
 
PARK CITY COUNCIL MEETING 
SUMMIT COUNTY, UTAH,  
OCTOBER 3, 2013  
 
PUBLIC NOTICE IS HEREBY GIVEN that the City Council of Park City, Utah will hold its 
regularly scheduled meeting at the Marsac Municipal Building, City Council Chambers, 445 
Marsac Avenue, Park City, Utah for the purposes and at the times as described below on 
Thursday, October 3, 2013. 
 
Closed Session 
2:30pm Property, Personnel and Litigation 
  Break 
 
Study Session 
4:00 pm Ice Arena Annual Update  
5:00 pm Break  
 
Work Session 
5:15 pm Council questions and comments and Manager’s Report  
5:25 pm Stoneridge – Gilmore Open Space  
5:50 pm  Break 
 
Regular Meeting 
6:00 pm 
 
I ROLL CALL 
 
II COMMUNICATIONS AND DISCLOSURES FROM COUNCIL AND STAFF 
 
III PUBLIC INPUT (Any matter of City business not scheduled on the agenda) 
 
IV CONSENT AGENDA (Items that have previously been discussed or are perceived 
as routine and may be approved by one motion.  Listed items do not imply a 
predisposition for approval and may be removed by motion and discussed and acted 
upon) 
 
V NEW BUSINESS  
 
1. Consideration of an Ordinance approving a Plat Amendment for 510 Payday Drive, Park 
City, Utah 
 
 (a) Public Hearing 

(b) Action 
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2. Consideration of authoring the City Manager to execute the award for RFP for Historic 
Preservation Consulting Services to Cooper Roberts Simonson in an amount not to exceed 
$20,000 in a form approved by the City Attorney. 
  
 (b) Action 

 
VI ADJOURNMENT 
 
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 435-615-5186 at least 24 hours prior to the meeting.  Wireless 
internet service is available in the Marsac Building on Wednesdays and Thursdays from 4 p.m. 
to 9 p.m.  
 
Posted: 09/30/2013 
See:  www.parkcity.org  
 
 
 
 
 
PARK CITY COUNCIL MEETING  
SUMMIT COUNTY, UTAH 
OCTOBER 10, 2013 
 
PUBLIC NOTICE IS HEREBY GIVEN that the City Council of Park City, Utah will not hold its 
regularly scheduled meeting on Thursday, October 10, 2013.     
 
Posted:  09/30/13 
See:  www.parkcity.org 
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TENTATIVE MASTER CALENDAR 

Note: This future meeting schedule is TENTATIVE and subject to change. 

 
 
October  
 
3 see Agenda 
 
10 No Meeting 
 
17 Public Art Advisory Board Update – Work - Sharon 
 Consideration of an Ordinance approving the Echo Spur Development Plat Amendment  
 Lots 17, 18, 19, Park City, Utah – FA  
 Gamble Oak Easements, new, Heinrich 

New Recreation software contract agreement - Ken F, New (possibly consent?), 15 min 
 Second Amended Stag Lodge Phase IV, 8200 Royal Street Unit 52 – Amendment to   
 Record of Survey– Christy Alexander  
 Ontario Pack Subdivision, 463 & 475 Ontario Avenue Plat Amendment-Christy A 
 LMC Amendments - HRM Zone – (Historic Residential Medium Density) - Francisco  

Ordinance approving an extension of the August 9, 2012, approval of the Ontario Mine 
Bench Subdivision, located at 7700 Marsac Avenue, Park City, Utah 

 Ordinance approving an extension of the August 9, 2012, approval of the Mine Bench 
 Condominiums record of survey plat, located at 7700 Marsac Avenue, Park City, Utah. 

Ordinance approving a second extension of the November 17, 2011, approval of the 
Park City Heights Phase 1 Subdivision plat, located at Richardson Flat Road and US 
Hwy 40, Park City, Utah. 
Meeting Management Software-Old, Jason 
 

24 Special Service Contract Criteria and Extraordinary Grant Criteria 
 Proclamation – Pancreatic Cancer Month  
 
31 No Meeting 
 
November 
7 Finalize contract for the Royal Street Retaining Walls Matt C  
14 Broadband – Scott R 
21 Main Street recycling contract- 
28 No Meeting – Thanksgiving 
 
December 
5 2013 City Insurance Placements 
 National Citizen Survey results, study, 60-75 min, PR 
 
12 Acceptance of the audit – Lori C. 
19  
26 No Meeting 
 
January 
2 No Meeting 
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9 Swearing in Mayor – Council Members and Reception following meeting 
 
16 No Meeting – Sundance 
23 
30 
 
 
Pending Items: 
Canvass for general election 
Special Event overhaul 
Ice Operations – study 
Water leak adjustment policy – work 
Latino Community outreach and engagement – study 
Rocky Mountain Power expansion 
Beaver Management Policy Discussion - Work, Jim B 40 min. 
Amendment to the housing resolution – for regular council – RS 
Consideration of an Ordinance approving the McHenry Subdivision Replat Amendment located 
at 496 McHenry Avenue, Park City Survey, Park City, Utah 
Property Management contract for Transit Residential Building - Brooks R 
PW Update 
Ordinance 2519 Lucky John Drive – Plat Amendment PL‐13‐01980- KW 
 
- Housing Authority Meeting 
Housing Mitigation Plan for 1555 Lower Iron Horse Loop Road MPD in Bonanza Park – Rhoda/ 
Phyllis 
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City Council 
Staff Report 

 
 
 
 
Subject:   Ice Arena Business and Challenges 
Author:   Jon Pistey 
Department:   Ice  
Date:    October 3, 2013 
Type of Item: Study Session 
 

 
The Park City Ice Arena (PCIA) opened on February 24, 2006 with the original plan of being a 9-
month ice facility and hosting dry-floor events to generate additional revenue during the summer. 
This strategy was changed after just two years of operation, and our first full year of ice was 
2008/2009.  Since that year, the PCIA has only closed for short periods of time to complete projects 
that cannot be undertaken while the facility is in operation.  The PCIA is host to 5 different sports, 
10 user groups that each rent more than 25 hours of ice on their group’s contract, adult hockey 
leagues, hockey and skating camps, tournaments, special events, public programming, the Park 
City Skating Academy and the Park City Hockey Academy which are run by the PCIA staff.   
 
Growth in all aspects of our ice use has reached a point where PCIA staff will need direction from 
City Council in the near future on a variety of policy issues. This PCIA Study Session is designed to 
be similar to the Broadband/Fiber Study Session, where Council had an opportunity to gain a 
greater level of understanding on a narrowly focused topic – and, consequently, all Council 
members now have a similar foundation of knowledge about broadband/fiber, such that the future 
work session discussion will be more fruitful. This one hour Study Session is designed to provide 
Council with the opportunity to take a “deep dive” into the operational aspects of the PCIA.  A 
greater understanding of PCIA operations and opportunities will enable Council to provide staff with 
future policy direction on topics ranging from balancing of community programming vs reducing 
facility subsidy to goal prioritization for future community recreational facilities.     
 
Some considerations that staff takes into account with scheduling and operations are deed 
restrictions on the Gillmor family donated land and the Inter Local Agreement with the Basin Special 
Recreation District.   
 
The Ice Arena has four goals in its Strategic Plan and Yearly Business Plan that guide our policies 
and operations: 

 
- Goal 1: Public Program Development.  The Arena will place its primary focus on 

developing public skating programs by engaging the regional population base and 
providing a variety of ice programs. 
 
The Park City Ice Arena offers a wide variety of public programming across five different sports 
and hosts 10 different user groups which have membership composed primarily of residents of 
Summit and Wasatch counties, which we consider to be our “resident” base.  Programs that can 
be tracked through direct registration have grown significantly as can be seen in the following 
chart: 
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ARENA RUN PROGRAM 
Participation 2006 

2006-
2007 

2007-
2008 

2008-
2009 

2009-
2010 

2010-
2011 

2011-
2012 

2012-
2013 

Learn to Skate – Youth & Adults 735 713 702 796 726 853 821 898 

Learn to Play Hockey – Youth & 
Adult 159 164 10 101 104 142 125 183 

Hockey Leagues – Adult 
Players 114 123 162 175 204 212 319 465 

Hockey League – Total Teams 4 22 36 33 32 41 60 57 

Skating and Hockey Academy 
Camps 0 0 43 55 38 219 264 295 

Total Participant Hours N/A N/A N/A 6490 16,000 17,500 18,900 20,400 

 
Our user groups (shown below) have also seen growth, with the Ice Miners and Figure Skating Club 
requiring the most hours of ice to accommodate growth.    
  

Group 2006-
2007 

2007-
2008 

2008-
2009 

2009-
2010 

2010-
2011 

2011-
2012 

2013-
2014 

Growth 
from 2012-
13 to 2013-
14 Season 

Ice 
Miners N/A N/A 97 120 130 127 150 15% 

PC High 
School 25 30 25 15 25 30 40 33% 

Pioneers N/A N/A N/A 25 25 30 35 17% 

PC 
Predators 20 25 20 18 18 20-25 25 14% 

NAC- 
Sled 

Hockey 
10 10 10 200 350 400 400 0% 
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Figure 
Skating 

Club 
7 25 25 35 50 74 81 7% 

Speed 
Skating 12 16 22 35 35 22 21 -16% 

Curling 24 26 42 42 45 38 50 25% 

 
 
Hours of Operation: The amount of ice currently available is based on our hours of operation being 
from 6AM to 12AM.  Monday through Friday, the building opens between 5 and 5:30 AM to support 
Figure Skating and Adult Hockey, and adult league games frequently end after midnight, with the 
building typically closing at 1AM.   
 
Special events typically take the place of user group and arena run programming and do not extend 
hours of operation.  They do, however, result in increased revenue for those hours due to higher ice 
rental rates and cleaning fees.  
 
The combination of growth in arena run programs and private rentals from user groups accounts for the 
majority of growth in demand for ice time.   
 

 
 

- Goal 2: Resource Responsibility.  The Ice Arena will focus on efficient operations, 
appropriate and measured capital expenditures, to ensure an appropriate cost recovery 
level.  
 
 
 
Fiscal Year Revenue Expense Cost 

Recovery 
Subsidy 

2007 $406K $632 65% $224K 
2008 $404K $765K 53% $361K 
2009 $457K $809K 56% $352K 

Ice Use 2006 
2006-
2007 

2007-
2008 

2008-
2009 

2009-
2010 

2010-
2011 

2011-
2012 

2012-
2013 

Total Hours 
Scheduled/ Total 
Available Hours 

1071/ 
3000 

3280/ 
3360 

3754/ 
4812 

4552/ 
5619 

4727/ 
6158 

5351/ 
5880 

5927/ 
6153 

5969/ 
6153 

Percentage of Total 
Available Hours 
Used 36% 97% 78% 81% 80% 91% 91% 97% 
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2010 $459K $690K 67% $231K 
2011 $600K $779K 77% $179K 
2012 $690K $826K 84% $136K 
2013  $679K $849K 79% $170K 
2014 
(forecast) 

$739K $798K 93% $59K 

 
The Expense budget of the PCIA has grown from $632K in FY ’07 to $834K in FY ’13.  Due to staffing 
changes for FY ’14, our expense budget is reduced to $798K.   During the same period, revenues have 
increased from $408K in FY ’07 to $679K in FY ’13.  With price increases, additional ice rentals, and 
sponsorship sales, we project an additional $60K in revenue for FY ’14.   
 
Current Policy direction is to achieve a 65% cost recovery level and a subsidy of no more than $300K.  
Our actual cost recovery has exceeded the goal each year since 2010; with the FY2013 cost recovery 
coming in at 79% with a subsidy of $170K. It is important to note that the Ice Business Manager moved 
to support the Executive Team and Sustainability from Sept through July 2013, but the cost was not 
moved out of the PCIA budget.  Had the cost been moved, our cost recovery would have been 93%. 
 
Staff is also working with Sustainability to implement a technology that will reduce our use of natural 
gas and further reduce expenses.   

 
Staff is heavily focused on operating the building as efficiently as possible, both in staffing and 
operation and maintenance of the physical plant.  The operations staff has a difficult job in maintaining 
a 46,000 square foot facility that is intrinsically prone to heavy use and damage.  Staff continually 
searches for ways to improve efficiency of the building, which is reflected in Sustainability’s recent 
report to Council on the City’s carbon footprint goals.  Staff is currently working with Sustainability and 
Budget to implement another technology that will further reduce the use of natural gas at the facility.   
 
The following chart shows our energy use and carbon footprint: 
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According to the Municipal Carbon Footprint update presented in early August 2013, Johnson 
Controls (JCI) called out the exemplary energy performance of the Ice Arena in its 2013 
Measurement & Verification report for Park City Municipal. JCI noted that the Smart Energy 
Design Assistance Center (SEDAC) has reviewed ice arenas nationally and created a standard 
energy performance range of 23.5 – 70.5 kilowatt-hours / square foot of energy consumption 
per year. The Park City Ice Arena is currently performing at 20.4 kilowatt-hours / square foot per 
year, even better than the optimal energy benchmark published in the SEDAC report. 
 
