhibit O.

3.1.3 75,000 square feet of resort-related commercial uses.

514 Alpine and Nordic ski terrain, ski runs, ski lifts and other ski-
related improvements, all as depicted on Exhibit O.

Wasatch County Approval of Bonanza Flats Development Proposal.

DEVELOPER has a pending application in Wasatch County, with respect
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5.3

5.4

5.3

to Bonanza Flats, requesting density far in excess of that which the City
regards as appropriate. As an inducement for the City to enter into this
Agreement, DEVELOPER agrees to amend its development application
with Wasatch County in order to reflect the terms and conditions of this
Agreement regarding the development of Bonanza Flats.  City’s
contractual restrictions on Bonanza Flats development are in no respect an
endorsement of development on Bonanza Flats. DEVELOPER agrees that
the portions of Bonanza Flats, as described on Exhibit C attached hereto,
which are not to be developed shall be subjected to restrictive covenants or
conservation easements, dedicated to a third party conservation trust (or
similar entity), in a form acceptable to the City, so that the real property
which is not to be developed shall be limited in perpetuity to recreational
and open-space uses. DEVELOPER and the City acknowledge that the
annexation of Bonanza Flats to the City is not being considered at this
time by either the City or by DEVELOPER.

Snyderville Basin Sewer Improvement District Annexation.
Snyderville Basin Sewer Improvement District (“SBSID”) must agree to
annex Bonanza Flats and agree to provide sewer service within Bonanza
Flats if Park City is to provide water service to the area. SBSID capacity
shall be restricted in size to accommodate no more than the restricted
densities agreed to herein. If Wasatch County approves the use of Park
City water for culinary use in Bonanza Flats, then DEVELOPER must
apply for and pursue annexation to SBSID.

Annexation. If Wasatch County recommends that DEVELOPER seek
annexation to the City of Bonanza Flats, then DEVELOPER shall request
that the City annex Bonanza Flats. In the event that DEVELOPER
requests that the City annex Bonanza Flats, the City anticipates the
execution of an interlocal agreement with Wasatch County to address
fiscal issues in connection with the City’s annexation of Bonanza Flats.
Request for Transfer of Bonanza Flats Density to Flagstaff Mountain.
DEVELOPER may seek approval from the City of additional density
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5.6

5.7

within Flagstaff Mountain in exchange for DEVELOPER transferring
approved density from Bonanza Flats and deed restricting such land as
open space. City’s contractual restrictions on development in Bonanza
Flats in no way shall be construed as an endorsement of such densities
either in Bonanza Flats nor transferred to the Mountain Village. Upon
DEVELOPER’s request, the City would consider such transfer. If
favorably inclined to entertain such density transfer, the City would
attempt in good faith to negotiate an interlocal agreement with Wasatch
County to address fiscal issues associated with such action. In connection
with any such request by DEVELOPER, the City may give higher priority
to the transfer of multifamily or lodging units and may consider many
factors, including but not limited to the following:
5.5.1 The location and quality of open space within the Bonanza Flats
property that would occur as a result of the transfer;
.52 The suitability of increased density in the Mountain Village;
5.53 The potential reduction of traffic;
5.5.4  The potential positive impacts on the transportation system;
5.5.5  The visual and other impacts to the Mountain Village; and
5.5.6  The positive and negative impacts to the Bonanza Flats Property.
Private Road. Consistent with an approved phasing plan for Flagstaff
Mountain, DEVELOPER may construct a private controlled access road
between the Flagstaff Mountain and the Bonanza Flats development areas,
provided that such private road is properly controlled to prevent through
access to adjacent properties and deed restricted to prevent its extension
beyond the terminus depicted in Exhibit C.
Water Service. DEVELOPER and the City acknowledge and agree that
water service and sewer service to Bonanza Flats should be provided from
the same basin in order to avoid any trans-basin transfer issues. Inasmuch
as the City shall be providing water service to the Project, the City and
DEVELOPER desire that the City provide water service to Bonanza Flats
as well. If Wasatch County: 1) approves DEVELOPER’s amended
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5.8

55

proposal for the limited development of Bonanza Flats detailed herein, and

2) approves DEVELOPER’s proposal that the City provide water service

to Bonanza Flats, then, subject to a City-approved infrastructure phasing

plan, DEVELOPER shall build and dedicate to the Park City Water

Service District an adequate water delivery system, to service Bonanza

Flats, including all fire flow and irrigation needs. DEVELOPER shall

work cooperatively with the City to develop a water source or sources,

including, but not limited to, making well sites, water rights and easements
available to the City. The City shall provide culinary water to Bonanza

Flats according to the terms of this Agreement. DEVELOPER will

construct all infrastructure, including a source of water necessary to

provide water service to Bonanza Flats. City water development and
connection fees, as well as water rates, shall be the same as those imposed
in the Project, unless the City can identify and fairly assign extraordinary
costs to end users within Bonanza Flats. No water from a Weber Drainage

Basin source shall be used for outdoor uses in Bonanza Flats.

No Annexation Alternative. If Bonanza Flats is not annexed into the

City, and if the requirements described in Sections 5.3, 5.6 and 5.7 are

satisfied, then DEVELOPER shall not build within Bonanza Flats more

than the units described in Section 5.1 above.

Conditions of Development of Bonanza Flats. Regardless of the

annexation of Bonanza Flats to the City, DEVELOPER agrees to the

following:

5.9.1 The residential and commercial units constructed within Bonanza
Flats shall not be located adjacent to the lakes within the
Bonanza Flats property.

5.9.2  If Bonanza Flats is developed, but is not annexed DEVELOPER
agrees to provide employee/affordable housing units consistent
with its obligations in the Flagstaff Mountain annexation.

59.3 Within Bonanza Flats, DEVELOPER shall limit the construction

of wood-burning devices to one wood-burning device per single
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family unit. DEVELOPER shall not request approval from
Wasatch County or from the City for wood-burning devices in
any other attached, or detached, residential uses. Within each
lodge, or hotel constructed within Bonanza Flats, DEVELOPER
may construct one wood-burning device in each such lodge or
hotel.

594 DEVELOPER shall pursue an interlocal agreement with
Wasatch County whereby the Park City Fire Protection District
will provide fire protection services within Bonanza Flats.

5.9.5 Upon reallignment of S.R. 224, DEVELOPER shall prohibit

commercial snowmobile use within Bonanza Flats.

SECTION VI. AMENDMENT OF AGREEMENT AND DEVELOPMENT PLAN

6.1

This Agreement may be amended from time to time by mutual written

consent of the Parties.

SECTION VII. IMPLEMENTATION OF THIS AGREEMENT

1l

7.2

7.3

Processing and Approvals. Site specific plans shall be deemed proposed
Small Scale Master Plans and shall be subject to the process and
limitations set forth in the Park City Municipal Corporation Land
Management Code that is in effect when the DEVELOPER submits a
complete application for a Small Scale MPD.

Cooperation in the Event of Legal Challenge. If any third party
challenges the validity, or any provision, of this Agreement, (1) the Parties
shall cooperate in defending such action or proceeding, and (2)
DEVELOPER shall hold harmless, and shall indemnify the City for all
costs (including attorneys’ fees) associated with defending this
Agreement.  Nothing herein shall be construed as a waiver of
governmental immunity, as applicable.

Impossibility of Performance. If this Agreement is delayed in its effect
by actions beyond the control of City or DEVELOPER, this Agreement
shall remain in full force and effect during such delay. If such delay in the

effect of this Agreement extends for a period of more than one year, this
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Agreement shall be terminable by DEVELOPER or the City upon written
notice to the other at any time after such initial one-year period. In the

event of termination, all rights and obligations hereunder shall be deemed
terminated, provided, however, that the parties shall cooperate to return to

the status quo ante.

Section VIII. GENERAL PROVISIONS

8.1

8.2

Covenants Running with the Land. The provisions of this Agreement
shall constitute real covenants, contract and property rights and equitable
servitudes, which shall run with all of the land subject to this Agreement.
The burdens and benefits hereof shall bind and inure to the benefit of each
of the Parties hereto and all successors in interest to the Parties hereto. All
successors in interest shall succeed only to those benefits and burdens of
this Agreement which pertain to the portion of the Project to which the
successor holds title. Such titleholder is not a third party beneficiary of
the remainder of this Agreement or to zoning classifications and benefits
relating to other portions of the Project.

Transfer of Property. DEVELOPER and DEER VALLEY shall have
the right, without obtaining the City’s consent or approval, to assign or
transfer all or any portion of its rights, but not its obligations, under this
Agreement to any party acquiring an interest or estate in the Project, or
any portion thereof. Third party assumption of DEVELOPER’s or DEER
VALLEY’s obligations under this Agreement shall not relieve
DEVELOPER or DEER VALLEY  of any responsibility or liability with
respect to the expressly assumed obligation, unless the City expressly
agrees in writing to the reduction or elimination of DEVELOPER’s or
DEER VALLEY'’s responsibility or liability. DEVELOPER and DEER
VALLEY shall provide notice of any proposed or completed assignment
or transfer. If DEVELOPER or DEER VALLEY transfers all or any
portion of the property comprising Flagstaff Mountain, Richardson Flats,
Sandridge or Bonanza Flats, the transferee shall succeed to all of

DEVELOPER’s or DEER VALLEY’s rights under this Agreement. To

- 36 -

390



8.3

the extent the City believes (in its sole discretion, considering the totality
of the DEVELOPER’s and/or DEER VALLEY’s obligations) that the
successor in interest has ample resources to secure the City’s rights under
this Agreement, the City may release DEVELOPER and/or DEER
VALLEY from its proportionate liability under this Agreement.

No Agency, Joint Venture or Partnership. It is specifically understood
and agreed to by and among the Parties that: (1) the subject development
is a private development; (2) City, DEER VALLEY and DEVELOPER
hereby renounce the existence of any form of agency relationship, joint
venture or partnership among City, DEER VALLEY and DEVELOPER;
and (3) nothing contained herein shall be construed as creating any such

relationship among City, DEER VALLEY and DEVELOPER.