Our budget for building maintenance is about 2% of the Ice Arena’s total budget, so we need to 
be prudent with funds to maintain the building.  Using in-house staff with a diverse skill set 
allows us to complete all but the most specialized refrigeration, electrical and HVAC repairs in-
house.  Through agreements with the Basin Special Recreation District, PCIA is able to plan for 
and fund most capital projects, replacement and repairs to capital equipment as needed.   
 

 
- Goal 3: Customer Service. The Ice Arena will strive to provide an exceptional experience 

to all visitors to the facility. 
 

Customer service for us falls into two distinct categories: Front of house and back of house.  
Front of house service consists of tangible customer interaction, whether it’s at the Front Desk, 
instruction, phone, email, etc.  Back of house functions consist of ice and facility maintenance, 
safety and cleanliness.  It is our goal to provide exceptional customer service in all areas. 
During the 2012-2013 season, the Ice Arena had over 130,000 guests.  The main categories for 
these guests are User Groups, Leagues, Public Programs, Classes, Camps and Special 
Events.  We also support field activities, trail use and special events at Quinn’s through the use 
of the lobby and restroom facilities.  Operating the facility on a daily basis ties in closely with 
resource responsibility, and staff is highly conscious of and proactive about operating the facility 
as efficiently as possible.   
 
Over the past 6 months, staff has looked closely at ways to improve customer service at the 
front desk and through improved marketing efforts.  Feedback through surveys consistently 
rates our direct customer service and quality of instruction as over 93% “very good” or 
“excellent,” but marketing scores are not nearly as high.  We have rebranded our flyers and 
we’re developing a plan to increase our exposure through low-cost social media outlets such as 
Twitter, Facebook and Pinterest to help raise those ratings.  We’ve also re-focused customer 
service efforts at the front desk through increased full-time staff presence and training for part-
time staff that emphasizes how their role helps the Ice Arena meet its own goals as well as the 
goals of City Council.  Our exceptional customer services supports our user groups, our own 
programs, and is a primary driver for attracting and retaining special events.  
 

 
- Goal 4: Economic Development.  Consistent with Park City’s goal to operate as a world-

class multi-season destination resort community, the Arena will serve as an economic 
development tool. 

 
Part of the mission of the PCIA is to be an economic development tool for Park City and the 
Basin Recreation District.  To meet this goal, the PCIA hosts a variety of tournaments, 
competitions and other special events throughout the year.  The total economic impact of these 
events for the community in FY ’13 was over $2.2M. Our current scheduling policies seek to 
minimize the impact of special events on local use, and only one weekend per month can be 
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used for a special event.  Increasing the number of special events would have a positive 
economic impact on the community, but would not have a significant effect on direct revenues at 
the PCIA.  It would also further reduce ice time available to our local groups, which currently do 
not have enough ice at PCIA for their programs.   
 
The chart below shows the economic impact of our multi-day events on the greater Park City 
area. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Event  
Economic 
Impact * 

Out of State 
Participants 

In-State 
Participants 

 High Mountain Shootout** $669,314 525 90 
 Bonspiel** $120,977 125 25 
 Utah Winter Games Skating Comp. $351,675 250 750 
 Celebrity Shootout $140,670 100 300 
 Muddy Puck** $291,799 250 70 
 Pioneers Games $198,580 25 50 
 Goal Digger $291,799 250 70 
 Figure Skating Shows $135,980  0 250 
 Park City Hockey Invitational $159,521 90 0 
 Grand Total $2,360,315 

   Shoulder Seasons Total $1,082,090 
   

     *Economic Impact is calculated using per person per day (pp/pd) spending data provided by the Park City Visitor's Bureau.  These rates are 
from the Lighthouse Research and Development report from September 2010 and have not been adjusted for inflation. 
 
** Event takes place outside of Ski Season 
 
Summary:  The purpose of this report is to give City Council some vital information pertaining to the 
history and current state of the Ice Arena as a basis for conversation during a Study Session and policy 
direction at a later date.  No policy direction is sought at this time. 
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Appendix A: Site Map 
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Exhibit B – Ice Strategic Plan 
 

 
 

Park City Ice Arena Mission and Strategic Plan 
July 2010 

Mission:  Effectively utilize resources to provide an enjoyable recreational experience 
that exceeds the expectations of our guests. 
 
Goal Strategy 
 
1 – Public Program Development.  The 
Arena will place its primary focus on 
developing public skating programs by 
engaging the regional population base and 
providing a variety of ice programs. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2 - Resource Responsibility.  The Ice 
Arena will focus on efficient operations, 
appropriate and measured capital 
expenditures, to ensure an appropriate cost 
recovery level.  
 
 
 
 
 

 
1A – The Arena will operate year round with a focus on 
public skating programs while scheduling on-ice events 
that compliment program development with minimal 
program interruption. 
 
1B – Staff will work to develop long term master 
planning to address the future growth and demand for ice 
times.    
 
1C – Scheduling of ice will be done to maximize revenue 
while providing a balanced mix of programming. 
 
1C – Events will limited to one per month during the 
peak season (October – March). Events creating 
significant program interruption will be limited to non-
peak seasons (April – September). 
 
1D – Staff will determine program growth, direction, ice 
schedule and procedures based on demand forecasts, 
revenue generation, and user feedback. 
 
1E – Summit and Wasatch Counties will continue to 
receive resident rates in an effort to build a strong skating 
base to feed programs. 
 
2A – In an effort to minimize environmental impact, 
arena staff will identify environmental responsible 
alternatives and implement when feasible.  
 
2B – Staff will maintain a cost recovery level for ice 
arena operations above 65% with the subsidy not to 
exceed $350,000. 
 
2C – In order to encourage responsible and competitive 
fees, Arena staff will consider comparable ice facilities, 
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3- Customer Service. The Ice Arena will 
strive to provide an exceptional experience 
to all visitors to the facility. 
 
 
 
 
 
 
 
 
 
 
4 –Economic Development.  Consistent 
with Park City’s goal to operate as a world-
class multi-season destination resort 
community, the Arena will serve as an 
economic development tool. 
 

with focus on ski town arenas along with other similar 
recreational amenities in the region.  
 
2D –Arena staff will research and implement cost 
effective technology that will reduce operation costs. 
 
2E – Consistent with the Interlocal Agreement between 
the City and Basin, Arena staff will provide a 
replacement schedule for capital equipment.  
 
2F – In addition to revenue generation through user fees 
and concessions, Arena staff will strive to increase 
revenues through retail sales, grants, interior arena 
program advertising, and program sponsorships.   
 
3A – In a continuous effort to encourage a healthy level 
of participation, Arena staff will utilize various 
marketing methods to communicate information 
regarding programs and events at the facility. 
 
3B – All arena staff will be properly trained and educated 
in the policies, procedures and program information 
regarding the city and the ice arena. 
 
3C – User surveys will be developed, distributed, and 
collected to receive feedback on programs, facility 
conditions, and overall satisfaction.   
 
4A – Arena staff will work with the local community and 
the Park City Chamber in particular to attract 
recreational/educational activities and events (as 
described above) to the Arena. 
 
4B – Identify opportunities for the ice arena to promote 
premiere athletic training opportunities for levels and 
abilities. 
  
4C – Consistent with the Interlocal Agreement between 
the City and Basin, Arena staff will balance tourist 
related revenue producing events with local programs. 
 
4D – Arena staff will take advantage of its proximity to 
the onsite Fields Complex to host 
recreational/educational activities and events that utilize 
both the arena and fields. 
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Exhibit C – Typical Weekday Schedule, Winter 
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Exhibit D – Typical Weekday Schedule, Summer 
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To:  Honorable Mayor/Members of City Council 
 
From:  City Manager’s Office 
 
MANAGER’S REPORT – October 3, 2013 
 
Preservation of Mining Era Resources on Resort Property- Submitted by:Thomas 
E. Eddington Jr., Planning Director and Anya Grahn, Historic Preservation 
Planner 
 
The Park City Museum and Historical Society has been diligently monitoring the 
condition and deterioration of Mining Era resources on resort properties.  In August, the 
Historical Society received a Historic District Design Review (HDDR) waiver from the 
Planning Department in order to repair two (2) Silver King Mining water tanks located on 
Park City Mountain Resort property.    Council had directed staff to look into the 
conditions of all of our Mining Era structures and return to Council with suggestions for 
maintaining these structures into the future. 
 
Staff has organized a lunch and driving tour on Friday, October 18th with archeologist 
Chris Merritt of the State Historic Preservation Office (SHPO).  Members of the 
Planning Department, Historic Preservation Board (HPB), City Council, and Park City 
Museum are invited and encouraged to attend. 
 
Staff intends to tour the mining sites, conduct reconnaissance level surveys of the 
condition of the Mining Era ruins, and determine, with the input of the state 
archeologist, if these sites are National Register eligible.  Mr. Merritt’s familiarity and 
interest in mining history will greatly benefit the City and enable us to gain a better 
understanding of the history that exists.   
 
Following the tour, staff will begin to devise a plan to maintain and stabilize these 
structures.  Much of the mining infrastructure is in severe decline and may not be able 
to be saved; however, temporary stabilization and preservation can extend the lifespan 
of these resources.  Staff will also contact the resorts and begin discussing how these 
structures may be preserved on their property and the financial incentives available for 
their preservation—National Trust for Historic Preservation grants, Certified Local 
Government (CLG) grants, or even Historic District grants.   
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City Council 
Staff Report 

 
 
 
 
Subject: Stoneridge Open Space Parcel Update 
Author:  Heinrich Deters 
Department:  Sustainability 
Date:  October 3, 2013 
Type of Item: Administrative 
 
Recommendation: 
Council should review the draft goals conceptual recreational phasing plan, which 
includes a sensitive lands overlay and restoration areas and provide comment. 
 
 
Topic/Description: 
Update on the planning and management of the Stoneridge Open Space Parcels 
(Exhibit A-map) 
 
Background: 
The acquisition of the ‘Stoneridge Open Space Parcel’ by Park City Municipal, was a 
component of a four party partnership, involving Park City, Snyderville Basin Special 
Recreation District (SBSRD), Summit County and Utah Open Lands (UOL), that made 
possible the preservation of over one thousand acres of open space within Summit 
County. The conveyance of the parcel to PCMC from SBSRD and Summit County, on 
April 29, 2013 included the planning and management aspects of the property in 
conjunction as detailed within the existing conservation easement held by UOL. On 
June 25, 2013, UOL completed a preliminary baseline evaluation of the parcel, including 
an existing conditions statement. 
 
Analysis: 
Existing Conservation Easement and Baseline 
During the initial acquisition of the parcel by Summit County, a conservation easement 
was granted to UOL, which stipulated the values and purposes in which the parcel 
would be monitored. The values include sensitive, natural, scenic, aesthetic, open 
space; wildlife and community recreation. Permitted uses include the following: 
preservation and restoration of native grasses and shrubs; restoration of the biological 
and ecological integrity of the property; construction and maintenance of non-motorized 
recreational infrastructure, including trailheads, kiosks and storage structures for 
recreational maintenance equipment; construction and maintenance of underground 
utilities; hosting and staging of special events. The preliminary baseline of the property 
identified the natural aspects, including wildlife and historical uses of the property at a 
high level. Notably, the property exhibits historical grazing, quarrying and dumping 
attributes, as well as, wildlife and recreation activities. Due to the rapid nature in which 
the acquisition and subsequent conveyance of the property to PCMC took place, staff 
decided to work with UOL over the summer of 2013 to further document existing 
conditions and study habitat aspects associated with the parcel. 
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Planning/Goals 
A component of the property purchase agreement was to work with SBSRD trail staff to 
provide a coordinated recreational effort. These efforts, in conjunction with additional 
research into the natural habitat of the property by UOL and numerous site visits, have 
been led by a planning committee made up of PCMC, UOL and SBSRD staff to draft 
goals associated with the parcel and further defined in a conceptual recreation phasing 
plan, including a reserved sensitive lands overlay and restoration areas. (Exhibit B 
Phase I recreation plan/sensitive lands) Staff will present a detailed conceptual plan at 
the Council meeting.  Finally, staff recommends additional input is gathered from a 
proposed public open house. If staff receives significant input from the public open 
house per any of the proposed options, staff will return to Council for additional review. 
 
Goals established for the parcel and consistent with easement are as follows: 

1. Community Recreation:  
a. Regional trail connectivity 
b. Managed public access 
c. Multi-season recreational users/abilities served 
d. Special events 

2. Natural Habitat 
a. Sensitive lands area 
b. Rehabilitation projects 

3. Adaptive Management 
a. Management plan 
b. Easement stewardship 

 
Timeline 
Staff would like to start the design, engineering and County planning process for the 
proposed trailhead facility and Phase I trails, as soon as feasible, noting possible 
construction in 2014. Once Phase I improvements are implemented, PCMC and UOL 
will monitor the effects through winter 2014-15, prior to making final trailhead 
improvements and implementing the Phase II trail plan. Reclamation efforts associated 
with spoils, debris and existing jeep roads will be implemented in 2014. 
 
Department Review: 
This report has been reviewed by Budget, Legal and Executive Departments and their 
comments have been included. 
 