SECTION IX. MISCELLANEOUS

.1

9.2

53

9.4

9.3

Incorporation of Recitals and Introductory Paragraphs. The Recitals
contained in this Agreement, and the introductory paragraph preceding the
Recitals, are hereby incorporated into this Agreement as if fully set forth
herein.

Other Miscellaneous Terms. The singular shall include the plural; the
masculine gender shall include the feminine; “shall” is mandatory; “may”
is permissive.

Severability. If any provision of this Agreement or the application of any
provision of this Agreement to a particular situation is held by a court of
competent jurisdiction to be invalid or unenforceable, the remaining
provisions of this Agreement shall continue in full force and effect.
Construction. This Agreement has been reviewed and revised by legal
counsel for DEVELOPER, DEER VALLEY and the City, and no
presumption or rule that ambiguities shall be construed against the drafting
Party shall apply to the interpretation or enforcement of this Agreement.
Notices. Any notice or communication required hereunder between the
Parties must be in writing, and may be given either personally or by

registered or certified mail, return receipt requested. If given by registered
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or certified mail, the same shall be deemed to have been given and
received on the first to occur of (i) actual receipt by any of the addressees
designated below as the Party to whom notices are to be sent, or (ii) five
(5) days after a registered or certified letter containing such notice,
properly addressed, with postage prepaid, is deposited in the United States
mail. If personally delivered, a notice is given when delivered to the Party
to whom it is addressed. Any Party hereto may at any time, by giving ten
(10) days written notice to the other Parties hereto, designate any other
address in substitution of the address to which such notice or
communication shall be given. Such notices or communications shall be
given to the Parties at the address set forth below:

If to City to:

City Manager

445 Marsac Ave.
P.O. Box 1480

Park City, UT 84060

Copy to:

City Attorney

445 Marsac Ave.
P.O. Box 1480

Park City, UT 84060

If to DEVELOPER to:

United Park City Mines Company
P.O. Box 1450

Park City, UT 84060

Copy to:

Craig B. Terry

Parsons Behle and Latimer

P.O. Box 45898

Salt Lake City, Utah 84145-0898

If to DEER VALLEY:

Deer Valley Resort Company
Attn: Bob Wheaton, President
2250 Deer Valley Drive South
P.O. Box 889

Park City, Utah 84060
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9.6

2

Copy to:
Wendy A. Faber
General Counsel
Royal Street Corporation
7620 Royal Street East, Suite 205
P.O. Box 3179
Park City, Utah 84060
No Third Party Beneficiary. This Agreement is made and entered into
for the sole protection and benefit of the Parties and their assigns. No
other party shall have any right of action based upon any provision of this
Agreement whether as third party beneficiary or otherwise.
Counterparts and Exhibits. This Agreement is executed in four (4)
duplicate counterparts, each of which is deemed to be an original. This
Agreement consists of forty-two (42) pages, including notary
acknowledgment forms, and in addition, sixteen (16) exhibits, which
constitute the entire understanding and agreement of the Parties to this
Agreement. The following exhibits are attached to this Agreement and
incorporated herein for all purposes:
Exhibit A Map and Legal description of Flagstaff Mountain
Exhibit B Map and Legal description of the Iron Mountain
Parcels
Exhibit C Map of Bonanza I'lats
Exhibit D Map and Legal description of Richardson Flats
Exhibit E Map and Legal description of 20-Acre Quinn’s
Junction Parcel
Exhibit F Deer Valley Ski Area Master Plan
Exhibit G Deer Valley Resort Company Ski Run Construction
and Revegetation Standards
Exhibit H Guardsman Realignment
Exhibit I Emergency Access
Exhibit J Lady Morgan Springs Open Space Area
Exhibit K Approximate Location of Prospect Ridge Open
Space
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Exhibit L Map of Sandridge Parking Lots and

Sandridge Heights parcels
Exhibit M Road and Intersection Improvements Detail
Exhibit N Runaway Truck Lane
Exhibit O Bonanza Flats golf course and ski improvements
Exhibit P Zoning Map for Flagstaff Mountain

9.8  Attorneys’ Fees. In the event of a dispute between any of the Parties
arising under this Agreement, the prevailing Party shall be awarded its
attorneys’ fees and costs to enforce the terms of this Agreement.

9.9 Duration. This Agreement shall continue in force and effect until all
obligations hereto have been satisfied. DEVELOPER shall record the
approved annexation plat for Flagstaff Mountain within 30 days of the
City’s adoption of an annexation ordinance to annex Flagstaff Mountain.
The Large Scale Master Plan for Flagstaff Mountain granted herein shall
continue in force and effect for a minimum of four years from its issuance
and shall be effective so long as construction is proceeding in accordance
with the approved phasing plan. Upon expiration of the minimum four-
year period, approval will lapse after two additional years of Inaction
following the expiration of such four-year period, unless extended for up
to two years by the Planning Commission.

IN WITNESS WHEREOF, this Agreement has been executed by UPCM and by

DEER VALLEY by persons duly authorized to execute the same and by the City of Park
City, acting by and through its City Council as of the 24™ day of June, 1999.

ATTEST: City Clerk

By: dmatgﬁ

et Scott, City Recorder

~40 -
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APPROVED AS TO FORM:

DEVELOPER:
United Park City Mines Company,
a Dglaware corporation |

;L,J< 2

ﬂy: Hank Rothwell
Title: President

STATE OF UTAH )
1SS
COUNTY OF SUMMIT )

On this 9 day of July 1999, before me, Thomas L. O’Finnegan, the
undersigned Notary Public, personally appeared Hank Rothwell, personally known to
me to be the President of United Park City Mines Co., on behalf of the corporation named
herein, and acknowledged to me that the corporation executed it. Witness my hand and

official seal.
Q‘-« Q\ ; M.e} o
T. L. O'FINNEGAN

i\ NOTARY PUBLID » STATE of UTAH Notary Public, State of Utah
o), mm‘m"wmm Residing in Park City, Utah
W COMM. EXP, 2-16-2000

DEER VALLEY RESORT COMPANY,
a Utah limited partnership
Royal Street of Utah, a Utah corporation,

GGH%

Robert Wells, Vice President I L
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STATE OF UTAH )
+ SS
COUNTY OF SUMMIT )

On this Q day of July 1999, before me, Thomas L. O’Finnegan, the
undersigned Notary Public, personally appeared Robert Wells, personally known to me
to be the Vice President of Royal Street of Utah, on behalf of the corporation named
herein, and acknowledged to me that the corporation executed it. Witness my hand and
official seal.

\
T.L. OFINNEGAN q&“ O Wm—\

N NDTARYW'SIGLEN%'EUTAH Notary Public, State of Utah
:‘:mmw.u'r 84060 Residing in Park City, Utah
COMM. EXP. 2-16-2000
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Exhibit A

FLAGSTAFF MOUNTAIN AT DEER VALLEY

Boundary Description

Beginning at a point identified as County Line Monument Number 2343, said point on
the line common to Summit and Wasatch counties and also on the demarcation line
between the Park City Ski Area and the Deer Valley Resort, said point lying on the ridge
and hilltop above the Anchor Mine Shaft and also being North 04°39°13” East 1303.92
feet, more or less, from the Southwest corner of Section 29, Township 2 South Range, 4
East, Salt Lake Base and Meridian and running Northeasterly along said demarcation and
ridge line :