Alternatives: 

A. Approve - Give direction to pursue all staff recommendations: 
Council may provide direction to pursue staff’s recommended planning 
efforts. (Staff Recommendation)  
B. Deny - Give direction to not pursue any staff recommendations: 
Council may choose to deny the request to move forward with the planning and 
implementation of improvements associated with the parcel.  If the request to move 
forward is denied, the parcel will remain in its current state and be managed in 
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accordance with the conservation easement.  Even if Council denies this request, 
the parcel will be managed in a manner similar to other open space parcels (weed 
management, etc.) 
C.  Modify: 
Council may choose to modify the recommended planning efforts.  If Council wishes 
to modify the recommendation, staff suggests maintaining elements of the plan 
consistent with the goals. 
D.  Continue the Item: 
Council may continue the item and request more information.  There will be 
opportunities for additional Council input after the first Phase implementation. 
E. Do Nothing: 
Same as deny. 

 
Significant Impacts: 
Appropriate planning, management and stewardship of open space and the subsequent 
values are a very important aspect of the overall long term sustainability of a property. It 
should be addressed in a timely manner, with the public’s desire to access the area in 
mind, but not haphazardly and be adaptive to future changes in the natural 
environment.  
 

+ Accessible and world-class 
recreational facilities, parks 
and programs 

+ Abundant preserved and 
publicly-accessible open 
space

+ Engaged and informed 
citizenry 

+ Balance between tourism 
and local quality of life

+ Managed natural resources 
balancing ecosystem needs

+ Varied and extensive event 
offerings

+ Internationally recognized & 
respected brand 

+ Safe community that is 
walkable and bike-able

  

Responsive, Cutting-
Edge & Effective 

Government

Preserving & Enhancing 
the Natural Environment

(Environmental Impact)

An Inclusive Community of 
Diverse Economic & 

Cultural Opportunities

(Social Equity Impact)

Very Positive Neutral Positive

Which Desired 
Outcomes might the 
Recommended Action 
Impact?

Assessment of Overall 
Impact on Council 
Priority (Quality of 
Life Impact)

World Class Multi-
Seasonal Resort 

Destination
(Economic Impact)


Very Positive

Comments: 

 Funding Source: 
Funding for the open space improvements would come from the existing open space 
improvement project in the approved 5-year CIP budget. Grant funding will also be 
explored. 
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Consequences of not taking the recommended action: 
Effective, coordinated management efforts are in place to meet the goals set forth for 
this open space purchase, consistent with existing easements and agreements. 
Consequences of not following the recommended actions may negatively impact the 
delicate balance of the stated goals and be detrimental to the overall sustainability of 
the natural environment and recreational public access. 
 
Recommendation: 
Council should review the draft goals conceptual recreational phasing plan, which 
includes a sensitive lands overlay and restoration areas and provide comment. 
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Exhibit A- Parcel Map 
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City Council    

Staff Report 

 
 
 

 

Subject:   Thaynes Creek Ranch Estates Subdivision- Phase 1  

Date:   October 3, 2013 

Author:   Kirsten Whetstone, MS, AICP 

Project Number: PL-13-01945 

Type of Item:  Subdivision plat  

  
Summary Recommendations 

Staff recommends the City Council conduct a public hearing, consider any input, 
and consider approving the Thaynes Creek Ranch Estates Phase One 
subdivision plat based on the findings of fact, conclusions of law, and conditions 
of approval as stated in the attached ordinance. 
 

Description 

Project Name:   Thaynes Creek Ranch Estates Subdivision - Phase 1 
Applicant:   Franklin D. Richards Jr. Family Trust, owner 
Representative:   Alliance Engineering 
Location:   510 Payday Drive 
Zoning:   Single Family (SF)  
Neighboring Land Uses: Single family residential subdivisions of Thaynes 

Canyon, Thaynes Creek Ranch, Iron Canyon, Aspen 
Springs; dedicated City open space west of SR 224; 
and Rotary Park  

 

Proposal 
This is a request for approval of a final subdivision plat application for the first 
phase of the Thaynes Creek Ranch Estates Subdivision. This phase consists of 
four (4) single family lots on approximately 4 acres. The lots and private street 
layout are consistent with the preliminary plat approved with the Richards/PCMC 
Annexation. Lots 1, 3, and 4 have frontage on Payday Drive. Lots 1, 2 and 3 also 
have frontage on Country Lane, a private road within the subdivision. The 
applicant proposes to access Lots 1, 2, and 3 from the private road and Lot 4 
from Payday Drive (see Exhibit A- proposed subdivision plat).   
 

Background 

On February 7, 2012, the property owner filed an annexation petition with the 
City Recorder for annexation of two parcels currently within the jurisdiction of 
Summit County and completely surrounded by properties within the Park City 
municipal boundaries (see Exhibit B- vicinity map). The Richards/PCMC 
Annexation consisted of the 13.75 acre Richard’s parcel zoned Single Family 
(SF) and the 19.74 PCMC parcel zoned Recreation Open Space (ROS). The 
Annexation was approved by City Council on January 31, 2013 and was certified 
by the State for recordation at Summit County on March 22, 2013. Conditions of 

PLANNING DEPARTMENT 
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the Annexation Agreement (Exhibit C) continue to apply to this subdivision plat 
application. A seven lot preliminary subdivision plat was approved with the 
Annexation (Exhibit D). On June 17, 2013, an application for a final subdivision 
plat for the first four lots was submitted to the Planning Department. The 
applicant provided a final plat for phase one identifying lot sizes, building 
footprint, limits of disturbance areas, and maximum irrigated areas.  
 
On September 11, 2013, the Planning Commission conducted a public hearing 
and voted unanimously to forward a positive recommendation on the proposed 
subdivision plat (Exhibit H). There was no public input provided at the meeting. 
The Commission made some recommended changes to the conditions of 
approval, regarding allowing flexibility for the location of building pads and barns. 
The Commission also requested that all of the conditions that require a plat note 
be grouped together. The Commission’s changes are reflected in the attached 
Ordinance. 
 
Purpose  

The purpose of the Single Family SF District is to: 
 
(A) Maintain existing predominately Single Family detached residential 
neighborhoods, 
 
(B) Allow for Single Family Development Compatible with existing 
Developments, 
 
(C) Maintain the character of mountain resort neighborhoods with Compatible 
residential design; and 
 
(D) Require Streetscape design that minimizes impacts on existing residents 
and reduces architectural impacts of the automobile. 
 

Description 

The owner of the Richards Parcel, The Franklin D. Richards Jr. Family Trust, 
represented by Mr. Frank Richards, is seeking a four lot single family subdivision 
on 4 acres as Phase One of an eight (8) lot single family equestrian residential 
project on a total of 13.75 acres. The existing house and guest house are 
proposed to be located on future Lot 5 with two additional future single family lots 
and one HOA owned lot for a riding arena, proposed on the remaining property. 
The total density for the entire project is seven (7) residential lots on 13.75 acres. 
The HOA lot has no density assigned or allowed.  
 
Analysis 

Land Use and Density 
The current application consists of four (4) single family lots on approximately 
four (4) acres, a driveway for a private street proposed as Country Lane, and 
various easements for utilities, water conveyance, snow storage, access, 
easement access for an adjacent property owner, and plat notes addressing 
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conditions of approval consistent with the Richards/PCMC Annexation. Lots 
range in area from 0.51 acres to 1.33 acres.  No commercial density is proposed 
or allowed per the zoning. Nightly rentals are not an allowed use within the 
Single Family (SF) zoning district.  
 
Single Family (SF) zoning allows up to three (3) units per acre. The proposed 
density of this phase is one (1) unit per acre. Lots 5-8 are proposed for a future 
Phase Two subdivision plat. Lot 8 is proposed as a future commonly owned lot 
for an indoor equestrian arena. No density is assigned to Lot 8. Overall density 
for the two phases is 0.51 units per acre (7 lots on 13.75 acres). Overall density 
is consistent with the overall density in the surrounding neighborhoods of 
Thaynes Canyon, Iron Mountain, and Aspen Springs. 
 
Staff recommends a condition of approval and plat notes stating that no further 
subdivision of the lots is permitted, only one single family dwelling, including a 
garage, and a detached barn may be constructed on each of Lots 1- 7, and no 
human occupation of the barns is allowed. Accessory apartments are permitted 
in the SF zone, subject to requirements of LMC Chapter 15-4, however 
accessory apartments are not permitted within the barns. Provision of an 
affordable housing unit within an existing house may be allowed, subject to 
approval by the Park City Housing Authority to satisfy the required 0.9 AUE (810 
sf). 
 
Consistent with the Annexation Agreement, Lots 3 and 4 may be combined into 
one lot that would allow one single family house and a total of two (2) horses. If 
combined one barn may also be constructed. The remaining lots are sufficient in 
area to allow horses, as permitted by the SF zoning district at a rate of 1 acre per 
2 horses. Lots 1 and 2 could each have up to 2 horses. An animal management 
plan is required to be submitted with an administrative Conditional Use Permit 
application prior to commencing the use of raising and grazing of horses. Barns 
must be separated from houses by a minimum of seventy-five feet (75’) per the 
LMC. 
 
Character and Development of adjacent property 
Surrounding land uses include dedicated open space; Highway 224; single 
family subdivisions of Thaynes Creek Ranch and Thaynes Canyon, Iron Canyon, 
and Aspen Springs; and Rotary Park. The character of development on adjacent 
properties is generally single family homes on lots ranging from 0.3 acres to 5 
acres, with both smaller and larger lots within the established neighborhoods. 
Staff provided an analysis of the Lot and house/footprint size comparison in the 
surrounding area at the time of the Annexation (see Exhibit E).  
 
Maximum building footprint 
The plat identifies maximum building footprints for the proposed Lots, consistent 
with the preliminary plat. Maximum footprint proposed for Lots 3 and 4 is 3,900 
square feet and 4,150 square feet for Lots 1 and 2. Consistent with lots in the 
immediate neighborhood on the north side of Payday Drive, the CCRs and the 
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plat include language restricting the living area of the upper floor to 60% of the 
living area of the main floor. The garage area is included within the proposed 
building footprint. Building height is not restricted in the adjacent subdivision and 
Staff believes the zone height of 28’ plus 5’ for a pitched roof (minimum pitch of 
4:12) is consistent with the neighborhood for the four lots in this first phase. 
There is a plat note restricting the floor area of the second floor to a maximum of 
60% of the floor area of the main floor. The plat identifies a separate maximum 
building footprint of 1,300 square feet for barns located on Lots 1 and 2.   
 
Maximum Limits of Disturbance and Irrigated Area 
The proposed plat identifies maximum disturbance areas for finished irrigated 
landscaping (excluding pasture areas that may be irrigated with private irrigation 
shares) and total disturbance area (LOD) for building and barn footprints, paved 
driveways, patios and other hardscape, and irrigated finished landscaping.  
 
Maximum irrigated area for Lots 1 and 2 is proposed at 16,000 square feet (lots 
are approximately 58,000 sf in area). Maximum irrigated area for Lots 3 and 4 is 
proposed at 10,000 sf (lots are approximately 22,200 sf in area). Lots 3 and 4 
are located on the north side of Payday Drive and relate to lots along the street 
which were allowed to landscape the entire lot exclusive of driveway and building 
pad.) All landscaped areas must comply with the City’s Landscape Ordinance 
(LMC Section 5-5-M). Staff recommends that finished landscaping and patio 
areas generally be located within twenty-five feet of the house foundation and, if 
desired, within ten feet of the barn foundation.  
 
Pasture areas are only permitted to be irrigated using the private water shares 
purchased with each lot. Finished landscaping may be irrigated using private 
water shares, however the full water impact fees for the total finished landscaped 
area is required to be paid at the time of the building permit, per requirements of 
the Water Agreement. Staff also recommends that trees, such as cottonwoods, 
aspens, willows, and fruit trees be permitted with in the pasture areas, subject to 
irrigation using private water shares. 
 
Lots 1 and 2 include a platted no-build area that consists of the easterly eighty 
(80’) feet of each lot. Barns and houses must be located west of the no build 
area. Maximum LOD area (including building and barn footprints, paved 
driveways, patios and hardscape, and all finished irrigated landscaping) for Lots 
1 and 2 is restricted to 45% of the Lot Area and for Lots 3 and 4 this maximum 
LOD area is restricted to 75% of the Lot Area.  
 
Access 
Access to the Richards property is from Payday Drive at the existing driveway to 
the Richards farm at 510 Payday Drive. Proposed Lots 1, 3, and 4 have frontage 
onto Payday Drive. Lots 1, 2, and 3 have frontage on Country Lane and are 
proposed to have access only onto Country Lane. Access to Lot 4 is proposed 
from Payday Drive, the only Lot that will access directly onto Payday Drive. Each 
lot is allowed a maximum driveway width of fifteen feet, measured at the property 
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line with Payday Drive or Country Lane. Each driveway may widen as it 
approaches the garage. Overall driveway lengths shall be minimized to the 
greatest extent possible in order to locate building pads for Lots 1 and 2 as far 
west as possible. Driveway lengths for Lots 3 and 4 shall be consistent with 
driveway lengths of lots in the surrounding neighborhood.   
 
Roads and Utilities 
Country Lane is proposed in the location of the current driveway to the Richards 
property. The subdivision plat identifies a thirty-two (32’) foot wide public and 
private utility easement and private road right-of-way (ROW) for Country Lane. 
The existing recorded ROW easement, providing access to Payday Drive for an 
adjacent property to the northwest of the existing Richards house, is identified on 
the proposed plat. Because the easement falls short of connecting to Payday 
Drive, the proposed plat shall identify an access easement to join up with the 
Payday Drive public ROW or a separate extension of the existing easement shall 
be recorded at Summit County and the recording information memorialized on 
the plat prior to recordation.  
 