North 44°09°00” East 1236.63 feet; thence North 35°07°44” East 548.54 feet; thence
North 37°33°27” East 779.84 feet; thence North 49°33°13” East 616.72 feet; thence
North 71°34°40” East 644.26 feet; thence North 30°09°00” East 354.14 feet; thence
North 20°48°44” East 698.015 feet; thence North 10°48°36” East 569.75 feet; thence
North 23°55°00” East 604.00 feet; thence North 87°35°00” East 778.00 feet; thence
North 77°17°18” East 735.40 feet; thence North 82°14” East 672.44 feet more or less to a
point on the Westerly boundary line of the “Anchor Tunnel Portal Mining Reservation”,
said point being North 39°17°38” East 942.39 feet more or less from the Southwest
corner of Section 21 Township 2 South, Range 4.East, Salt Lake Base and Meridian, said
point also lying along the ridge line between Empire Canyon and Walker and Webster
Gulch; thence along said ridgeline the following eight courses: thence North 64°44°13>
East 136.79 feet; thence North 67°45°58” East 149.28 feet; thence North 81°11°10” East
122.88 feet; thence North 77°19°44” East 85.84 feet; thence North 77°48°30” East 79.25
feet; thence North 86°11°16” East 94.42 feet; thence South 72°54°27” East 85.42 feet;
thence South 71°42°35” East 163.49 feet more or less to a point on the westerly right -of-
way line of the Judge Tunnel/Empire Canyon Water Tank Supply Line Easement, said
point lying North 79°18°06” West 5.00 feet more or less, from Map Point A-1 as
described in that certain Reservoir Easement dated April 19, 1978 and Recorded as Entry
No. 147912 in the Records of the of the Recorder for Summit County, Utah; thence along
said westerly right-of-way the following fifteen (15) courses: North 10°41°54” East
76.70 feet; thence North 15°21°41” East 116.20 feet; thence North 56°44°38” East 142.80
feet; thence North 46°47°25” East 123.00 feet; thence North 35°09°16” East 88.70 feet;
thence North 32°14°53” East 101.60 feet; thence North 32°00°03” East 159.20 feet;
thence North 33°26°55” East 136.00 feet; thence North 38° 27°54” East 138.00 feet;
thence North 27°54°51” East 126.00 feet; thence North 31°30°07” East 96.20 feet; thence
North 40°35°50” East 110.80 feet; thence North 50°15°25” East 92.50 feet; thence North
56°00°00” East 94.90 feet; thence North 50°23°25” East 105.09 feet; thence North
47°29°3(0” East 405.07 feet more or less to a point on the westerly edge of Daly Avenue;
thence along said Daly Avenue the following three courses: North 32°04°00” East
296.25 feet; thence North 29°09°57 East 315.97 feet; thence North 28°18°45” East
186.56 feet, more or less, to the East-West center line of Section 21 Township 2 South,
Range 4 East, Salt Lake Base and Meridian, said Section Line also being the southerly
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boundary line for the corporate limits of Park City, Utah; thence South 89°59°59” East '
940.12 feet, more or less, along said Section line 940.12 feet to a point on the easterly
right-of-way line for Utah State Highway 224 as located in Ontario Canyon; thence along
said highway the following 12 courses; South 00°15°34” West 115.59 feet to a point on a
1,482.39 foot radius curve to the left; thence Southwesterly along the arc of said curve
through a central angle of 15°23°337398.24 feet more or less; thence South 15°39°07”
West 559.69 feet to a point on a 5,679.58 foot radius curve to the left; thence
Southwesterly along the arc of said curve, through a central angle of 06°11°23”, a
distance of 613.57 feet; thence South 09°27°44” West 368.77 feet to a point on a 1,382.39
foot radius curve to the left; thence southerly along the arc of said curve, through a
central angle of 16°06°55”, a distance of 388.82 feet; thence South 6°39°11” East 217.32
feet to a point on a 586.62 foot radius curve to the left; thence southeasterly along the arc
of said curve, through a central angle of 48°51°38”, a distance of 500.26 feet; thence
South 55°30°59 East 87.30 feet to a point on a 686.62 foot radius curve to the right;
thence along the arc of said curve, through a central angle of 30°23°53”, a distance of
364.28 feet; thence South 25°06°53” East 397.14 feet to a point on a 508.37 foot radius
curve to the right; thence along the arc of said curve, through a central angle of
21°36°53”, a distance of 191.78 feet; thence South 3°30°00” East 63.08 feet to a point on
a 220.00 foot radius curve to the left; thence along the arc of said curve, through a central
angle of 55°51°14”, a distance of 214.46 feet; thence South 31°30°00” West 68.20 feet;
thence South 79°38°18”West 45.49 feet to a point on the southeasterly boundary of the
Ontario Number 3 Shaft Mining Reservation; thence South 79°59°46™ West 300.78 feet
more or less along the southeastern edge of said Mining Reservation; thence South
17°09°45” East 88.76 feet more or less to a point on a piece of property that is the subj ect
of Entry Number 158551 of the Summit County Records; thence along said parcel the
following five courses: South 955.96 feet; thence North 69° East 360.00 Feet; thence
South 29°20° West 117.60 feet; thence North 78°10° East 714.30 feet; thence East
1,106.71 feet more or less to a point the Wasatch-Summit County line: thence along said
Wasatch — Summit County line. The following thirty courses: South 04°15°00” East
1,028.07 feet; thence South 25°30°30” East 2,521.90 feet to County Line Point 51;thence
South 29°50°00” West 1,398.30 Feet to County Line Point 55; thence South 4°19°00”
West 1,320.70 feet to County Line Point 58; thence South 47°05°00” West 369.50 feet to
a County Line Point; thence South 83°34°00” West 69.10 feet to County Line Point 59;
thence South 47°42°00” West 1,207.40 feet to County Line Point 62A; thence North
39°53°30” West 1,352.50 feet to County Line Point 64; thence North 72°50°00” West
317.30 feet to County Line Point 65; thence North 46°45°00” West 87.90 feet to County
Line Point 66; thence North 70°57°00” West 502.00 feet to County Line Point 67; thence
North 51°56°00” West 481.90 feet to County Line Point 68; thence North 55°53°00”
West 466.80 feet to County Line Point 69 feet; thence North 21°49°00” West 317.40 feet
to County Line Point 70; thence North 59°57°00” West 360.50 feet to County Line Point
and Triangulation Point; thence North 33°22°30” West 467.10 feet to County Line Point
71; thence South 85°10°30” West 492.30 feet to County Line Point 72; thence South
54°42°30” West 453.20 feet to County Line Point 73; thence South 88°55°30” West
344.00 feet to County Line Point 74; thence North 82°52°30” West 1,132.30 feet to

ERET 4

o
,:J
A
o
ar
)
i

399



County Line Point 77; thence North 59°43°30” West 1,074.55 feet to County Line Point
2338; thence North 79°07°30” West 494.73 feet to County Line Point 80; thence North
70°28°30” West 339.90 feet to County Line Point 81; thence North 60°14°30” West
550.10 feet to County Line Point 82 and Triangulation Point 2339: thence North
64°07°00” West 727.60 feet to County Line Point 83; thence South 77°44°00” West.
966.80 feet to County Line Point 85; thence North 77°28°00” West 161.00 feet to a
County Line Point and Triangulation Point 2340 which is also Judge Triangulation Point
Q; thence South 85°36°00” West 219.10 feet to County Line Point 86; thence North
46°44°00” West 384.70 feet to County Line Point 87; thence North 34°37°00” West
1,077.30 feet, more or less to county Line Point 2343 the point of beginning. Said Parcel
contains 1,655.4 acres more or less.
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Exhibit D

UNITED PARK CITY MINES COMPANY

RICHARDSON FLATS DESCRIPTION

GENERAL DESCRIPTION

All of the property owned by United Park City Mines Company lying East of U. S Highway 40,
South of Utah Highway 189, West of the Summit Wasatch County Line and North of the foothills
forming the South edge of the Basin, being more particularly described as follows:

Beginning at a point lying on the center section line of Section 1, Township 2 South, Range 4 East
Salt Lake Base and Meridian, said point also common with a point on the Summit and Wasatch
County lines and lying South 64°34'17” East 6177.91 Feet, more or less, from the Northwest
Corner of said Section 1;

Thence North 07°48'30” West 569.42 Feet more or less;

Thence North 30°03'00” East 491.00 Feet along said County Line to County Line Marker 138;
Thence North 15°43'00” West 620.95 Feet more or less to a point on the Southerly Right-of-Way
line to Utah State Highway 189, said point lying on a 1,679.86 Foot radius curve to the left whose
radius point bears South 18°25'57” West;

Thence along said curve, through a central angle of 12°57'43" a distance of 380.03 Feet;

Thence North 87°46'51” West 300.64 Feet;

Thence South 88°33'10” West 541.22 Feet;

Thence North 85°26'18” Wezt 193.25 Feet;

Thence North 78°57'34” West 621.06 Feet;

Thence North 81°30'46” West 503.42 Feet;

Thence North 76°56'20” West 501.60 Feet;

Thence North 81°30'46” West 700.00 Feet;

Thence North 71°23'40” West 227.68 Feet;

Thence North 79°09'47” West 994.80 Feet;

Thence North 66°54'08” West 590.16 Feet;

Thence North 64°10°'15” West 167.19 Feet;

Thence North 89°53" 00” West 978.55 Feet;

Thence South 25°23'31” West 116.87 Feet to a point on the northerly section line of said section 2;
Thence South 00°45'29” West 178.58 Feet more or less along said section line to a point on the
Easterly Right-of-Way line of U. S. Highway 40;

Thence South 5°56'20” West 253.60 Feet;

Thence South 5°56'20” West 205.58 Feet to a point on a 2406.48 radius curve to the left whose
radius point bears South 84°01'04” East;

Thence along said curve, through a central angle of 9°17°52” a distance of 390.52 Feet;

Thence South 3°23'37” East 105.10 Feet;

Thence South 7°04'23" East 356.56 Feet more or less to a point on the northwesterly boundary of
the Rails to Trails Right-of-Way;

Thence South 7°0423" East 150.58 Feet to a point on the southeasterly boundary of said Right-of-
Way;

Thence South 7°04'24” East 48.63 Feet;

Thence South 1°27'27” West 202.24 Feet;

Thence South 40°00"00” East 554.91 Feet; R
Thence South 31°40'49” West 481.87 Feet;
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RICHARDSON FLAT DESCRIPTION
Page Two

Thence South 7°0423” East 493.36 Feet more or less to a point on the northerly edge of the
County Road across Richardson Flat;

Thence South 7°04'19” East 102.54 Feet to a point on the southerly boundary of said roadway;
Thence South 7°04'23” East 575.60 Feet to a point on the northern line of the South 1/2 of the
Southeast one quarter of said Section 2;

Thence South 89°57°22” East 1604.54 Feet more or less along said line to the east line of said
Section 2;

Thence South 00°33'35” West 1326.74 Feet more or less to the Southeast Corner of said Section 2,
said point also common to Sections 1, 12 and 11 of Township 2 South, Range 4 East S.L.B. & M.;
Thence South 00°10°48” West 1328.76 Feet along the east section line of said Section 11 to a point
common to the center line of the Northeast one quarter of said Section 11;

Thence South 89°0912” East 1358.31 Feet more or less along the south line of the northwest one
quarter of the northwest quarter of said Section 12;

Thence North 00°07°55” East 1347.76 Feet more or less to a point on the south line of said Section
1z

Thence North 89°58'31” East 1357.10 Feet, more or less, along said south section line to the south
quarter corner of said Section 1;

Thence North 00°00'24” East 2679.92 Feet more or less along the center section line of said Section
1 to the Center of said Section 1;

Thence South 89°30'01” East 2043.63 Feet more or Iess along the center section line of said Sectlon
1 to the Point of Beginning;

Contains 573 acres more or less.
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Exhibit E

UNITED PARK CITY MINES COMPANY

Richardson Flat Corner Parcel Description

i

Two parcels of land located in the North 1/2 of the South '112 of Section 3, Township 2
South, Range 4 East, S. L. B. & M. being more particularly described as follows:

And,

All of that portion of the NE 1/4 of the SW 1/4 of Section 2,
Township 2 South, Range 4 East S.L.B. & M. lying South of the
Rails to Trails right-of-way and the County Road.