A 20’ sanitary sewer access easement is identified within the ROW area for 
Country Lane and connecting to Payday Drive ROW. Additional public and 
private utility and water conveyance easements are identified on the plat along 
property lines. 
 
No new City (public) roads will be constructed, expanded or maintained and the 
developer will pay for required utility services, including power, sewer and water. 
Prior to issuance of permits, the required impact fees, such as the water, sewer 
hook-up, and parkland fees, will be collected according to the fee schedule in 
effect at the time of building permit application. Country Lane will be privately 
owned and maintained and is proposed to be constructed with a fire district 
approved turn-around and all required fire hydrants.  
 
The property is subject to an Annexation Agreement that addresses the provision 
of private water rights for irrigation of the pasture areas on individual lots as well 
as requirements for water impact fees for development of each lot, as provided 
in the Water Agreement. The final Water Agreement shall be recorded at 
Summit County prior to recordation of the final subdivision plat, per conditions of 
approval of the Annexation.  
 
A final utility plan will be submitted by the applicant for approval by the City 
Engineer, as a condition precedent to recordation of the final subdivision plat 
(Exhibit F). Sewer service is provided by Snyderville Basin Water Reclamation 
District (SBWRD) who shall approve the sewer utility plan and plat prior to 
recordation. A line extension agreement with SBWRD to extend sewer to the 
Property is the applicant’s responsibility and shall occur prior to recordation of 
the final subdivision plat.   
 
Appropriate guarantees for all public improvements associated with development 
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on this property, including sidewalks and landscaping within the public ROW are 
required prior to issuance of any building permits. Fire hydrant locations will need 
to be addressed to the satisfaction of the City Engineer and Fire Marshall. 
 
Pedestrian Circulation 
Public pedestrian access is provided by extending the existing Payday Drive 
sidewalk on the north side of the street, within the existing ROW, to Iron Canyon 
Drive. Ten foot public snow storage easements along Payday Drive are provided 
to ensure the City has area for snow storage in the event Payday Drive is 
widened in the future. Public trails are located to the east, along SR 224 and to 
the west, within designated bike lanes along public streets as well as within trail 
easements through Iron Canyon subdivision connecting to the greater Park City 
trail system. Public access through the subdivision is complicated by existing 
wetlands and the equestrian uses that require for fencing and gates. An access 
easement is platted along the north property line of Lot 2 to provide internal 
access to pasture area for subdivision lot owners, to be used subject to a 
separate lease agreement with the City.   
 
Affordable Housing 
Consistent with the Annexation Agreement, affordable housing will be provided, 
as set forth in the Park City Affordable Housing resolution in effect at the time of 
the application. Based on six new dwelling units within the entire subdivision, the 
affordable housing requirement is 0.9 AUE to be located on the Richards Parcel, 
unless in-lieu affordable housing fees are approved by the Park City Housing 
Authority. Any housing provided on the property, such as the manager/caretaker 
apartment, intended to satisfy the City’s affordable housing requirements, shall 
be a deed restricted affordable housing unit meeting all requirements of the Park 
City Affordable Housing Resolution 20-07. Per conditions of the Annexation, the 
affordable housing obligation shall be satisfied prior to issuance of the first 
certificate of occupancy within the subdivision.  
 

Environmental  
Significant wetlands on the property have been mapped and will be protected 
from development consistent with the Annexation Agreement. The easterly 
eighty (80’) of Lots 1 and 2, the area adjacent to the City’s open space parcel, is 
designated on the plat as a “no building zone”. There are no steep or very steep 
slopes as the property is relatively flat with an overall slope of less than 15%.  
Proposed development is outside of the Entry Corridor Protection Overlay area 
and the property is not within the Park City Soils Ordinance boundary.  
 
Wetland areas have been officially delineated (mapping was reviewed during the 
annexation) and required setbacks from these areas for any development are 
identified on the plat. No wetlands are located on Lots 1-4. Irrigation ditches flow 
through the property and easements are provided on the plat to ensure that 
downstream users have access to their water rights.  All use and conveyance of 
irrigation water is subject to the approved Water Agreement, to be signed and 
executed prior to recordation of the final plat. 
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Historic and cultural resources 
There are no known historic or cultural resources identified on the property 
according to information on record at the State, County, and City historic 
resources. The annexation agreement contains a condition that prior to 
recordation of a final subdivision plat, a historic reconnaissance survey be 
conducted by the applicant in conformance with the City’s Historic Preservation 
Chapter 11 of the Land Management Code and a certification letter regarding 
any historic and/or cultural resources shall be submitted to the City. Any 
discovered historical structures shall be added to the City’s Historic Sites 
Inventory, and designated as either “Significant” or “Landmark” according to the 
criteria as listed in LMC Chapter 11. The applicant conducted a cultural 
resources survey at the time of obtaining an army corps permit for utility 
installation. Staff recommends that this condition of approval remain and that a 
historic reconnaissance survey of the existing structures be submitted with the 
final plat prior to recordation.  
 
Fencing 
The proposed fencing plan is consistent with the preliminary plat and Annexation 
Agreement (Exhibit G). White fencing consistent with the existing perimeter 
fence will be installed to delineate to property lines for each of the lots, as well as 
within Lots 1 and 2 to create secure areas for horses, if desired. 
 
Annexation Agreement  
The Annexation Agreement states that the maximum density of the Richard’s 
Parcel (final subdivision) is seven (7) lots. Lots may not be subdivided to 
increase the density of the subdivision. Each lot may be developed with only one 
dwelling unit and one barn, with the exception of Lots 3 and 4. These lots are 
allowed one dwelling unit each, unless combined into one lot in which case the 
combined lot is allowed one dwelling unit and one barn.  
 
Plat notes restrict barns to agricultural uses only and state that barns are not for 
the use of living area for human occupation. The Annexation Agreement notes 
that a fencing plan will be provided with the final plat and that maximum building 
footprint for houses and barns, and limits of disturbances areas for driveways, 
patios, and landscaping will be identified with the final subdivision plat.  
 
The final plat, as conditioned, is consistent with the Annexation Agreement and 
approved preliminary plat regarding maximum building footprint and 
driveway/patio areas; maximum irrigated areas; locations of barns and no-build 
areas; fencing; lot sizes; and general layout.  
 
The required maintenance and condition of all pasture areas (irrigation, weeding, 
fertilizing, etc.) and the design of the barns shall be described in the CCRs with 
enforcement by the HOA. Barns are required to be separated from homes by a 
minimum of 75 feet. A note shall be included on the final plat indicating that 
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barns shall be designed to be architecturally compatible with the house on the 
same lot, including architectural design, materials, colors, and character. 
 
The affordable housing obligation for the annexation (0.9 AUE) shall be satisfied 
prior to issuance of the first certificate of occupancy for new construction, to be 
determined by the Park City Housing Authority. 
 
Zoning 
Zoning for the property is Single Family (SF) and the property is subject to the 
Richards/PCMC Annexation Agreement and Land Management Code (LMC). 
The following is an analysis of the proposed plat per requirements of the 
Annexation Agreement and LMC: 
 
 Permitted SF zone Proposed 

Height Zone height is 28’ plus 5’ 
for a pitched roof.  

Maximum building height 
of 28’ plus 5’ for a 
pitched roof (Lots 1-4). 

Front setback 20’ (25’ to front facing 
garage) 

Minimum of 20’ (25’ for 
front facing garages) 

Rear setback 15’  Minimum of 15’ (or 80’ if 
subject to a “no-building 
zone”. 

Side setbacks 12’ Minimum of 12’ 
Density Three (3) dwelling units 

per acre.    
 

Four dwelling units on 
four acres (One dwelling 
unit per acre). 

Maximum footprint No maximum stated in 
zone. 

Lots 1 and 2: 4,150 sf 
Lots 3 and 4: 3,900 sf 
Barns on Lots 1 and 2: 
1,300 sf 

Parking Minimum of 2 parking 
spaces per dwelling unit. 

2 parking spaces per 
dwelling unit. 

 

Department Review 
The application has been reviewed by the Development Review Committee. No 
additional issues were raised beyond those addressed by revisions to the plat 
and as recommended as conditions of approval.   
 

Alternatives  

 The City Council may approve the Thaynes Creek Ranch Estates phase 1 
subdivision plat as conditioned or amended, or 

 The City Council may deny the subdivision plat and direct staff to make 
findings for this decision, or 
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 The City Council may continue discussion and action on the subdivision 
plat to a future date and request staff and/or the applicant to provide 
additional information as needed to make a decision.  

 The option of not taking action is not applicable to this type of application.  
 

Notice 
The property was posted and notice was mailed to property owners within 300 
feet. Legal notice was published in the Park Record.  
 
Public Input 
Staff has received phone calls requesting additional information and has 
provided copies of the preliminary and final plat to interested residents of the 
surrounding neighborhood. Staff had not received written comments at the time 
of this report.  
  
Good Cause 
There is good cause for this subdivision plat in that it creates legal lots of record 
from metes and bounds described parcels; memorializes and expands utility 
easements and provides for new utility easements for orderly provision of 
utilities; provides access easements for adjacent property; provides no build 
setbacks for protection of the City’s Open Space, and is consistent with the 
approved the Richards/PCMC Annexation Agreement and preliminary 
subdivision plat. 
 

Future Process 
Action by the City Council on this subdivision would constitute Final Action that 
may be appealed following the procedures found in LMC 15-1-18. 
 
Summary Recommendations 

Staff recommends the City Council conduct a public hearing, consider any input, 
and consider approving the Thaynes Creek Ranch Estates Phase One 
subdivision plat based on the findings of fact, conclusions of law, and conditions 
of approval as stated in the attached ordinance. 
 
Exhibits  

Ordinance 
Exhibit A- Proposed Subdivision plat 
Exhibit B- Vicinity Map  
Exhibit C- Annexation Agreement 
Exhibit D- Preliminary Subdivision plat  
Exhibit E- Surrounding lot comparison 
Exhibit F- Utility plan 
Exhibit G- Fencing plan 
Exhibit H- Planning Commission meeting minutes 
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Ordinance 13- 

 
AN ORDINANCE APPROVING THE THAYNES CREEK RANCH ESTATES  

SUBDIVISION- PHASE 1 LOCATED AT 510 PAYDAY DRIVE IN THE SOUTH 

HALF OF SECTION 5 AND NORTH HALF OF SECTION 8, TOWNSHIP 2 

SOUTH, RANGE 4 EAST, SALT LAKE BASE AND MERIDIAN, PARK CITY, 

UTAH. 
 

WHEREAS, the owners of the property known as the Richard’s Parcel of 
the Richards/PCMC Annexation located at 510 Payday Drive, have petitioned 
the City Council for approval of the Thaynes Creek Ranch Estates Subdivision- 
Phase 1 plat for four (4) single family lots; and 

 
WHEREAS, the preliminary subdivision plat approved by City Council on 

January 31, 2013 at the time of approval of the Richards/PCMC Annexation, sets 
forth a maximum of seven single family development lots and one common lot for 
an existing indoor riding arena for the entire Richards Parcel. The preliminary plat 
for the entire Parcel indicates a maximum allowable density of seven units, and 
provides guidelines for lot sizes, building pad areas for houses and barns, house 
sizes, building massing and height restrictions, limits of disturbance areas, phasing, 
access, and other site planning requirements that have a goal of enhancing rather 
than detracting from the aesthetic quality of the entry corridor and ensuring that the 
final plat will result in a development that is compatible with the surrounding 
neighborhood; and 

 
WHEREAS, an Annexation Agreement, between the City and Franklin D. 

Richards, Jr., Family Trust, pursuant to the Land Management Code, Section 15-8-5 
(C), setting forth further terms and conditions of the Annexation and final subdivision 
plat, was approved by the Council on January 31, 2013.  

 
WHEREAS, the property was properly noticed and posted according to the 

requirements of the Land Management Code; and 
 
WHEREAS, proper legal notice was sent to all affected property owners 

according to the Land Management Code of Park City; and 
 
WHEREAS, the Planning Commission held a public hearing on September 

11, 2013, to receive input on the subdivision; and 
 
WHEREAS, the Planning Commission, forwarded a recommendation to 

the City Council; and 
 
WHEREAS, on October 3, 2013, the City Council held a public hearing on 

the Thaynes Creek Ranch Estates Subdivision- Phase 1 plat; and 
 
WHEREAS, it is in the best interest of Park City, Utah to approve the 

Thaynes Creek Ranch Estates Subdivision- Phase 1 plat. 
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NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah 

as follows: 
 
SECTION 1. APPROVAL. The above recitals are hereby incorporated as 

findings of fact. The Thaynes Creek Ranch Estates Subdivision- Phase 1, as shown 
in Exhibit A, is approved subject to the following Findings of Facts, Conclusions of 
Law, and Conditions of Approval: 
 
Findings of Fact 
1. The property is located at 510 Payday, located north of Payday Drive (north of 

the Thaynes Creek Ranch Subdivision), south of Aspen Springs Subdivision, 
east of Iron Canyon Subdivision, and west of Highway 224. 

2. The property was annexed into Park City with the Richards/PCMC Annexation 
approved by the City Council on January 31, 2013 and recorded at Summit 
County on April 12, 2013.  

3. The property is zoned Single Family (SF). 
4. Access to the property is from Payday Drive at the existing driveway to the 

Richard’s property. 
5. On January 31, 2013, concurrent with the Annexation, the City Council reviewed 

and approved a preliminary subdivision plat for a total of seven single family lots 
and one common lot for the riding arena. The proposed phase one plat is 
consistent with the preliminary subdivision plat and consists of four (4) lots. 

6. The property is not within the Entry Corridor Protection Overlay zone (ECPO) 
and no portion of the plat is within the Park City Soils Ordinance boundary. 

7. No non-conforming conditions are created by the subdivision. 
8. The subdivision complies with the Land Management Code regarding final 

subdivision plats, including SF zoning requirements, general subdivision 
requirements, and lot and street design standards and requirements. 

9. General subdivision requirements related to 1) drainage and storm water; 2) 
water facilities; 3) sidewalks and trails; 4) utilities such as gas, electric, power, 
telephone, cable, etc.; and 5) preservation of natural amenities and features, 
have been addressed through the Annexation and subdivision plat review 
process as required by the Land Management Code.  

10. Sanitary sewer facilities are required to be installed in a manner prescribed by 
the Snyderville Basin Water Reclamation District (SBWRD).  

11. The property is subject to the Employee/Affordable Housing requirements of the 
Affordable Housing Guidelines and Standards Resolution 20-07.  One 
Affordable Unit Equivalent equals 900 square feet. The affordable housing 
obligation determined at the time of the annexation is 15% of 6 new units or 0.9 
AUE (810 sf). Affordable housing shall be provided on-site according to 
requirements of the Housing Resolution 20-07, unless payment of fees in lieu is 
approved by the Park City Housing Authority. Additional requirements regarding 
affordable housing are stated in the Annexation Agreement. Fees in lieu of 
providing affordable dwelling units are subject to the dollar amounts established 
by the Housing Authority and in effect at the time of submittal of building permits 
or as required by the Housing Authority. The affordable housing obligation shall 
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be satisfied prior to issuance of the first certificate of occupancy for new 
construction within the subdivision. 

12. Land uses proposed in the first phase subdivision include a total of four (4) 
single family lots. Only one single family home and one barn are permitted to be 
constructed on each of Lots 1 and 2. Only one single family home is permitted to 
be constructed on each of Lots 3 and 4.  

13. Per the Land Management Code, a maximum of 2 horses per acre of lot area 
are permitted on lots containing one acre or more, subject to an administrative 
conditional use permit and an animal management plan. 

14. The PCMC Parcel that is adjoining Lots 1 and 2 allows only those uses 
permitted by the Deed of Conservation Easement. 

15. Lots 3 and 4 may be combined into one lot of record, allowing a maximum of 2 
horses on the combined lot, subject to the LMC Section 15-2.11-6 Maximum 
House Size and Setbacks on Combined Lots and any conditions of approval of a 
plat amendment to combine the lots prior to issuance of a building permit. 

16. The subdivision plat is consistent with the purpose statements of the SF zone.  
The SF zone does not allow nightly rental uses and restricting this use is 
consistent with the character of the surrounding neighborhood.  

17. Areas of wetlands and irrigation ditches, and any required setbacks from these 
areas for the private road were identified during the annexation. 

18. The proposed subdivision is outside the City’s Soils Ordinance District. 
19. Wetlands are protected by language in the LMC and Annexation Agreement 

requiring building pad locations, setbacks, and requirements for protection of 
sensitive lands during construction. There are no delineated wetlands on Lots 1-
4. 

20. There is good cause for this subdivision plat in that it creates legal lots of record 
from metes and bounds described parcels; memorializes and expands utility 
easements and provides for new utility easements for orderly provision of 
utilities; provides access easements for adjacent property; provides a no build 
area (80’ setback) for protection of the City’s Open Space, and is consistent with 
the approved the Richards/PCMC Annexation Agreement and preliminary 
subdivision plat.  

21. The findings in the Analysis section are incorporated herein.   
 
Conclusions of Law 
1. The subdivision complies with LMC 15-7.3 as conditioned. 
2. The subdivision is consistent with the Park City Land Management Code and 

applicable State law regarding subdivision plats. 
3. The subdivision is consistent with the Richards/PCMC Annexation Agreement 

approved by the City Council on January 31, 2013.   
4. The subdivision is consistent with the Richards/PCMC preliminary plat 

approved by the City Council on January 31, 2013.  
5. Neither the public nor any person will be materially injured as a result of 

approval of the proposed subdivision plat.   
6. Approval of the proposed subdivision plat, subject to the conditions stated 

herein, will not adversely affect the health, safety and welfare of the citizens 
of Park City. 
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Conditions of Approval 
1. City Attorney and City Engineer review and approval of the final form and 

content of the subdivision plat for compliance with State law, the Land 
Management Code, and the conditions of approval, is a condition precedent 
to recordation of the plat. 

2. The applicant will record the subdivision plat at Summit County on or prior to 
the date that is one year from the final City Council approval. If recordation 
has not occurred within this extended timeframe, the plat amendment 
approval will be void, unless a complete application requesting a further 
extension is made in writing prior to the expiration date and an extension is 
granted by the City Council. 

3. Conditions of approval of the Richards/PCMC Annexation, as stated in the 
Annexation Agreement, continue to apply.  

4. Final approval of the sewer facilities/utility plan by the Snyderville Basin 
Water Reclamation District is required prior to final plat recordation. 

5. A landscape and irrigation plan shall be submitted for City review and 
approval for each lot, prior to building permit issuance. All applicable 
requirements of the LMC regarding top soil preservation, final grading, and 
landscaping shall be completed prior to issuance of a certificate of 
occupancy. 

6. An industry standard Third Party inspector shall be mutually agreed upon by 
the Chief Building Official and the applicant prior to issuance of a building 
permit to provide third party inspection for compliance with LEED for Homes 
Silver rating, per the Annexation Agreement.  

7. A construction mitigation plan (CMP) shall be submitted and approved by the 
City for compliance with the Municipal Code, LMC, and conditions of the 
Annexation Agreement prior to building permit issuance. 

8. A financial guarantee, in a form and amount acceptable to the City and in 
conformance with the conditions of approvals, amounting to 125% of the 
value of all required public improvements shall be provided to the City prior to 
building permit issuance for new construction within each phase. All public 
improvements shall be completed according to City standards prior to release 
of this guarantee. The twenty-five percent shall be held by the City through 
the warranty period and until such improvements are accepted by the City. 

9. All standard project conditions shall apply. 
10. Recordation of a final subdivision plat is a requirement prior to issuance of 

building permits.  
11. All exterior lighting shall be reviewed with each building permit application for 

compliance with best lighting practices as recommended by the Dark Skies 
organization. 

12. Fencing shall be consistent through-out the subdivision. A fencing plan shall 
be submitted with each building permit application to allow Staff to review all 
fencing for consistency through-out the subdivision and to review impacts of 
fencing on wildlife movement through the site. The fencing plan shall include 
location of fences and materials, dimensions, and installation methods. 

13. Construction of a five foot wide public side walk along Payday Drive 
connecting the existing sidewalk on the north side of the street with a 
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pedestrian crossing at Iron Mountain Drive is required to provide connectivity 
to Rotary Park. The sidewalk and all required public improvements, including 
landscaping of the public right-of-way along Payday Drive, shall be completed 
prior to issuance of a certificate of occupancy for any new house on these 
lots.  

14. A grading plan and landscape plan shall be submitted with each building 
permit application and this requirement shall be noted on the final subdivision 
plat. Excavated materials shall remain on site to the greatest extent possible 
and shall be addressed with the grading plan.  

15. The affordable housing obligation shall be provided on the property, unless 
otherwise approved by the Park City Housing Authority with payment of fees 
in-lieu. If the affordable housing unit is provided within the subdivision, the 
unit will not count against the maximum allowed density. The affordable 
housing obligation shall be satisfied prior to issuance of the first certificate of 
occupancy for new construction. Provision of an affordable housing unit 
within an existing house may be allowed, subject to approval by the Park City 
Housing Authority to satisfy the required 0.9 AUE (810 sf). 

16. The existing recorded easement, providing access to Payday Drive for an 
adjacent property to the northwest of the existing Richards house, is identified 
on the proposed plat. Because the easement falls short of connecting to 
Payday Drive, the proposed plat shall identify an access easement to join up 
with the Payday Drive public ROW, or a separate extension of the existing 
easement shall be recorded at Summit County and the recording information 
shall be memorialized on the plat prior to recordation.  

17. Prior to recordation of a final subdivision plat a historic reconnaissance 
survey shall be conducted by the applicant in conformance with the City’s 
Historic Preservation Chapter 11 of the Land Management Code and a 
certification letter regarding any historic resources shall be submitted to the 
City. Any discovered historical or cultural resources will be added to the City’s 
Historic Sites Inventory and designated as either “Significant” or “Landmark” 
according to the criteria as listed in LMC Chapter 11. 

18. A note shall be included on the final subdivision plat stating that the 
maximum density of the first phase subdivision is four (4) single family 
dwelling units and that no lot shall be further subdivided to increase the 
overall density of the subdivision.  

19. A note shall be included on the final subdivision plat requiring each new 
house in the development to meet LEED for Homes Silver Rating certification 
(at a minimum) with required water conservation requirements as further 
described in the Annexation Agreement. 

20. A note shall be included on the final subdivision stating the following: The 
application is subject to the City’s Affordable Housing Resolution 20-07 and 
as further described in the Annexation Agreement.  

21. A note shall be included on the final subdivision plat stating that the Planning 
Director may grant an administrative Conditional Use permit for the raising 
and grazing of horses on these lots, including a barn located within an 
identified building pad on the final subdivision plat, provided the application 
complies with the LMC requirements for raising and grazing of horses and 
providing an Animal Management Plan is submitted and approved. 
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22. A note shall be included on the final subdivision plat indicated that barns may 
not be used for human occupation. 

23. A note shall be included on the final subdivision plat stating that all conditions 
and restrictions of the Annexation Agreement shall continue to apply to the 
Final Subdivision plat and shall be noted on the plat prior to recordation. 

24. A note shall be included on the final subdivision plat stating that ownership of 
water rights shall not affect the application of the Impact Fee Ordinance to 
the Property at the time of development of the lots as further described in the 
Annexation Agreement. 

25. A note shall be included on the final subdivision plat prior to recordation 
indicating that a lot line adjustment application will be allowed to combine 
Lots 3 and 4 into one lot of record if desired by the lot owner(s). The lot 
combination will be subject to the LMC Section 15-2.11-6 Maximum House 
Size and Setbacks on Combined Lots. 

26. A note shall be included on the final subdivision plat indicating that modified 
13-D residential fire sprinklers are required for all new construction as 
required by the Chief Building Official. 

27. A note shall be included on the final subdivision plat indicating that Lots 1 and 
2 are restricted to a maximum building footprint of 4,150 sf, for the house and 
garage. Lots 3 and 4 are restricted to a maximum building footprint of 3,900 
sf, for the house and garage. Barn footprints are restricted to a maximum of 
1,300 sf.  

28. A note shall be included on the final subdivision plat stating that maximum 
irrigated area for finished landscape (excluding pasture areas irrigated with 
private irrigation shares) is 16,000 sf for Lots 1 and 2 and 10,000 sf for Lots 3 
and 4. All landscaping shall comply with LMC Section 15-5-5 (M). Trees, such 
as cottonwoods, willows, aspens, and fruit trees may be planted in the 
pasture areas provided they are irrigated only with private irrigation shares. 

29. A note shall be included on the final subdivision plat stating that maximum 
LOD area (including house and barn footprints, paved driveways, patios and 
other hardscape, and irrigated landscaping) for Lots 1 and 2 is restricted to a 
maximum of 45% of the Lot Area and for Lots 3 and 4 this LOD area is 
restricted to a maximum of 75% of the Lot Area. Area necessary for utility 
installation is excluded from the maximum LOD area calculation and if within 
the pasture areas shall be re-vegetated with like pasture vegetation. 

30. A note shall be included on the final subdivision plat stating that due to Fire 
Flow requirements the maximum interior floor area for barns on Lots 1 and 2 
is limited to 1,200 square feet.  

31. A note shall be included on the final subdivision plat stating that Building 
footprint locations for the houses and barns on Lots 1 and 2 are flexible, 
however the location shall minimize visibility of the houses and barns from 
SR 224 entry corridor. Houses shall maintain, at a minimum, the required 
setbacks from all barns. A photographic visual analysis of the proposed 
houses, as viewed from a minimum of three locations along the SR 224 entry 
corridor between the Olympic Loop art work and Payday Drive, shall be 
submitted with the building permit application.   

32. A note shall be included on the final subdivision plat stating that each lot is 
allowed a maximum driveway width of fifteen feet, measured at the property 
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line with Payday Drive or Country Lane. Each driveway may widen as it 
approaches the garage. Overall driveway lengths shall be minimized to the 
greatest extent possible in order to locate building pads for Lots 1 and 2 as 
far to the west as possible. Driveway lengths for Lots 3 and 4 shall be 
consistent with driveway lengths of lots in the surrounding neighborhood.   
 