Contains 12.33 acres more or less.

All of that portion of the NW 1/4 of the SE 1/4 of Section 2,
Township 2 South, Range 4 East S.L.B. & M. lying west of the
relocated U. S. 40 and South of the County Road.

Contains 7.01 acres more or less.

|
i
&

£
af
l?'l

L
3
:ﬂ.l
o
EE
e

VA T g S

409



SKI AREA PLAN

DEER VALLEY RESORT COMPANY

EXISTING SKI RUNS (NAMED)
PROPOSED SKI RUNS (NUMBERED)
=——————— EXISTING 5K LIFTS (NAMED)
=——————— PROPOSED SKI UFTS (LETTERED)

e
THs DHEIT 1S NOT NTBNDED T0 BE A SURVEY OF
BOUNDARY AHD PLANAMETRIC FEATURES SHOBH,
MAP ACCLRACY IS LMITED 10 GENTRAL DESCRETIVE
PURPOSES ONLY.

Exhibit F
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Exhibit G

Deer Valley Resort Company
Ski Run Construction and
Revegetation Standards

1 Prior to construction activity, ski trail sidelines will be flagged by
Deer Valley Resort Company personnel. Construction activity shall be
limited to within the flagged sidelines, lift tower and lift terminal areas.

2. Access to construction activity shall be by existing service roads
where available.

3. Clearing operétions shall leave the ski trails with a feathered edge.
Low shrubs at trail edges shall remain. Tree islands shall be incorporated
in the field into trails where feasible and safe.

4. After clearing in areas of cut, topsoil shall be stripped and
stockpiled for later respreading.

3 In fill areas, stumps shall remain in place to a 2' maximum height.
In cut areas, stumps will be removed by backhoe or dozer. Stumps shall be
flush cut in areas where no grading or fill will occur.

6. Any trees cut suitable for use as firewood will be cut into firewood
length and transported to Deer Valley's day lodges. Stumps and slash shall
be buried as deeply as possible in field-designated areas with 3' minimum
cover over uppermost slash layer. Alternate 3' maximum slash layers
with 3' soil layers, running over layers with heavy equipment as
placement occurs. Maximum length of any one piece of slash shall be 10"
Slash and rock burial may be used to produce terrain features within ski

trails.

7. Excavation, embankment and fill operations shall proceed in such a
manner that finish grading and erosion control implementation will occur
as soon as possible after disturbance.
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8. Cut and fill slopes shall be 1.5 : 1 maximum unless rock is
encountered. Cut slopes in rock may be oversteepened depending upon
geotechnical considerations. The top of all cut slopes in soil shall be
rounded for a horizontal distance of 3' beyond the catch point. Slope
rounding shall occur as the slope is being brought down.

9. Lift towers shall be set by helicopter. No work roads shall be cut to
lift tower locations except at the upper and lower terminals where access
roads are depicted..

10. The finished surface of ski trails shall be graded with 3' maximum,
well graded topsoil and native soils. The finished surface of ski trails,

fills and cut slopes not in rock shall be tracked prior to reseeding, with

cleat marks left perpendicular to the fall line of the slope.

11. Sediment shall be controlled for the duration of the project. Straw
bales and sediment filter fencing shall be installed at the lower limits of
graded areas so that sediment is not transported off the site or into

drainages.

12.  On ski trails, construct water bars at 300' intervals for slopes less
than 25%, at 200' intervals for slopes between 25% and 50%, and at 100'
intervals for slopes in excess of 50%. Water bar locations will be field
determined. Woater bars shall slope at 6% to 7% in the direction of
existing vegetated areas. Water bars shall be constructed immediately

after rough grading and shall be maintained for the duration of the project.

13. Snowmaking and utility trenches shall be backfilled to at least 85%
of maximum density. Trenches shall be mounded with 6' of compacted soil
to allow settlement.

14. Riprap for drainage channels and culvert inlets and outlets shall be
angular and outlets shall be angular, hard, dense, durable rock. Riprap
shall be spread to achieve an interlocking structure and minimize voids.
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15. All areas with earth disturbance other than existing roads shall be
revegetated. Seed mix shall be applied at a minimum rate of 26 Ibs. per
acre. Seed mix shall have the following proportions:

Durar Hard Fescue 30%
Manchar Bromegrass 30%
Orchardgrass 30%
Perennial Ryegrass 15%
Pubescent Wheatgrass 15%

Seed shall be applied by broadcast methods. Fertilizer shall be applied at
a minimum rate of 400 Ibs. per acre. Areas not achieving germination and
subsequent coverage of 80% shall be reseeded.

16. After seeding, ski trails shall be mulched with certified weed free
straw mulch at a rate of approximately 2 tons per acre (2' to 3' in depth).
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Exhibit M

The Flagstaff Mountain Resort
At
Deer Valley

Road Construction Plan |

Off-site, Highway 224 Improvements
Lower Mine Road

Summary of Curre’_nt Conditions.

Upgrading and improving State Highway 224 has been identified as an important
component related to the Flagstaff Mountain project. S.R. 224, or the Mine Road,
as it is commonly referred to, will be the primary ingress and egress route from the
Flagstaff Mountain Resort project. The developer has volunteered, at considerable
expense, to upgrade and improve the Mine Road. This would not only benefit the
Flagstaff Mountain Resort, but all users of the road. It should be noted that the
developer volunteered to fund the cost of these considerations up-front and not as
an extracted concession.

The route referred to as the Mine Road begins at the far northern end of Marsac
Avenue, travels along the length of Marsac Avenue and through Ontario Canyon.
The Road crosses the Summit/Wasatch County line, and continues west to Brighton
or east to Midway. The Mine Road currently serves during the summer months as a
business route to UPCMC, the Silver Mine Adventure, Deer Valley and the horse
stables. It serves as a residential access route to Brighton Estates, upper Deer
Valley and the Girl Scout facility. It also serves as a sight-seeing route for the
Bonanza area. Beyond the Deer Valley turn-off, traffic is not heavy on the road
during the summer months, totaling approximately 3-400 vehicles/day (source: MK
Centennial Traffic Eng. Report: Deer Valley Residential Expansion 9/93, rev. 12/93).

During the winter months the Mine Road is closed by the Utah Department of
Transportation just beyond the Deer Valley connector road. The lower road then
serves as business access for UPCMC, the Silver Mine Adventure, Deer Valley and
High Country Snowmobiles. The road also serves as residential access route for
Deer Valley. There are also a small number of snowmobilers who use the road as a
recreation access point, however this number continues to decrease as more and
more land in the Bonanza Basin is closed to this type of activity.

This proposal covers that portion of the Mine Road which originates at the
intersection of Marsac and Deer Valley Drive, and extends to the upper Deer Valley
turn-off (Guardsmen Connection). The upper sections of the Mine Road will be
addressed in other proposals.
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Construction traffic to upper Deer Valley is continuous throughout the year. Heavy
trucks haul supplies up and excavated material down the road. In addition, delivery
trucks access the aforementioned businesses throughout the year. An important
consideration for public safety is a runaway truck lane. This is currently a problem
on the mine road, and the voluntary concession of a runaway truck lane installed at
the expense of the developer should greatly improve a problem which is presently of
concern.

The present situation on the mine road will be improved with the development of
the Flagstaff Mountain Resort project. Current areas of concern will be enhanced
by planned improvements. The improvements to the mine road will create a
situation whereby levels-of-service will be increased and the road will be made safer
and more efficient.
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Summary of Objectives

The off-site improvements to Highway 224 are considered to be an important
component of the overall Flagstaff Mountain Resort Master Plan. The current
parameters of the mine road will improve in both efficiency and safety. The
following constitute the voluntary proposed changes to the mine road to develop a
safe and adequate ingress/egress route to and from the Flagstaff Mountain Resort
project.

= Widen the road needs where necessary
=% Increase the overall level of service

= Curb and gutter installed in residential areas

=5 Install a runaway truck lane uphill from the residential area
= Install hydrologic controls where necessary

= Install a passing lane below the Ontario Mine

= Improve the grade where practical

5 R 4 M99 4 DAEAL
RS G G 5 RS Bri2746 Po(iiTss
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Phase I

Segment 1- Station 30+00 to Station 70+00.

Segment 1 of Phase 1 extends from just below the sedimentation pond through to
the beginning of the passing lane. The improvements to this section of road will
generally follow the existing grading and alignment. The profile of the road is a 24’
wide asphalt travel platform with six-foot shoulders on either side, The horizontal
and vertical alignment will follow the existing road to minimize grading. It is
possible that minor slope stabilization will be necessary on those slopes adjacent to
the drain channel. A soils engineer will be overseeing the construction of the road
and will make the determination in regards to the slope stability of the drain
channel. Drainage improvements will consist of roadside ditching and culvert
diversions to adjacent intermittent steam at appropriate spacing. Straw hay bales
will be placed lengthwise at regular intervals to trap excess sediment.

FLAGSTAFF DEVELOPMENT PARAMETERS
TYPICAL ROAD SECTION

36.0' PLATFORM

8.0 1 120 1 120° ! 6.0'

SLOPES PER
GEQOTHECHICAL
RECOMMENDAT

NTARIO CA AD — P
HILLSIDE TO GUARDSMAN DV INTERSECTION
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Segment 2- Station 70+00 to Station 100+00

Segment 2 of Phase 1 consists of the route which begins at the passing lane and
travels uphill to the Deer Valley connector road (Station 100+00). This segment is
planned for extensive re-grading, widening and realignment. Due to the line-of-site
situation which currently exists on the Mine Road, a passing land is planned along
the length of this segment. The general description is three 12’ travel lanes (two
uphill and one downbhill) for a total of 36’ of paved road width. The uphill truck
passing lane should greatly increase the overall safety on the road. In addition, two
six-foot shoulders are planned for construction on either side. The horizontal and
vertical alignment will be reconfigured so that the maximum grade does not exceed
12%. This should also positively influence safety on the road. The drainage
channel for this segment will be reconstructed adjacent to new alignment. The
drainage channel will be a rip rap bed which consists of large rocks hand-placed in
the channel. At regular intervals, straw hay bales will be placed lengthwise to trap
sedimentation, which will develop from the construction of the road. Roadside
drainage will have culvert diversions to the new channel at regular spacing.