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon 
publication. 

 
 
PASSED AND ADOPTED this ___ day of ___________, 2013. 
 

 
PARK CITY MUNICIPAL 
CORPORATION 

      
________________________________ 
Dana Williams, MAYOR 

 
ATTEST: 
   
 
____________________________________ 
City Recorder 
 
 
APPROVED AS TO FORM: 
 
________________________________ 
Mark Harrington, City Attorney 
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Exhibit H - House Size Comparison in the Neighborhood           

           

Subdivision Lot sizes Floor 
Area/Foot 
print

Garage Total Area Height

Thayne’s
Creek 
Ranch II

0.31 acre 3,400 sf-
not
including 
garage

600 sf 4,000 sf 28’ plus 5’ 
for pitched 
roof

Thayne’s
Small

0.20 acre Not 
restricted

n/a Not 
restricted
(approx. 
3,000 sf)

28’plus 5’ 
for pitched 
roof

Thayne’s
Canyon 

0.18- 0.25 
acre

Not 
restricted 

n/a Not 
restricted
(listings 
range from 
2,750 sf to 
7,500 sf)

28’ plus 5’

Iron Canyon 0.40 to 5.5 
acres

Not 
restricted -
4,000 sf 
footprint

included 8,000 sf  
(footprint x 
2)

28’ plus 5’

Aspen 
Springs

0.35 to 0.80 

4.82 acres
ranch lot 1

5,500 sf

8,000 sf

500 sf

500 sf

6,000 sf

8,500 sf

28’ plus 5’ 
(some 
restricted to 
30’ total ht 
to ridge)

Richards 
Lots 1 and 2

1.29 acres 4,200 sf 
footprint

included 6,250 sf 28’ max

Richards 
Lots 3 and 4

0.51 and 
0.63 acre

4,000 sf 
footprint

included 6,000 sf 28’ max

Richards 5 
and 6

2.69 and 
3.48 acres

4,200 sf included 6,500 sf 28’ max
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PARK CITY MUNICIPAL CORPORATION 
PLANNING COMMISSION MEETING MINUTES 
COUNCIL CHAMBERS 
MARSAC MUNICIPAL BUILDING 
SEPTEMBER 11, 2013 
 
COMMISSIONERS IN ATTENDANCE:    
 
Vice-Chair Thomas, Brooke Hontz, Stewart Gross, Charlie Wintzer  
 
EX OFFICIO: 
 
Thomas Eddington, Planning Director; Kayla Sintz, Planning Manager, Kirsten Whetstone, Planner; 

Francisco Astorga, Planner; Polly Samuels McLean, Assistant City Attorney   

=================================================================== 

REGULAR MEETING  

 

ROLL CALL 

Vice-Chair Thomas called the meeting to order at 5:35 p.m. and noted that all Commissioners were 
present except for Commissioners Savage, Strachan and Worel.  With four members the Planning 
Commission had a quorum to conduct business.     
 
ADOPTION OF MINUTES  

 
August 28, 2013 
 
MOTION:  Commissioner Gross moved to APPROVE the Minutes of August 28, 2013 as written.  
Commissioner Hontz seconded the motion.   
 
VOTE:  The motion passed unanimously.     
 
PUBLIC INPUT 
There were no comments. 
 
STAFF/COMMISSIONER COMMUNICATIONS AND DISCLOSURES   
 
Director Eddington reported that Matt Evans completed his contract with the City at the end of 
August and he had moved on.  He welcomed Christy Alexander and Ryan Wassum to the Planning 
Department.   
 
Director Eddington reminded the Commissioners that the City Tour was scheduled for Wednesday 
through Sunday of the following week.  He noted that some of the Planning Department Staff would 
be out of the office on those days.    
 

REGULAR AGENDA - DISCUSSION/PUBLIC HEARINGS/ POSSIBLE ACTION 
 
1. 510 Payday Drive – Plat Amendment 

     (Application #PL-13-01945) 
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Planning Commission Meeting 
September 11, 2013 
Page 2 
 
 
 
Planner Kirsten Whetstone reviewed the request for a subdivision plat for the first four lots of the 
subdivision called Thaynes Creek Ranch Estates, which is the first phase of the Richards 
Annexation and the preliminary plat that was approved earlier this year with the annexation.   
 
Planner Whetstone handed out a revised exhibit.  She noted that the plat and the plat notes were 
the same.  The only difference was a change in the barn location.   
 
Planner Whetstone noted that the application was a request for approval of the final subdivision for 
the first phase of the Thaynes Creek Ranch Estates consisting of four single family lots on four acre 
lots.  The lots are accessed off of a private street that accesses off of the north side of Payday Drive 
located off of SR224 at the north part of town.  Lots 1, 3 and 4 have frontage on Payday Drive.  Lots 
1, 2 and 3 also have frontage on Country Lane, formerly known as Richards Court.                  
 
Planner Whetstone reported that the Richards annexation was approved earlier this year for the 
13.75 acre parcel.  The zoning is single family.  This request was the first phase of the subdivision.  
The Staff had conducted an analysis of the land use and density.  The maximum building footprints 
were identified on the plat. The larger lots, Lots 1 and 2, back up to the City Open space with a 
building footprint of 4150 square feet.  The smaller lots on Payday Drive have a footprint of 3900 
square feet.  Planner Whetstone stated that language in the CC&Rs require that the second story 
can be no larger than 60% of the main level.  That requirement was memorialized as a plat note 
since the City does not enforce CC&Rs.  The maximum footprints were also included as a plat note. 
  
 
Planner Whetstone stated that the barns are consistent with preliminary plat with a 1300 square foot 
footprint on the larger lots.  She noted that the Fire District had requested a plat note limiting the size 
of the barn to restrict the internal floor area of the barns to 1200 square feet.  She clarified that the 
size of the barns remained the same, but the applicant was proposing to place them in a different 
location.  Planner Whetstone noted that the 1200 square foot limitation was based on meeting the 
Fire Code.  She noted that the maximum building footprint was to be determined at the time of the 
final plat as discussed during the preliminary plat process.  The maximum limits of disturbance area 
had been identified in plat notes with the maximum irrigated area for Lots 1 and 2 at 16,000 square 
feet.  The maximum irrigated area for Lots 3 and 4 was 10,000 square feet.  The total area that 
could be disturbed, including all irrigated landscaping, barns, patios, hardscape, driveway, and 
building footprint for Lots 1 and 2 was 45% of the lot area and 75% of the lot area for Lots 3 and 4.  
Planner Whetstone noted that the plat requires an extension of the sidewalk on the north side of 
Payday over to Iron Canyon Drive to provide access to the Park.  Affordable housing is required to 
be satisfied prior to issuance of the first certificate of occupancy.  That has been identified in the 
Annexation Agreement as .9 AUEs and it would be resolved with the Housing Authority.  
 
Planner Whetstone remarked that additional items that were requirements of the annexation 
agreement were memorialized and transferred from the conditions of approval in the draft ordinance. 
 
The Staff recommended that the Planning Commission conduct a public hearing and consider 
forwarding a positive recommendation to the City Council on the four lot final subdivision plat of the 
Thaynes Creek Ranch Estates Phase One, based on the findings of fact, conclusions of law and 
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conditions of approval outlined in the draft ordinance, with an additional condition of approval 
regarding the maximum interior area of a barn. 
 
Steve Schueller with Alliance Engineering stated that the applicant was comfortable with the square 
footage that Planner Whetstone reported.  However, they questioned whether it made sense to 
formalize the barn location on the plat without knowing the architecture for individual residents.   Mr. 
Schueller understood that the barn needs to be 75’ feet away from an existing residence, and he 
believed that restriction was sufficient to address any future development and impacts to the existing 
neighborhood; as opposed to formalizing a location on the plat.   
 
Vice-Chair Thomas asked if Mr. Schueller was suggesting a flexible envelope.  Frank Richards, the 
applicant, replied that he would like a flexible envelope.  Planner Whetstone explained that it was 
moved further north in an effort to address the concerns of a potential lot owner of Lot 2.  He 
expressed a desire to move the envelope to the north so he could utilize his common access 
easement between Lots 2 and 6.  If that occurred, he would not need an additional driveway back to 
the barn.   
 
Mr. Richards acknowledged that it was the preference of the potential owner of Lot 2.  However, 
there was not a potential buyer for Lot 1 and he was uncomfortable restricting a future buyer from 
putting his house and barn where he wanted.  Mr. Richards agreed with the building envelopes, but 
he did not agree with telling a property owner where he had to locate his house on his lot because it 
affects the marketability.  He noted that the lots are 1.25 acres and the structures could be located in 
a number of different locations on the lot. Mr. Richards requested that the Planning Commission 
allow some flexibility for locating the barn and the house as long as it stays within the building 
envelope. 
 
Commissioner Wintzer asked if a building envelope was identified on the plan.  Mr. Schueller replied 
that there was not a house envelope at this time.  Vice-Chair Thomas pointed out that there were 
setbacks and the no-build zone with regard to the house, as well as a 75’ separation between the 
house and the barn.   
 
Commissioner Wintzer referred to the conditions of approval from the January 9 th meeting, which 
stated that the Planning Commission would identify building locations, barn locations, utility locations 
and the location of driveways and service roads to barns.  He understood that would all be approved 
on the plot plan; however, the applicant was asking that those locations not be identified.  Planner 
Whetstone stated that Lots 3 and 4 were relatively small and there was a standard setback that was 
no longer being identified.  Instead, they were identifying the maximum building footprint and a 
maximum disturbance area, and leaving the location to the applicant.  On Lots 1 and 2 the 80’ no-
build zone was identified and they attempted to identify the barn location until Lot 2 requested that it 
be moved further to the north.  The Staff thought the barn on Lot 1 should also be located on the 
north property line.  Planner Whetstone clarified that there was not an identified building pad on the 
lots. 
 
Commissioner Wintzer reiterated that the annexation was approved with a condition of approval 
stating that it would all be identified on the final plat.  Planner Whetstone stated that the Staff could 
go back and do that, but they did not believe it was necessary since there were no wetlands. 
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Commissioner Wintzer stated that his only concern was that without a topo he was unable to 
determine whether or not the buildings would be located in the middle of a view corridor.  He would 
not care about location if he could be certain that placement of the buildings would not affect the 
view corridor.  Planner Whetstone recalled  that the Planning Commission wanted the buildings as 
close to the private driveway as possible.  She noted that the Staff report identifies maximum widths 
and lengths to get the houses as close to the private driveway as possible.  The 80’ no-build zone is 
the buffer area that was agreed to at the time of the preliminary.  Planner Whetstone clarified that it 
was not a requirement and the Planning Commission left it open to discussion at the final plat 
process.   
 
Commissioner Hontz noted that page 22 of the Staff report references historical and cultural 
resources.  If the wetlands were delineated, she thought a cultural resources study was a 
requirement of the permitting process.  Mr. Richards stated that a cultural study had already been 
done.  Planner Whetstone stated that the Planning Department had a copy of the study.  Mr. 
Richards pointed out that there were no wetlands on Lots 1, 2, 3, and 4.  The remaining two lots 
have wetlands. 
 
Vice-Chair Thomas opened the public hearing. 
 
There were not comments. 
 
Vice-Chair Thomas closed the public hearing. 
 
Vice-Chair Thomas was comfortable having a flexible bubble for the barn location because it allows 
for better design.   He thought the no-build zone and the separation between the barn and the 
houses were sufficient.  
 
In response to Commissioner Wintzer, Director Eddington pointed out that the conditions of approval 
for the annexation indicated a building pad for the barn, but not for the house.  If the Planning 
Commission chooses to allow more flexibility, they need to be clear that it was based on a review of 
Condition #14 of the annexation approval. 
 
Commissioner Wintzer asked if the conditions were approved by the Planning Commission or the 
City Council.  Director Eddington replied that the conditions were ultimately approved by the City 
Council and recorded.  Commissioner Wintzer clarified that his comment was taken from the 
Planning Commission minutes and their approval.  Director Eddington noted that the condition in the 
Planning Commission minutes indicated a building pad.  However, the conditions in the ordinance 
that were recorded after the City Council approval did not include the building pad.  It was possible 
that it was changed at the City Council level.   
 
Vice-Chair Thomas reiterated his preference to allow flexibility for locating the buildings.  With the 
restrictions on length and width of the driveway, the house would be pulled closer to the street.  He 
believed flexibility would allow for a better custom designed project. 
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Vice-Chair understood that Mr. Richards had contemplated combining Lots 3 and 4.  Mr. Richards 
replied that it was originally talked about, but Lot 3 was sold and the owner only wanted a half acre.  
The lot combination was no longer necessary.                                        
 
Planner Whetstone read plat note 4, “In the event that lots 3 and 4 are combined, the maximum 
building footprint allowed shall be consistent with the maximum building footprint of Lots 1 and 2.”  
Vice-Chair Thomas suggested that they strike that clause.  Assistant City Attorney McLean 
recommended that the language be left in to address a future possibility. Vice-Chair Thomas stated 
that if the language is left, he wanted to address the issue of what typically happens when lots are 
combined and how they reduce the footprint proportionately from 2.0 to 1.5.  Planner Whetstone 
agreed that it was 150% of the average footprint of the two lots.  Vice-Chair Thomas pointed out that 
combining the lots would require a separate plat amendment and it would be addressed at that time. 
 Commissioners Gross and Wintzer concurred. 
 
Commissioner Hontz referred to page 28 of the Staff report, Finding of Fact #12, and revised the 
last sentence to read, “Only one single family homes is permitted to be constructed on each of Lots 
3 and 4.”  She believed the language change was more consistent with the first sentence.                 
   
 
Commissioner Hontz referred to page 29, Condition of Approval #11, and suggested that they strike 
the last sentence, “Barns shall not be used for human occupation” because it was stated as 
Condition #19.  She suggested that they leave Condition #19 as written and remove the redundant 
language from Condition 11.   
 
Commissioner Hontz could not recall the number of conditions that were also plat notes and 
requested that they be identified all together in one place.  She believed it would be easier for an 
owner or buyer to have a better understanding if the plat note conditions were together.  
 
Commissioner Hontz referred to the last sentence of Condition of Approval #17 related to affordable 
housing.  She was concerned about having a bedroom within a house designated as an affordable 
housing unit.  She understood it would need to be approved by the Housing Authority, but was 
uncomfortable with the language.  Vice-Chair Thomas pointed out that the sentence specifies 810 
square feet.  He did not share Commissioner Hontz’s concern based on the specified square 
footage and approval by the Housing Authority.  Commissioner Gross agreed that a room within a 
house would not be 810 square feet.  Condition #17 was not changed.  
 
Commissioner Hontz referred to page 31, Condition of Approval #26.  She thought it was incorrect to 
say maximum house building footprint.  The Condition was changed to read, “Lots 1 and 2 are 
restricted to a maximum building footprint of 4,150 s.f. for the house and garage.  Lots 3 and 4 are 
restricted to a maximum building footprint of 3,900 s.f, for the house and garage.  Barn footprints 
are restricted to maximum of 1,300 s.f.   
 
Commissioner Hontz added Condition of Approval #29 to state that due to fire flows required by the 
Park City Fire District, no more than 1200 square feet of interior area may be allowed within the 
barns.  Commissioner Gross thought the condition should specify “per fire standards” so it always 
complies with the Fire District.   
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Commissioner Hontz added Condition of Approval #30 to address Commissioner Wintzer’s concern. 
 Because of the no-build area she was comfortable with allows flexibility for locating the barns on 
either of the lots.  However, she wanted to add language stating that the desire outcome was 
reduced road area and preservation of the view corridor from SR224.  Commissioner Hontz thought 
the language should be soft as opposed to a hard standard because it would be subjective.  Vice-
Chair Thomas thought the issue was already addressed sufficiently without adding a new condition. 
 Commissioner Hontz thought they should modify the condition where it was addressed to allow for 
flexibility.  Vice-Chair Thomas clarified that a fixed barn location is not a necessity and it should be a 
flexible square footage as long as it meets the setbacks and required separations.                             
   
Planner Whetstone recommended that the language on page 20 of the Staff report under Access 
should become Condition of Approval #31.  She read from page 20. “Each lot is allowed a maximum 
driveway width of 15 feet measured at the property line with Payday Drive or Country Lane.  Each 
driveway may widen as it approaches the garage.  Overall driveway lengths shall be minimized to 
the greatest extent possible in order to locate building pads for Lots 1 and 2 as far west as possible. 
 Driveway lengths for Lots 3 and 4 shall be consistent with the driveway lengths of lots in the 
surrounding neighborhood.”  Commissioner Hontz believed the language as a condition of approval 
would address all the issues regarding flexibility.  Vice-Chair Thomas concurred.     
 
Mr. Richards stated that the lots are set back nearly 1,000 feet from the road.  The adjoining 
properties come within 200 feet of the road.   Driving into Park City, the homes along Payday Drive 
that were built several years ago are not visible because of the trees and foliage that were planted in 
the rear property line.  He preferred to require the owners to plant trees if the Planning Commission 
had concerns about visibility in the entry corridor. Mr. Richards stated that he was confused because 
when he started this project and wanted large lots with a farm feeling, there was positive support for 
having livestock moving around in the area.  He was now hearing concerns about having barns for 
horses and livestock where anyone could see it.  He would be more comfortable requiring trees and 
landscaping than telling someone where they have to specifically locate their home and barn.  Mr. 
Richards thought the lots would be minimally visible from the highway.                  
 
Vice Chair Thomas thought that adding the additional criteria from the language on page 20 was 
appropriate.  It would allow the needed flexibility by not specifically locating the building pads.    
 
Planner Whetstone asked for clarification on the language for Condition #30.  Commissioner Hontz 
remarked that Condition #30 should cancel out Condition #14 in the annexation approval by saying 
that they were not specifically identifying locations for the  items stated in Condition #14 of the 
annexation approval.  Condition of Approval #31 would allow flexibility for the barn location.  
Condition of Approval #32 should say that the Planning Commission was allowing flexibility of the 
barn location because it was shown on the plat.       
 
Director Eddington drafted language for Condition #30 to read, “….that allows flexibility with regard 
to barn location not being held to a building pad.” 
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MOTION:  Commissioner Hontz moved to forward a POSITIVE recommendation to the City Council 
for 510 Payday Drive based on the Findings of Fact, Conclusions of Law and Conditions of Approval 
as amended.  Commissioner Wintzer seconded the motion. 
 
VOTE:  The motion passed unanimously.     
 
Mr. Richards had questions regarding the size of the Barn as recommended by Scott McAdams with 
the Fire District.  Planner Whetstone stated that she would get clarification from Scott McAdams, 
and if Mr. Richards still had an issue with it he could bring it up to the City Council when they review 
the plat amendment.    
 
Findings of Fact – 510 Payday Drive 
 
1. The property is located north of Payday Drive (north of the Thayne’s Creek Ranch 

Subdivision), south of Aspen Springs Subdivision, east of Iron Canyon Subdivision, and west 
of Highway 224.  

2. The property was annexed into Park City with the Richards/PCMC Annexation approved by 
the City Council on January 31, 2013 and recorded at Summit County on April 12, 2013.  

3. The property is zoned Single Family (SF). 
4. Access to the property is from Payday Drive at the existing driveway to the Richard’s 

property.   
5. On January 31, 2013, concurrent with the Annexation, the City Council reviewed and 

approved a preliminary subdivision plat for a total of seven single family lots and one 
common lot for the riding arena. The proposed phase one plat is consistent with the 
preliminary subdivision plat and consists of four (4) lots. 

6. The property is not within the Entry Corridor Protection Overlay zone (ECPO) and no 
portion of the plat is within the Park City Soils Ordinance boundary. 

7. No non-conforming conditions are created by the subdivision. 
8. The subdivision complies with the Land Management Code regarding final subdivision 

plats, including SF zoning requirements, general subdivision requirements, and lot and 
street design standards and requirements. 

9. General subdivision requirements related to 1) drainage and storm water; 2) water 
facilities; 3) sidewalks and trails; 4) utilities such as gas, electric, power, telephone, 
cable, etc.; and 5) preservation of natural amenities and features, have been addressed 
through the Annexation and subdivision plat review process as required by the Land 
Management Code.  

10. Sanitary sewer facilities are required to be installed in a manner prescribed by the 
Snyderville Basin Water Reclamation District (SBWRD).  

11. The property is subject to the Employee/Affordable Housing requirements of the 
Affordable Housing Guidelines and Standards Resolution 20-07.  One Affordable Unit 
Equivalent equals 900 square feet. The affordable housing obligation determined at the 
time of the annexation is 15% of 6 new units or 0.9 AUE (810 sf). Affordable housing 
shall be provided on-site according to requirements of the Housing Resolution 20-07, 
unless payment of fees in lieu is approved by the Park City Housing Authority. Additional 
requirements regarding affordable housing are stated in the Annexation Agreement. 
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Fees in lieu of providing affordable dwelling units are subject to the dollar amounts 
established by the Housing Authority and in effect at the time of submittal of building 
permits or as required by the Housing Authority. The affordable housing obligation shall 
be satisfied prior to issuance of the first certificate of occupancy for new construction 
within the subdivision.   

12. Land uses proposed in the first phase subdivision include a total of four (4) single family 
lots. Only one single family home and one barn are permitted to be constructed on each 
of Lots 1 and 2. Only one single family home is permitted to be constructed on each of 
Lots 3 and 4.  

13. Per the Land Management Code, a maximum of 2 horses per acre of lot area are 
permitted on lots containing one acre or more, subject to an administrative conditional 
use permit and an animal management plan. 

14. The PCMC Parcel that is adjoining Lots 1 and 2, allows only those uses permitted by the 
Deed of Conservation Easement.  

15. Lots 3 and 4 may be combined into one lot of record, allowing a maximum of 2 horses on 
the combined lot, subject to the LMC Section 15-2.11-6 Maximum House Size and 
Setbacks on Combined Lots and any conditions of approval of a plat amendment to 
combine the lots prior to issuance of a building permit.  

16. The subdivision plat is consistent with the purpose statements of the SF zone.  The SF 
zone does not allow nightly rental uses and restricting this use is consistent with the 
character of the surrounding neighborhood.  

17. Areas of wetlands and irrigation ditches, and any required setbacks from these areas for 
the private road were identified during the annexation.  

18. The proposed subdivision is outside the City’s Soils Ordinance District. 
19. Wetlands are protected by language in the LMC and Annexation Agreement requiring 

building pad locations, setbacks, and requirements for protection of sensitive lands 
during construction. There are no delineated wetlands on Lots 1-4.  

20. There is good cause for this subdivision plat in that it creates legal lots of record from 
metes and bounds described parcels; memorializes and expands utility easements and 
provides for new utility easements for orderly provision of utilities; provides access 
easements for adjacent property; provides a no build area (80’ setback) for protection of 
the City’s Open Space, and is consistent with the approved the Richards/PCMC 
Annexation Agreement and preliminary subdivision plat.  

21. The findings in the Analysis section are incorporated herein.   
 
Conclusions of Law – 510 Payday Drive 
 
1. The subdivision complies with LMC 15-7.3 as conditioned. 
2. The subdivision is consistent with the Park City Land Management Code and applicable 

State law regarding subdivision plats. 
3. The subdivision is consistent with the Richards/PCMC Annexation Agreement approved by 

the City Council on January 31, 2013.   
4. The subdivision is consistent with the Richards/PCMC preliminary plat approved by the City 

Council on January 31, 2013.  
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5. Neither the public nor any person will be materially injured as a result of approval of the 

proposed subdivision plat.   
6. Approval of the proposed subdivision plat, subject to the conditions stated herein, will not 

adversely affect the health, safety and welfare of the citizens of Park City. 
 
Conditions of Approval – 510 Payday Drive 
 
1. City Attorney and City Engineer review and approval of the final form and content of the 

subdivision plat for compliance with State law, the Land Management Code, and the 
conditions of approval, is a condition precedent to recordation of the plat. 

2. The applicant will record the subdivision plat at Summit County on or prior to the date that is 
one year from the final City Council approval. If recordation has not occurred within this 
extended timeframe, the plat amendment approval will be void, unless a complete 
application requesting a further extension is made in writing prior to the expiration date and 
an extension is granted by the City Council. 

3. Conditions of approval of the Richards/PCMC Annexation, as stated in the Annexation 
Agreement, continue to apply.  

4. Final approval of the sewer facilities/utility plan by the Snyderville Basin Water Reclamation 
District is required prior to final plat recordation. 

5. A landscape and irrigation plan shall be submitted for City review and approval for each lot, 
prior to building permit issuance. All applicable requirements of the LMC regarding top soil 
preservation, final grading, and landscaping shall be completed prior to issuance of a 
certificate of occupancy. 

6. An industry standard Third Party inspector shall be mutually agreed upon by the Chief 
Building Official and the applicant prior to issuance of a building permit to provide third party 
inspection for compliance with LEED for Homes Silver rating, per the Annexation Agreement.  

7. A construction mitigation plan (CMP) shall be submitted and approved by the City for 
compliance with the Municipal Code, LMC, and conditions of the Annexation Agreement 
prior to building permit issuance. 

8. A financial guarantee, in a form and amount acceptable to the City and in conformance with 
the conditions of approvals, amounting to 125% of the value of all required public 
improvements shall be provided to the City prior to building permit issuance for new 
construction within each phase. All public improvements shall be completed according to 
City standards prior to release of this guarantee. The twenty-five percent shall be held by the 
City through the warranty period and until such improvements are accepted by the City. 

9. All standard project conditions shall apply. 
10. Recordation of a final subdivision plat is a requirement prior to issuance of building permits.  
11. The final subdivision plat shall include plat notes stating that the maximum density of the first 

phase subdivision is four (4) single family dwelling units and that no lot shall be further 
subdivided to increase the overall density of the subdivision.  

12. All exterior lighting shall be reviewed with each building permit application for compliance 
with best lighting practices as recommended by the Dark Skies organization. 

13. Fencing shall be consistent through-out the subdivision. A fencing plan shall be submitted 
with each building permit application to allow Staff to review all fencing for consistency 
through-out the subdivision and to review impacts of fencing on wildlife movement through 
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the site. The fencing plan shall include location of fences and materials, dimensions, and 
installation methods. 