FLAGSTAFF DEVELOPMENT PARAMETERS
TYPICAL ROAD SECTION

48.0' PLATFORM

8.0° ! 12.0° ! 12.0' ! 12.0' ! 8.0'

SLOPES PER
GEOQTHECHICAL
RECOMMENDATIONS
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Phase 11

Segment 1. Station 0400 to Station 20 +00

Segment 1 of Phase II extends from Deer Valley Drive and extends south to Hillside
Avenue. General improvements to this section of road will be the installation of a
30’ wide asphalt travel lane with 2’ shoulders on either side. Curb and gutter will
be installed along the entire length. General alignment will follow the current
horizontal and vertical alignment to minimize grading and conflicts with existing
driveways. Where practical, shoulder widths will be increased provided this does
not involve extensive retaining wall work or regrading. Surface drainage will be
channeled through inlets and drain lines where it will be connected to existing
drainage facilities at the belt route intersection and above 4™ Street parking
structure. Electrical conduit and sanitary sewer will be placed along the length of
this road and stubbed off. The future possibility exists to bury electrical lines in Old
Town and the installation of conduit will circumvent the necessity of tearing up the
road to do so.

FLAGSTAFF DEVELOPMENT PARAMETERS
TYPICAL ROAD SECTION

34.0' MIN. PLATFORM

J0.0°

20| 25 125 L 12.5° , 28 | 20

DEER VALLEY DRIVE TO HILLSIDE AVE

NOTE:

(D) SHOULDERS TO BE WIDENED TO 5' WHERE PRACTICAL WITHOUT
SIGNIFICANT EARTHWORK AND/OR RETAINING WALL CONSTRUCTION.

T~
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Segment 2. Station 20+00 to Station 30-+00

The road will have a 24’ wide asphalt travel platform with 4’ shoulders. Drainage
will consist of inlets and drain lines which channel surface water to existing
drainage facilities at the belt route intersection, above the 4" Street parking facility
and above the Hillside intersection. Curb and gutter will be installed along the
length of the improvements.

FLAGSTAFF DEVELOPMENT PARAMETERS
TYPICAL ROAD SECTION

36.0' PLATFORM

8.0' | 12.0' N 12.0° ! 8.0'
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Segment 3- Runaway Truck Lane at Station 30+00.

The construction of a runaway truck ramp is proposed as a safety consideration.
This is a courtesy of the developer and should be recognized as such. There are no
definitive design guidelines for runaway truck ramps from AASHTO (Fehr and
Peers, 11/12/98, Scott Zeigler). Basic criteria emphasize that the offset degree of the
ramp to the road should be as minimal as site constraints allow. 20 feet in width is
recommended as an adequate width to handle most big trucks without requiring
excessive handling by the driver. The AASHTO manual recognizes that runaway
truck ramps, out of necessity, need to take into account the nature of the site and
design a best fit for that particular piece of property. Options for increasing the
efficiency of the ramp include increasing the upward slope and installing sand piles
at regular spaced intervals to slow the progress of the vehicle. At present, the
Project Engineer (John Demkowicz, Alliance Engineering) is conferring with City’s
Engineer to determine the best layout and course for the runaway truck ramp.
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QUINN'S JUNCTION

10/18/2021 STAFF REPORT EXHIBIT F

Location

Quinn’s Junction is generally located at the
intersection of SR-248 and US-40. It begins on
the south boundary of the existing Space Place
Storage units; it is bordered on the east by the
Rail Trail; it is bordered on the west by US-40.

The southeast section of Quinn’s Junction is
south of SR-248; it is bordered on the west by
US-40 and bordered on the east by the Wasatch
County line; it extends south to the Wasatch
County line. There is a small section of this
neighborhood that is located west of US-40 and
east of the Park City Municipal boundary.

The property located west of US-40 is north of
SR-248 and is surrounded by property in Park
City Municipal's boundary.

Zoning

The zoning in this neighborhood is a
combination of Service Commercial (SC), Rural
Residential (RR), Hillside Stewardship (HS), and
Mountain Remote (MR). The base density in the
RR zone is 1 unit per 20 acres; the base density
in the HS zone is 1 unit per 30 acres; the base
density in the MR zone is 1 unit per 120 acres.
The density in the SC zone is determined by the
ability of the proposed development to meet all
required development and performance
standards and criteria set forth in the
Development Code.

Neighborhood Description

The property located in the Quinn’s Junction
neighborhood is relatively flat and very visible
from SR-248 and US-40. There are existing
industrial and service commercial uses, a
stream corridor, large blocks of undeveloped
land, a small section of the Rail Trail, and a
significant area containing soils contaminated by
mine tailings and used for remediation
elsewhere.

The types of uses in this area support a viable
economy in Summit County. Recognizing this,

41

the continued use of and the expansion of
additional service commercial and industrial
uses should be considered, especially near the
existing development located in the northeast
quadrant of SR-248 and US-40. Appropriate
uses may include general offices, business
parks, manufacturing, and other service related
and industrial uses.

The Pace Frontage Road is a popular route for
bikers. Future development plans should include
appropriate truck routes to the individual uses
that are designed to serve the area, while
ensuring the safety of other users on the
frontage road. Additional impacts associated
with industrial uses include noise, odors, dust,
air quality, and other significant environmental
concerns. All of these impacts need to be
evaluated and appropriately mitigated.

This neighborhood is adjacent to Park City
Municipal and Wasatch County. Ongoing
communication with these jurisdictions is vital to
ensure appropriate growth strategies are
implemented that respond to the needs of each
community, both individually and on a regional
level.

Quinns Junoticn
Sumamil’ Weighborhood Planeing Are

Y Chnmarad Pt |
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SMALLTOWN

SMALL TOWN

During the 2009 Community Visioning
process, residents identified Small Town
as one of the four core values of Park
City that must be preserved to protect
the Park City experience. Residents
described Small Town using words such
as: “quaint, charming, old mining town,
historic, beautiful, lovely, does not
sprawl, not overbuilt, not much traffic,
lifestyle, less driving, does not change
much, historic identity, traditional,

has a sense of place, character, and

rich history”. Itis important to note

22
Park City, the Best Town for the Planet

that the term SmallTown is not solely
associated with a population statistic or
a specific amount of land. To Parkites,
“Small Town" reflects an experience

of place through the natural and built
environment.

When asked, “What would make you
leave Park City?” the most common
answer by residents was “Too much
change or growth” followed by “Loss of
natural beauty/environmental decline,”
also associated with growth. During the

community interviews, Parkites stated
what they hoped Park City would be like
in 20 years, again echoing the desire to
remain a Small Town, more specifically
“stay the same, Small Town feel, sense
of community, uniqueness” followed

by “less development, smarter growth,
green and open.”

Since Park City was incorporated in
188y, the City has experienced cycles
of growth and decline. First with

the mining boom and its subsequent

434



1970

1990 % 2012 E

()]
<
>
=
=
—
@)
=
Z

How Park City has grown: the shaded area is “incorporated” Park City, reflecting annexations, relative to the years 1970 to 2012.

contraction. Its transition to skiing

and tourism beginning in the 1960s
established a second growth cycle in
Park City. The original city boundaries,
comprised of Bonanza Park, Old Town,
and Lower Deer Valley, were extended
through annexations to accommodate
a growing permanent population, as
well as an increasing tourism base. The
second growth cycle had a different
impact on land use due to the influence
of the car.

To secure Park City for future
generations the experience we have
today, an approach to balanced
growth must be implemented. Park

City is a small town within a larger
growing region. It is also essential
that our planning be cognizant of our
neighboring communities as each
community has influences beyond
jurisdictional borders.

The first step to direct and shape the
future growth within the City is to
identify those areas in town, if any,
that should not grow or should not

be developed. Next, it is essential

to “re-look” inward at the existing
neighborhoods and identify areas in
which some additional development
could be realized in order to protect
those areas that should be conserved.

The government and residents of Park
City have done a tremendous job of
protecting lands through open space
acquisitions; however to simply believe
that all the areas which should be
protected could be purchased as open
space would be extremely expensive
and unrealistic due to exponential
cost burden placed on property
owners. Of course, Park City should
continue to create funding for open
space acquisition at a rate acceptable
to residents to preserve land from
development.

The next essential step is that Park
City identify the type of development
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SMALL TOWN

that would be compatible within

the existing neighborhoods, ranging
from an accessory dwelling on a large
single family lot, to a multi-family
residential building in a mixed use area,
to affordable housing, or nightly rental
options. A key tool to achieving this

is implementing a context-sensitive,
local Transfer of Development Rights
(TDR) system, whereby development
potential from areas we wish to
preserve is transferred to areas
identified as appropriate for additional
development. This TDR system can help
sustain Park City’s Small Town charm
while creating more diverse options for
locals, the workforce, and visitors.

In 2012, Park City funded a study to
identify balanced growth strategies
to protect Park City’s four core values.
The 2012 Park City Balanced Growth
Strategy Outline recommended
strengthening the existing TDR
ordinance through introducing
multipliers to create market driven
development credits. The findings
emphasize that growth pressures

for Park City do not end at the City
boundary, as demand has placed
enormous pressure on Summit and
Wasatch Counties, threatening the core
values of Park City and the experience

& Park City, the Best Town for the Planet

of the Wasatch Back. This region must
implement a regional strategy to shape
and channel growth to outcomes
mutually desirable to the neighboring
communities. Planning with a regional
focus begins with a shared vision,
followed by the creation of regional
land use and transportation strategies.