14. Construction of a five foot wide public side walk along Payday Drive connecting the existing 
sidewalk on the north side of the street with a pedestrian crossing at Iron Mountain Drive is 
required to provide connectivity to Rotary Park. The sidewalk and all required public 
improvements, including landscaping of the public right-of-way along Payday Drive, shall be 
completed prior to issuance of a certificate of occupancy for any new house on these lots.  

15. A grading plan and landscape plan shall be submitted with each building permit application 
and this requirement shall be noted on the final subdivision plat. Excavated materials shall 
remain on site to the greatest extent possible and shall be addressed with the grading plan. 

16. A note shall be included on the final subdivision plat requiring each new house in the 
development to meet LEED for Homes Silver Rating certification (at a minimum) with 
required water conservation requirements as further described in the Annexation Agreement. 

17. The application is subject to the City’s Affordable Housing Resolution 20-07 and as further 
described in the Annexation Agreement. The affordable housing obligation shall be provided 
on the property, unless otherwise approved by the Park City Housing Authority with payment 
of fees in-lieu. If the affordable housing unit is provided within the subdivision, the unit will 
not count against the maximum allowed density. The affordable housing obligation shall be 
satisfied prior to issuance of the first certificate of occupancy for new construction. Provision 
of an affordable housing unit within an existing house may be allowed, subject to approval by 
the Park City Housing Authority to satisfy the required 0.9 AUE (810 sf). 

18. A note shall be added to the final subdivision plat stating that the Planning Director may 
grant an administrative Conditional Use permit for the raising and grazing of horses on these 
lots, including a barn located within an identified building pad on the final subdivision plat, 
provided the application complies with the LMC requirements for raising and grazing of 
horses and providing an Animal Management Plan is submitted and approved. 

19. A note shall be added to the final subdivision plat indicated that barns may not be used for 
human occupation. 

20. All conditions and restrictions of the Annexation Agreement shall continue to apply to the 
Final Subdivision plat and shall be noted on the plat prior to recordation. 

21. The existing recorded easement, providing access to Payday Drive for an adjacent property 
to the northwest of the existing Richards house, is identified on the proposed plat. Because 
the easement falls short of connecting to Payday Drive, the proposed plat shall identify an 
access easement to join up with the Payday Drive public ROW, or a separate extension of 
the existing easement shall be recorded at Summit County and the recording information 
shall be memorialized on the plat prior to recordation.  

22. Prior to recordation of a final subdivision plat a historic reconnaissance survey shall be 
conducted by the applicant in conformance with the City’s Historic Preservation Chapter 11 
of the Land Management Code and a certification letter regarding any historic resources 
shall be submitted to the City. Any discovered historical or cultural resources will be added to 
the City’s Historic Sites Inventory and designated as either “Significant” or “Landmark” 
according to the criteria as listed in LMC Chapter 11. 

23. Ownership of water rights shall not affect the application of the Impact Fee Ordinance to the 
Property at the time of development of the lots as further described in the Annexation 
Agreement. 
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24. A note shall be included on the plat prior to recordation indicating that a lot line adjustment 

application will be allowed to combine Lots 3 and 4 into one lot of record if desired by the lot 
owner(s). The lot combination will be subject to the LMC Section 15-2.11-6 Maximum House 
Size and Setbacks on Combined Lots. 

25. Modified 13-D residential fire sprinklers are required for all new construction as required by 
the Chief Building Official. 

26. Lots 1 and 2 are restricted to a maximum building footprint of 4,150 sf, for the house and 
garage. Lots 3 and 4 are restricted to a maximum building footprint of 3,900 sf, for the house 
and garage. Barn footprints are restricted to a maximum of 1,300 sf.  

27. Maximum irrigated area for finished landscape (excluding pasture areas irrigated with private 
irrigation shares) is 16,000 sf for Lots 1 and 2 and 10,000 sf for Lots 3 and 4. All landscaping 
shall comply with LMC Section 15-5-5 (M). Trees, such as cottonwoods, willows, aspens, 
and fruit trees may be planted in the pasture areas provided they are irrigated only with 
private irrigation shares. 

28. Maximum LOD area (including house and barn footprints, paved driveways, patios and other 
hardscape, and irrigated landscaping) for Lots 1 and 2 is restricted to a maximum of 45% of 
the Lot Area and for Lots 3 and 4 this LOD area is restricted to a maximum of 75% of the Lot 
Area. Area necessary for utility installation is excluded from the maximum LOD area 
calculation and if within the pasture areas shall be re-vegetated with like pasture vegetation. 

29. Due to Fire Flow requirements the maximum interior floor area for barns on Lots 1 and 2 is 
limited to 1,200 square feet.  

30. Building footprint locations for the houses and barns on Lots 1 and 2 are flexible, however 
the location shall minimize visibility of the houses and barns from SR 224 entry corridor. 
Houses shall maintain, at a minimum, the required setbacks from all barns. A photographic 
visual analysis of the proposed houses, as viewed from a minimum of three locations along 
the SR 224 entry corridor between the Olympic Loop art work and Payday Drive, shall be 
submitted with the building permit application.   

31. Each lot is allowed a maximum driveway width of fifteen feet, measured at the property line 
with Payday Drive or Country Lane. Each driveway may widen as it approaches the garage. 
Overall driveway lengths shall be minimized to the greatest extent possible in order to locate 
building pads for Lots 1 and 2 as far west as possible. Driveway lengths for Lots 3 and 4 
shall be consistent with driveway lengths of lots in the surrounding neighborhood.   
 

2. 2519 Lucky John Drive – Plat Amendment 

 (Application PL-13-01980) 

 
The Staff requested that this item be continued to September 25, 2013. 
 
Vice-Chair Thomas opened the public hearing. 
 
There were no comments. 
 
Vice-Chair Thomas closed the public hearing.  
 
MOTION:  Commissioner Gross moved to CONTINUE 2519 Lucky John Drive to September 25, 
2013.  Commissioner Wintzer seconded the motion. 
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City Council 
Staff Report 
 
 
 
Subject: Minor Service Provider/Professional Services Historic 

Preservation Consulting Services  
Author:  Anya Grahn, Historic Preservation Planner;  
   Thomas E. Eddington Jr., Planning Director   
Department:  Planning  
Date:  October 3, 2013 
Type of Item: Administrative 
 
 
Summary Recommendations: 
The Council should authorize the City Manager to execute a contract for a Minor 
Service Provider/Professional Services Historic Preservation Consulting Services in the 
amount of $96 per hour, not to exceed $20,000 annually.   
 
Topic/Description:  
After seven years as the City’s Historic Preservation Consultant, Dina Blaes of 
Preservation Solutions has resigned.  Due to this, the Planning Department requests 
that City Council authorize the City Manager to execute a contract to Anne Oliver of 
SWCA Environmental Consultants of Salt Lake City for a Minor Service 
Provider/Professional Services Historic Preservation Consulting Services. 
 
Background: 
In June 2013, Preservation Solutions chose not to renew its contract with Park City 
Municipal to provide weekly preservation consulting services.  Consultant Dina Blaes 
had spent approximately five (5) to fifteen (15) hours per week with Planning Staff 
reviewing Pre-Historic District Design Review (Pre-HDDR) applications as well as 
HDDR applications for compliance with the Design Guidelines for Historic Districts and 
Historic Sites, conducting site visits, and providing additional assistance as necessary. 
 
The Historic Preservation Consultant plays an important role in the Planning 
Department.  As a consultant, he/she may provide additional insight and advice to 
Planning Staff regarding the scope of work for rehabilitation projects, the design of 
additions and infill projects, as well as construction methods.  In the past, the consultant 
completed additional projects such as the 2008-09 reconnaissance level survey and 
development of our Design Guidelines; in the future, the consultant will likely contribute 
to the revision of our Design Guidelines, but not necessarily be solely responsible for 
the revisions.  During site visits, the preservation consultant provides expertise and 
insight on traditional building methods to Planning and Building staff as well as 
suggestions for appropriate repairs and restoration methods.  The consultant also 
advises staff on National Register eligibility of projects as well as historic preservation 
grants. Moreover, the consultant serves as a sounding board as staff addresses issues 
pertaining to the historic district.   
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A Request for Proposals (RFP) for Minor Service Provider/Professional Services 
Historic Preservation Consulting Services was posted on July 8, 2013 and closed on 
July 15, 2013.  The Planning Department received four (4) bids for this RFP, which are 
analyzed below.   
 
Analysis: 
Four (4) proposals were received.  The proposals were reviewed based on the 
consultants’ experience and understanding of historic preservation in Park City and 
Utah; the readability and quality of the proposal; thoroughness of the approach; clarity 
of the approach; and pricing.    
 
The following provides a comparison of the four (4) bids received: 
 
Consulting Firm: Hourly Rate: 
Charlene Brown $150 
SWCA Environmental Consultants $96 
Rod Mortensen $85 
Eiland Preservation Consulting, LLC $85 
 
After reviewing the proposals, the Selection Committee chose SWCA Environmental 
Consultants.  SWCA has extensive experience in conducting reconnaissance level and 
intensive level surveys of historic buildings and structures; conducting property title 
searches, informant interviews, and general biographical and archival research; as well 
as preparing well-supported evaluations of buildings and structures to determine 
eligibility for the National Register of Historic Places.   
 
Unlike other submittals, SWCA is a national firm that operates out of Salt Lake City. 
Staff finds that the Salt Lake City office has substantial familiarity with Utah history, the 
Utah State Historic Preservation Office, and historic preservation within the state sets 
the firm apart from other applicants.  Moreover, SWCA’s extensive experience and 
diversity of their firm will provide significant insight to the questions and concerns of the 
Planning Department.  The proximity of the Salt Lake City office to Park City also 
enables SWCA to conveniently attend Design Review Team (DRT) meetings held 
weekly in the Planning Department.   
 
Previously, Preservation Solutions’ contract had stipulated an hourly rate of 
$42.00/hour, which included travel time from Salt Lake City to Park City on 
Wednesday’s for Design Review Team meetings.  The annual amount paid through this 
contract was not to exceed $10,000.   
 
While SWCA’s hourly rate of $96 per hour is $54.00 more per hour than what was 
previously paid to Preservation Solutions, staff finds that SWCA’s proposal best 
responds to the needs of the Planning and Buildings Departments.  Park City Municipal 
will be billed the amount of $96 for travel expenses, not to exceed one (1) hours’ worth 
of time.  The annual contract will not exceed $20,000 annually.  
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Department Review: 
This report has been reviewed by the City Manager and the Legal Department.  All 
issues have been appropriately resolved. 
 
Alternatives: 

A. Approve the Request: 
This is the staff’s recommendation. 
B. Deny the Request: 
If this request is denied, the Council could choose to deny the need for an intensive 
level survey of the Main Street National Register Historic District.   
C. Continue the Item: 
If the Council needs more information, the item can be continued; however, the City 
runs the risk of delaying the progress of this project.   
D. Do Nothing: 
This option would delay the historic preservation work that the Council considered in 
its last Council Visioning session.   

 
Consequences of not taking the recommended action: 
As previously described, the preservation consultant plays an important role in advising 
staff on projects as well as providing additional preservation-related information.  If a 
new consultant is not selected, staff will not benefit from the insight and knowledge of a 
preservation expert. 
 
 
Significant Impact: 

~ Every City employee is an 
ambassador of f irst-class 
service 

+ Enhanced conservation 
efforts for new  and 
rehabilitated buildings

+ Preserved and celebrated 
history; protected National 
Historic District

+ Fiscally and legally sound

+ Engaged, capable 
w orkforce

+ Engaged and informed 
citizenry 

+ Streamlined and f lexible 
operating processes

  

Responsive, Cutting-
Edge & Effective 

Government

Preserving & Enhancing 
the Natural Environment

(Environmental Impact)

An Inclusive Community of 
Diverse Economic & 

Cultural Opportunities

(Social Equity Impact)

Very Positive Positive Very Positive

Which Desired 
Outcomes might the 
Recommended 
Action Impact?

Assessment of 
Overall Impact on 
Council Priority 
(Quality of Life 
Impact)

World Class Multi-
Seasonal Resort 

Destination

(Economic Impact)


Neutral

Comments: 

 
  Funding has been budgeted through the Planning Department’s operational budget. 
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Recommendation: 
The Council should authorize the City Manager to execute a contract for a Minor 
Service Provider/Professional Services Historic Preservation Consulting Services in the 
amount of $96 per hour, not to exceed $20,000 annually. 
 
Exhibit:    
Exhibit A –Scope of Services 
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Exhibit A—Scope of Services 
 
 
Private consultant for Historic Preservation efforts within the Building and Planning 
Departments, supporting Park City Municipal Corporation in its efforts to maintain and 
preserve our two (2) National Register Historic Districts. 
 
Private consultant needed to provide support services to the Building and Planning 
Departments as needed and requested regarding historic preservation activities. This 
includes reviewing and commenting on staff reports, pre-application forms, design 
review applications, and project proposals; attending regularly scheduled Design 
Review Team meetings (typically weekly); participating in site visits with staff and 
applicants as necessary; providing resource materials as needed and requested by the 
Building and Planning Departments’ staff members. 
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