The following goals focus on land use
and transportation. Land use and
transportation planning are key tools
to direct and shape future growth, thus
preserving the experience of place.
Directing growth and redevelopment
that creates housing opportunities near
commercial centers supports public

transportation, alleviates development
pressure on undeveloped land, and
results in less pressure to widen
existing roads...all preserve the Small
Town experience. As land use and
transportation decisions are made, the
decision makers must consider how
land used influences transportation and
vice versa; and the resulting impacts on
the core value of Small Town.
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GOAL

inward to strengthen existing neighborhoods.

Our community is faced with the
decision of how the City should grow

in the face of development pressures.
Simply saying NO to development and
redevelopment is not an option in light
of existing development agreements,
Master Planned Developments (MPD),
redevelopment areas, and development
rights allowed by current zoning. The
current estimate is that at least 3,444
residential unit equivalents (UEs) and
2,357 commercial UEs remain unbuilt
within Park City limits. These numbers
indicate that Park City is only 73%

built out for residential development
and 43% built out for commercial
development. Simply stated, there is a
significant amount of growth that is yet
unrealized within the City.

Park City understands the development
pressures that are placed not only on
the City but the entire region as well. As
Park City goes, so goes the region. At
the present, the pace of development
continues to increase significantly within
the City and that increase is also being
felt in the surrounding area within the

Park City, the Best Town for the Planet

Park City will protect undeveloped lands, discourage sprawl, and direct growth

The protected open space of Round Valley defines the Park Meadows neighborhood boundary
while providing recreation opportunities for Parkites as well as habitat for wildlife.

County.

While Park City could choose to look
inward and ignore the rapid pace of
development within the County, we
should collaborate with our regional
partners (Summit and Wasatch counties)
to develop a regional plan for the

next 20 years: a plan that envisions
interjurisdictional TDRs in appropriate
areas for density increases, a plan

that addresses our growing regional

transportation problem and dependency
on the automobile, a plan that defines
the gives/gets of density transfers
whether from the City to the County or
vice versa.

The undeveloped land representative
of the community’s core values includes
the expansive vistas, open space,
sensitive lands, and wildlife corridors
which are irreplaceable. For our guests
and residents alike, it is the areas that
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Objectives

Current Nodal Development in Park City

£\

Bonanza Park/Snow
. Creek/Prospector
‘ PCMR/Lower Park

Main Street

Directing growth patterns away from large areas of undeveloped land
and toward existing compact, mixed-use centers along priority transit
corridors; this focus will help prevent sprawl, protect the City's quality
of life through decreased vehicle miles traveled (VMT), improve air
quality, and increase utilization of public transportation.
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have not been built upon, the natural
setting, that best define Park City.

This recommended approach protects
two of Park City’s core values: Small
Town and Natural Setting. The Transfer
of Development Rights (TDR) ordinance
adopted in 2011 allows development
rights to be transferred from an area that
is best left undeveloped, or to protect
historic resources, to an area appropriate
for development. This planning tool
can help Park City “grow inward” and
relieve pressures on undeveloped lands.
The City may expand the annexation
boundary to acquire more of the
undeveloped lands along Interstate 40
and up into Guardsman Pass to protect
these lands as open space for future
generations. New opportunities in

and around the City center and Resort
Centers must be explored to receive

the densities from the boundary areas.
Taking a fresh look at diversifying land
uses within established neighborhoods
can create new opportunities for
receiving density as well as adding
interest and opportunities within the
neighborhood experience.

A Regional Approach to TDRs

Park City, as part of the City Visioning

Park City, the Best Town for the Planet

process in 2009, noted the importance
of gives/gets in the TDR process. The
Planning Commission has strongly
indicated that TDRs should only be
granted when there is a tangible “get”
realized: affordable housing, defined
reduction in density from an area that
should be protected from development,
or as a strategy to manage/shape

the development of an area where
additional density may be beneficial
(e.g. Bonanza Park and Lower Park
redevelopment areas).

A critical element to a TDR program is
the areas to which increased growth

will be directed is normally amended

to allow for increased density and
subsequently more units to be built. To
take advantage of building additional
units within allocated TDR sections, it is
essential to concurrently plan and create
Transit-Oriented Developments (TODs)
and mass transit (alternative modes).
Through TDRs, clustering more dense
housing and mixed-uses inevitably helps
build a community hub that can feasibly
support a more robust mass transit
system...one that benefits the entire
community.

This graphic, from
King County WA,
illustrates the
premise of the
TDR concept - a
“sending” zone
transfers density
to a “receiving”
zone in exchange
for money.
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Community Planning Strategies

1.1

1.2

1.3

1.4

1.5

Amend the Land Management Code to allow TDR
credits to be utilized within defined receiving zones
for additional density that compliments the existing
built environment. Increased density should only be
achieved through the purchase of TDR credits and for
affordable housing. This requires the adoption of new
context sensitive criteria within the LMC. The use of
these TDRs is limited to the City’s TDR program.

1.6

1.7
Identify transition areas where two adjacent
neighborhoods meet and one neighborhood has
a higher density. Transition zones should be
considered to receive TDR credits within the less
dense neighborhood along the connection into the 1.8

more dense neighborhood. Specific review criteria
shall be created for increased density in a transition
zone to ensure an appropriate medium between the
two existing neighborhoods.

Continue to provide necessary commercial and light
industrial services within the City limits by allowing a
range of commercial uses within town, including light
industrial uses in appropriate areas.

Prioritize a range of lot sizes and housing density
within new subdivisions in primary residential
neighborhoods.

Revise minimum lot size within primary residential
neighborhoods to create opportunities for smaller,

more compact development and redevelopment.
Create specific context sensitive requirements within
the LMC, such as minimum road frontages and
minimum lot width.

Implement conservation subdivision design principles
in LMC subdivision requirements. Subdivision design
should conserve the natural setting and natural
resources, take advantage of passive solar, and
minimize waste.

Direct new development to the “toe” of the slopes,
preserving the ridges, meadows, and visible hillsides.
Open space foregrounds should be incorporated

in development proposals to enhance the visual
experience of open space.

Encourage comprehensive, efficient developments
that consider the overall impact on surrounding
properties. Phasing plans for such projects will be
necessary to avoid the premature expansion of
utilities and other public facilities.

CLUSTERING CAN PRESERVE OPEN SPACE

Park City, the Best Town for the Planet
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City Implementation Strategies

1.9

1.10

1.11

Require developer to pay their proportionate share
for the increased burden on existing service levels and
infrastructure expansions outside of current service
areas. Update the capital facilities plan and LMC
dedication requirements regularly to be consistent
with the state impact fee legislation.

Redevelopment areas shall be defined by the

City. Once the redevelopment area is established,
an Area Plan should be prepared by the City to
outline principles which guide a design within the
redevelopment area to reflect the Community Vision
and the General Plan.

Identify and prioritize parcels for open space
acquisition and include as TDR sending zones.

1.12 The Transfer of Development Rights (TDR) system

shall reflect market rate valuations.

1.13 Annexadditional land to shape growth reflective of

the City’s goals for land use surrounding Park City.
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View from St. Albans Clock Tower, UK. The Town and Country
Planning Act of 1947 designated green-belt land around towns and
villages and has prevented urban sprawl, protect the countryside and
historic towns, and promote urban regeneration.

View of St. Albans, UK illustrating how development continues to
evolve within the urban center, promoting urban reinvestment while
protecting local agriculture and open space.

—31
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Community Planning Strategies

2
Park City, the Best Town for the Planet

This map illustrates Park City’s current land use
pattern. The existing pattern maintains a significant
amount of commercial land at the southeast

corner of SR 224 (Park Avenue) and SR 248 (Kearns
Boulevard). This land is primarily encompassed
within the Bonanza Park and Prospector
neighborhoods.
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This map illustrates Park City’s proposed land use
pattern. The proposed land use incorporates mixed
use opportunities within the Bonanza Park and
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Prospector neighborhoods. 5'
=
pa

445



SMALLTOWN

4 Park City, the Best Town for the Planet

446



Annexation
Expansion
Area

Modifications to the expansion
area require full analysis of the
annexations within the state and
local code. This map represents
the need to discuss expansion
possibilities with our regional
partners and the Park City
Planning Commission and City
Council. This map is a draft to be
utilized for discussions toward
adoption of an expansion area
that is consistent with the City
and Counties’ regional planning
goals as well as the mandates of
the State Code. Additional lands
may be considered for annexation
after further consultation with
adjacent jurisdictions; this map
is not intended to exclude such
lands.

Area for future
discussions with our
regional partners in
Wasatch County.

Annexation Expansion Area 0
Study Map

Miles

Proposed Expansion Area Boundary
[ Current Expansion Area Boundary
[_] current Park City Municipal Limits
[ county Boundaries
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Area for future
discussions with our
regional partnersin
Summit County.
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GOAL Park City will emphasize and preserve our sense of place while collaborating with the
2 Wasatch Back and Salt Lake City regions through regional land use and transportation
planning.

Park City is part of the Wasatch Back Objectives
region, which spans from Parley’s
Summit to the Uinta Basin to Wasatch
County and all the small cities and towns
in between. The decisions that we
collectively make have wide-reaching
consequences throughout the region.

In order to maintain the collective
character of the Wasatch Back, Park City
must collaborate with our neighboring
communities to secure aregional vision.
In many instances, our communities’
goals and interests will align. Whether
they do or not, we need to engage

with each other to ensure the best
possible outcomes for everyone. Our
ability to preserve the unique setting

of the Wasatch Back region rests on

the ability of all of our communities to
work together. Park City must engage
the regional planning effort, respecting
the different values of neighboring
communities while working to protect
those values we all share.
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Future development within the Wasatch Back is expected to almost double over the next 5o years. The largest areas of growth will be around the
Jordanelle ( +/- 15,000 units), Silver Creek ( +/- 1,300 units), Canyons ( +/- 5,000,000 SF to build-out) and Bonanza Park ( +/- 4,7500,000 SF to build-
out) within the City. An opportunity and responsibility exist to direct growth patterns away from areas between the development nodes through
regional development agreements and other mechanisms, creating livable neighborhoods within the development nodes and protecting the rural
experience of the Wasatch Back within the spans of undeveloped lands in between.
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Community Planning Strategies

2.1 Collaborate with Summit County and Wasatch County
to create a shared vision for the future of the Wasatch
Back.

2.2 Collaborate with Summit County, Wasatch County, 2.5

and Salt Lake County to create regional strategies for
land use, transportation planning, and conservation
which support the shared regional vision.

2.3  Collect and share data for the systems that have
influences beyond municipal borders, including:
ecosystems, waterways, wildlife corridors, air quality,
shared view corridors, open space, scenic roadways,
and transportation. Incorporate findings into regional
planning strategies.

2.4 Identify regional nodal development and regional

120,000
100,000
80,000
60,000
40,000
20,000 —_—
0
1990 2000 2010 2020 2030 2040 2050 2060
——Morgan County Summit County ~ =——Wasatch County

Park City, the Best Town for the Planet

strategies with Summit County and Wasatch County
to alleviate pressures on the natural setting and
decreasing vehicle miles traveled.

Pro-actively plan ahead with Summit County and
Wasatch County toward a regional land use and
transportation plan including key right-of-way, utility,
and transportation corridors.

The Governor’s Office of Planning and Budget projects
population growth in the Wasatch Back will almost
double in the next 5o years from 69,610 in 2010 to
118,601 in 2060%.
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City Implementation Strategies

2.6  Research the pros and cons to understand and
evaluate the impacts of a regional Transfer of
Development Rights (TDR) program in the Wasatch
Back. If feasible under state code, consider adoption
of state legislation; otherwise identify necessary

legislative steps to establish a regional TDR program.

Identify future capacity to receive density within the
county and City limits to limit sprawl, concentrate
densities, and protect open space.

2.7 Proactively engage with regional neighbors to keep
informed on adopted plans and long range planning
efforts throughout the Wasatch Back. Identify City
projects that would benefit from diversified review
teams including regional representatives.

2.8 Increase interregional interactions between regional
officials and regional government staff.

2.9 Continue collaboration of transportation planning
efforts with Summit County, Wasatch County, Salt
Lake County, state, and federal agencies

2.10 Explore opportunities to expand the City’s TDR
program. PCMR/LoPa, Bonanza Park, Snow Creek
and Lower Deer Valley (Snow Park) may be suitable
locations to receive density from “sending zones."”
Additional receiving zones should be considered
subject to thorough planning analysis.
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Park / Sno

‘ areek
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The discussion regarding Transfer of Development Rights (TDRs) as
a mechanism to accommodate the region’s growth while preserving
our open space and recreation areas is challenging - no one wants
growth. Understanding that it is inevitable allows us to implement
the TDR tool to locate growth in nodes. Park City believes that for
TDRs to work properly, they must remove growth from those areas
that should be preserved and/or serve to further the City’s affordable
housing goals. Summit County has represented a similar sentiment
- TDRs must demonstrate a “community” benefit. The map above
illustrates possible TDR Receiving Zones in Park City. The City and
County should work collectively with the State Legislature to allow for
interjurisdictional TDRs.
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SMALL TOWN

GOAL

scale to maintain our small town character.

Park City’s multi-modal transportation
system includes diverse routes and
means to where our guests stay, shop,
and recreate and our residents live,
work, and spend their leisure time. The
system plays an integral role in shaping
the overall structure, form, and function
of the City. As the Wasatch Back areas
continue to evolve, the transportation
system must be able to move people
and goods throughout Park City and the
region efficiently and effectively.

While the single-occupancy vehicle is the
most prevalent form of transportation

in and around Park City, it is the least
efficient in terms of carbon output per
passenger. This mode of transportation
has many negative consequences,
including traffic congestion, air pollution,
and the significant influence on climate
change. Land use and transportation
decisions should be made with the
understanding of how a decision will
impact the common goal of a more
sustainable form of transportation while
protecting the Small Town aesthetic.

2
4 Park City, the Best Town for the Planet

Trips per day

A major focus of transportation
decisions is the end user. There are
competing end-user interests in Park

City between visitors and local residents.

In order to effectuate a paradigm shift in
preference of public transportation over

Park City will encourage alternative modes of transportation on a regional and local

the single-occupancy vehicle, the public
transportation system must function

to attract both the visitor and the local
alike.
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Objectives

PARK CITY MUST CONTINUALLY LOOK AT
OPPORTUNITIES FOR ALTERNATIVE MODES
OF TRANSPORTATION

PROPOSED TRANSPORTATION IMPROVEMENTS
N\ 2011 PCTraffic &Transportation Master Plan
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Future Park & Rlde ‘ .
2,500 Joint Use Parking Stalls

atParkCity TechCenter |

47 - Increased/Improved Transit
7 Service to Wasatch Back &
T Richardson Flats

- Increased/Improve
Transit Service to
Kimball Junction &
Salt Lake

Rlchardson FIats
750 Parking Stalls

-2 Q Future Bonanza Park
R Tran5|t Hub

@ Transit Hubs
====== Alternative Modes of Transit
= |mproved Transit Service
@ HOV Lanes

I Pk & Ride Lots

The concept plan on the following pages illustrates and details alternative
mode concepts in addition to these vehicle-based upgrades.
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SMALLTOWN

Community Planning Strategies

3.1

3.2

3-3

3.6

Require development and redevelopment to increase
the potential for multi-modal transportation options
including: public transit, biking, and walking. Require
developers to document how a development
proposal is encouraging walking, biking, and public
transportation over the single-occupancy vehicle.

Revise parking requirements to incentivize multi-
modal transportation, high efficiency vehicles, and
shared parking areas. Require secure bicycle parking
options.

Create a requirement within new development and
redevelopment for connectivity and linkage within
the City road and trail networks. This requirement
must be consistent with Utah impact fee statutes
factoring in adjustments to capitol facilities plan and
funding mechanisms

Create safe bike/pedestrian pathways between all
public spaces within the City limits.

Identify needed connectivity of roads, sidewalks,
and trail systems to decrease vehicle miles traveled
and increase direct pedestrian/bicycle routes to
neighborhood amenities, as identified in individual
neighborhood plans.

Continue to work with the Mountain Accord to
explore opportunities for light rail or other alternative

4
Park City, the Best Town for the Planet

To accommodate multi-modal transportation alternatives within rights-
of-way and decrease pressures to widen roads, the 2011 Park City Traffic
and Transportation Master Plan adopted complete street strategies for
future redevelopment of roads. Complete Streets plans for safety and
efficiency of pedestrians, bikes, cars, and mass transit circulation.

modes of transportation to connect Park City to
Salt Lake City; specifically important is the direct
connection to the SLC International Airport to
provide visitors easy access to Park City.
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City Implementation Strategies
3.7  Prioritize walkability improvement in identified “hot
spots” (areas with existing trip demands located close
to one another) in the walkability index.

38 Design redevelopment and transportation
infrastructure to allow for future upgrades to mass
transportation systems, including light rail, bus rapid
transit, and gondolas.

Increase regional mass transit ridership through
shared use of transit centers with private
transportation carriers, as appropriate.

3-9

3.10 Locate Park-and-Rides, transfer stations, and transit
centers in areas that will increase public transit
ridership and carpooling decreasing the amount of
single passenger automobiles commuting to and

from Park City.

3.11 Improve the access to, efficiency, and experience of
public transit. Experience includes shelter from the
elements and feeling safe while waiting, free access
to internet while traveling, real time schedules/
timetables, and comfortable seating. Explore the
opportunity to use smaller buses (or shuttles) during
offseason and/or for narrow ROW routes or routes

with reduced, but constant, demand.

3.12 Implement the Complete Streets strategy of the
Traffic & Transportation Master Plan and walkability

study. Update and improve the parking enforcement

3-13

3.14

3-15
3.16

3-19

policies in Old Town specifically, and other areas.

Seek alternatives to widening of existing streets and
highways.

()]
<
>
=
=
—
@)
=
Z

Adopt travel demand management (TDM)
programs to encourage commuter trip reduction
programs, including: prioritized employment hub
routes, commuter incentives, and recognition of
local businesses that incentivized employee use of
alternative modes of transportation.

Implement neighborhood traffic calming measures.

Create a bilingual multi-modal access guide, which
includes maps, schedules, contact numbers, and
other information noting how to reach a particular
destination by public transit.

Incentivize use of public transportation from
the airport to connect with the Park City public
transportation system.

Conduct research on approved projects within Park
City that received a reduction in parking. Reassess
parking policy on decreased parking based on the
findings of the research.

Look at opportunities to create increased bus/shuttle
services for visitors arriving at the SLC Airport to visit
Park City. Explore opportunities to partner with the
SLC Airport, Park City Chamber of Commerce and
bus/shuttle companies to create a Park City lounge
for visitors to utilize as a waiting area for this service.
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SMALLTOWN

Walking and Biking Infrastructure

Legend

Bike Lanes or Shoulders
e Old Town Stairs

— Sidewalks and Pathways
%  Trailheads

_:_: Miles

6
Park City, the Best Town for the Planet

Park City has committed significant resources into walking and cycling
infrastructure over the last two decades. This map illustrates the City’s
biking lanes in yellow; sidewalks and pathways in blue, new stairs in Old
Town are noted in red, and red stars indicate trailheads.

The City will continue to expand upon these existing pieces of
infrastructure and create improved pedestrian/bike connectivity. The
2007 Walkability Plan recommends continued expansion of this system.
This Plan also led to a $15 million bond for these improvements;
indicative of the community’s commitment to the ongoing
improvements to this infrastructure.
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Alternative modes of transportation will

tourists throughout the community - an
essential element to ensure our success as
a community that hosts more than 600,000
visitors a year. Both visitors and residents
alike have noted in recent surveys that
increased traffic would be the #1 reason
that people would stop visiting or move
away from Park City.

n
allow Park City to become more sustainable RECOMMENDED ALTERNATIVE MODE IMPROVEMENTS <
in terms of resource expenditures while Kimball Rail to SLC/ light rail for the region / gondolas to the resorts =
maintaining the convenient movement of 1mba -

Junction —
©)
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This map shows a truly connected Canyons ‘
transportation system that represents a
possible solution to vehicular traffic as we
look 20 years into the future. The vision
illustrated here includes a streetcar (red
line) from Kimball Junction to Bonanza
Park, and ultimately the Main Street transit
center. Phase Il of such plan mightinclude
a connection out to the City’s park-n-ride
facility to address significant increases in
traffic that will result from the build-out

of the Jordanelle development area. The
Plan includes possible gondola connections
((blue line) from Bonanza Park to PCMR
and/or Main Street to Deer Valley resort.
Finally, the proposed Interconnect is
illustrated in green and simply represents a
conceptual connection to Salt Lake City via
rail in the future.

Park-n-Ride

Deer Valley
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QUINN’S JUNCTION

Map 1
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Total Area (sq. miles) 1.20 square miles

Total Area (acres) 1,009.61 acres

Total Built Residential 0

Units

Unbuilt Units 239 Residential

% of Total Park City Units 0%

Average Density 3.22 units per acre
Range of Density 0.18 - 33.3 units per acre
Population 3

Number of Businesses 5
% of Park City Businesses 1%

Housing Type Single Family and Multifamily

Historic Sites None

Affordable Housing PC Heights (including IHC units)
proposed

Occupancy None

Neighborhood Icons National Ability Center

US Ski Association Training Center
People’s Health Clinic

PC Ice Arena and Sports Center
IHC Hospital

Summit County Health

Parks Sports Center

Amenities Round Valley trail and cross
country ski network, Rail Trail

Trails Round Valley

Walkability Extremely Low. Regional
destination with no built housing
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* HOAs may exist in this neighborhood; please refer to page 1o0.
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Round
Valley

Quinn’s
Junction

Park City
Heights

Quinn’s Junction

is dominated by
open space with
Round Valley as

the vast backyard
to the existing
development. On
the north-west
corner, regional
institutional uses
are located on large
lots with on-grade
parking. Future
clustered residential
development will
occur on the south-
west corner within
Park City heights.
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10.1. Quinn’s Junction
Neighborhood: Regional
Planning to guide future
development along a City
boundary.

Between July 2002 and
October of 2004, Park

City and Summit County
worked together to create

a shared land use plan for
future development of the
area between SR-248 and
Highway 4o to the Silver
Summit intersection. During
the collaborative public
planning process, input from
stake holders was collected.
Also, the planning staff of
both entities reviewed the
two general plans to identify
commonalities. The result
of the combined efforts is
the Quinn’s Junction Joint
Planning Commission
Principles. On October

11, 2004, the Planning
Commission adopted the
planning principles with

the understanding that the
shared principles were not
intended to be a formal land

use plan and the adoption
of the principle did not
modify the general plans or
development codes. The
stated purpose for the draft
principles was to provide

a higher level of detail or a
greater resolution between
the two existing general
plans and provide guidance
during future amendments to
the general plan.

The Quinn’s Junction

Joint Planning Principles
are separated into two
categories: Development
Densities and Land Use and
Development Patterns. The
Principles are noted in detail
after the following page. A
series of maps representing
the Quinn’s Area follow the
Principles.

The area has evolved since
the creation of the 2004
Quinn’s Joint Planning
Commission Principles.
Development over the past
decade within Park City
includes many institutional

uses including IHC Hospital,
PClce Arena and Sports
Center, the People’s Health
Clinic, Summit County Health
Center, and the United States
Ski Association Training
Center. The City reviewed
two master planned
development projects on the
south side of SR 248 during
this time frame as well. The
approved Park City Heights
residential Master Planned
Development includes

239 new residential units

and the Quinn’s Junction
Partnership Annexation
consists of 1 movie studio
complex, a hotel with up to
100 rooms, and a retail area.
Concurrently, approximately
1365 acres within Round
Valley were purchased as
open space, preserving the
view corridors on the west
side of Highway 40 between
Silver Summit and Quinn’s
Junction in perpetuity.

The following Joint Planning
Principles recommend
development patterns of

clustered development
balanced with preservation
of open space:

1. Cluster in identified
areas and around exiting
development maintaining
consistency among uses.

2. Public preserved open
space and recreation is

the predominant existing
land use in the study area.
Clustered development
should be designed to:
enhance public access
through interconnection of
trails, preserve public use and
enjoyment of these areas,
and continue to advance
these goals along with the
preservation of identified
view sheds and passive open
space areas.

3. Preserve a substantial
open space corridor through
the study area.

The West side of Highway
40 has built out following
the Quinn’s Junction Joint

262
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Planning Commission
Principles with clustered
development at the
interchanges and protected
open space between the two
development nodes. The
East side of the highway

has followed the same
development pattern on the
with clustered development
at the Silver Summit and the
Quinn’s Junction interchange,
with the exception of
protecting the undeveloped
land in-between. The City
should continue to work with
the County to maintain the
view corridors along the East
side to mirror the preserved
open space to the West. The
open space of Round Valley
protects a wider expanse of
land than originally identified
within the Quinn’s Junction
Joint Planning Commission
map. The Quinn’s Junction
Joint Planning Commission
Principles map should be

corridors not only prevents
fragmentation of ecosystems
but also benefits the
community with protected
view corridors and sensitive
lands and increased low-
impact recreational activities.
Soil contamination in this
area is also of concern and
under the jurisdiction of the
federal government.

In an agreement called an
Administrative Settlement
Agreement and Order on
Consent (AOC) for EE/CA
(Engineering Evaluation/
Cost Analysis) Investigation
and Removal Action, the
Environmental Protection
Agency, Region 8 (EPA)
published its revised cleanup
area for the Richardson Flats
Tailings Superfund Site in Park
City and Summit County. It
is anticipated that EPA will
oversee the development

of acleanup plan to address

amended to reflect the historic mine tailings in the Silver Creek floodplain, which is on Utah’s list of impaired waters due

protect lands and to create to contamination from cadmium, zinc and arsenic. An EPA cleanup plan would involve design -

protected east-west wildlife and cost analysis, public comment, implementation and long-term maintenance. Federal law % 8

corridors. Protected wildlife provides that such an EPA cleanup plan would not require state and local permitting. Q g
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2004 QUINN'S JUNCTION JOINT UPDATED QUINN'S JUNCTION
PLANNING COMMISSION MAP AREA MAP
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10.2. Quinn’s Junction
Neighborhood: An area for
Regional Institutional Uses.

New development within
the Park City limit in Quinn’s
Junction has occurred
primarily along Round Valley
Drive and Gillmore Way
within the north-west corner
of the Quinn’s Junction
interchange. The area was
identified within the Quinn’s
Junction Joint Planning
Commission Land Use
Principle #5 as “appropriate
for institutional development
with the potential
institutional uses limited to: a
hospital, educational facility,
recreation / sports training
facility, or an arts / cultural
heritage / history based
institution.” The north-west
corner should continue to
build-out as a regional node
for institutional development
due to the location on

the edge of the Park City.
Institutional development in
this location can serve the
population of the Wasatch

Back and are designed to
accommodate populations
greater than Park City. An
additional 250,000 sf of
development is planned
around the hospital.

This area is not suitable for
everyday needs of Parkites,
such as a grocery store or

post office due to increased

dependency on personal
vehicles. Big box commercial
is not appropriate either as it
will conflict with the purpose
of the area, create increased
vehicle trips, and compete
with the existing commercial
nodes within the City and
County.

The new development in the
north-west corridor is linked

to the broader community
through trails and the
existing road network. To
complement the City’s goals
of decreasing dependence
on the automobile, the area
should be considered as a
destination within the public
transportation network.

Park City, the Best Town for the Planet
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10.3. Quinn’s Junction
Neighborhood: A
neighborhood for locals.

Two master planned
development projects on
the south-west corner of
the Highway 4o interchange
at Quinn’s Junction were
approved in 2011/2012

by the City Council. The
approved Park City Heights
residential Master Planned
Development includes 239
new residential units upon
239 acres of land. 167 acres
(70%) was protected during
the MPD process as open
space within the subdivision.
The Quinn’s Junction
Partnership Annexation and
MPD consists of 1 movie
studio complex, a new hotel
with up to 100 rooms, and a
retail area. The PC Heights
MPD clustered development
close to the existing streets
while preserving the
surrounding open space and
upper elevations.

The future Park City Heights

neighborhood is linked to the
broader community through
trails and the existing road
network. Asthe area is built
out the City should connect
these developments to

the public transportation
system providing additional
multi-modal transportation
options.
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10.4: The aesthetic of the
Quinn’s Junction shall
preserve the natural
setting.

As Quinn’s Junction
introduces 239 new
residential units within
the Park City Heights
subdivision, an evolution

will take place in the
built environment. Most
commonly, the aesthetic
of arriving at Quinn'’s
junction is experienced
through the car to either

visit a large institution or to

recreate. In the future, the

neighborhood should evolve

to accommodate increased

multi-modal transportation
options. Sidewalks, trails,
bus shelters, and benches will
become common place.

The most character defining
feature of the Quinn’s
neighborhood is the
plentiful natural setting.
View corridors welcome

residents and guest, and
must be preserved. New
development should be
set back in compliance
with the Entry Corridor
Protection Overlay. Open
space requirements within
developable lots should

preserve the natural setting
through limits of disturbance.
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2004 QUINN'S JUNCTION JOINT UPDATED QUINN'S JUNCTION
PLANNING COMMISSION MAP AREA MAP
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