PARK CITY MUNICIPAL CORPORATION

PLANNING COMMISSION PARK CITY

CITY COUNCIL CHAMBERS
July 12, 2017

AGENDA - AMENDED

MEETING CALLED TO ORDER AT 5:30PM

ROLL CALL

ADOPTION OF MINUTES OF June 28, 2017

PUBLIC COMMUNICATIONS - Items not scheduled on the regular agenda
STAFF BOARD COMMUNICATIONS AND DISCLOSURES

1003 Woodside Avenue — Memo to the Planning Commission

CONTINUATIONS

Land Management Code Amendments regarding Conventional Chain Businesses for
the Storefront Enhancement Program in Chapter 15-2.5-2 Uses in the Historic
Recreation Commercial (HRC), Chapter 15-2.6-2 Uses in the Historic Commercial
Business (HCB) Chapter, and associated definitions in Chapter 15-15 Defined Terms.
Public hearing and continuation to the July 26, 2017

1333 Park Avenue, 1353 Park Avenue, and 1364 Woodside Avenue — Woodside Park
Affordable Housing Project Phase | — Plat Amendment — Proposal for a three-lot (3-
lot) subdivision to create the Woodside Park Subdivision Phase I.

Public hearing and continuation to the July 26, 2017

1364 Woodside Avenue — Woodside Park Affordable Housing Project Phase | —
Conditional Use Permit — Proposal for a Parking Area with five (5) or more spaces for
use by the Woodside Park Affordable Housing Project Phase I.

Public hearing and continuation to the July 26, 2017

1353 Park Avenue (actual building to be located at 1354 Woodside Avenue)—
Woodside Park Affordable Housing Project Phase | — Conditional Use Permit —
Proposal for an eight-unit (8-unit) Multi-Family Dwelling as a part of the Woodside
Park Affordable Housing Project Phase |.

Public hearing and continuation to the July 26, 2017

WORK SESSION — Discussion items only, no action taken

1333 Park Avenue, 1353 Park Avenue, and 1364 Woodside Avenue — Woodside Park
Affordable Housing Project Phase | — Master Planned Development — A proposed
affordable housing project will be located at the site of the former Park Avenue Fire
Station Parcel and will consist of four (4) single family dwellings, an eight-unit (8-
unit) Multi-Family Dwelling, a thirteen-car (13-car) Parking Lot, and a Pedestrian
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Easement running east-west.
Public hearing, discussion, and continuation to July 26, 2017

CONSENT AGENDA - All items on the consent agenda shall be passed or denied by a single motion at the
Commission meeting, unless a motion to remove a specific item is made. If a member of the public or a
member of the Planning Commission requests a public hearing on a consent agenda item, then the item shall
be removed from the consent agenda and acted on at the same meeting.

243 Daly Avenue — Steep Slope Conditional Use Permit (SS CUP) application for the PL-17-03565 293
construction of an addition to a historic house, designated as Significant on the City’s Planner

Historic Sites Inventory. The addition proposes at least 200 square feet of Building Grahn

Footprint to be built upon an existing slope of 30% or greater.

Public hearing and possible action

REGULAR AGENDA — Discussion, public hearing, and possible action as outlined below

Treasure Hill Conditional Use Permit, Creole Gulch and Town Lift Mid-station Sites—  PL-08-00370 198

Sweeney Properties Master Plan - PL-08-00370 Planner
Public hearing and consideration of motion to continue public hearing to a future Astorga
date

4001 Kearns Boulevard — First Amendment to the Park City Film Studios Subdivision,  PL-15-03005 226
a re-plat to create three platted lots of record from existing 29.55 acre Lot 1 and to Planner

include a 0.8 acre parcel acquired from UDOT for storm water detention. The Whetstone
property consists of approximately 30 acres.

Public hearing and possible recommendation to City Council

632 Deer Valley Drive — Subdivision to divide the existing Lilac Hill Subdivision into PL-17-03494 245

two lots of record. Planner
Public hearing and possible recommendation to City Council on August 3, 2017 Grahn
ADJOURN

A majority of Planning Commission members may meet socially after the meeting. If so, the location will be announced by the Chair person. City business will not be
conducted.

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the meeting should notify the Park City Planning Department at
(435) 615-5060 24 hours prior to the meeting.



PARK CITY MUNICIPAL CORPORATION
PLANNING COMMISSION MEETING MINUTES
COUNCIL CHAMBERS

MARSAC MUNICIPAL BUILDING

JUNE 28, 2017

COMMISSIONERS IN ATTENDANCE:
Chair Adam Strachan, Preston Campbell, Steve Joyce, John Phillips, Doug Thimm
EX OFFICIO:

Bruce Erickson, Planning Director; Kirsten Whetstone, Planner; Ashley Scarff, Planner;
Anya Grahn, Planner; Polly Samuels McLean, Assistant City Attorney

REGULAR MEETING
ROLL CALL

Chair Strachan called the meeting to order at 5:35 p.m. and noted that all Commissioners
were present except Commissioners Suesser and Band, who were excused.

ADOPTION OF MINUTES

June 14, 2017

Commissioner Joyce referred to page 13, first paragraph, “...bigger so that it can handle
[inaudible]. He noted that the inaudible word was trucks.

Commissioner Joyce referred to page 15, first line at the top and a comment made by
Alfred Knotts, “I think it does provide a suite of mitigate measures.” He thought it should
actually be mitigation measures.

MOTION: Commissioner Phillips moved to APPROVE the minutes of June 14, 2017 as
corrected. Commissioner Joyce seconded the motion.

VOTE: The motion passed unanimously.

PUBLIC INPUT
There were no comments.

STAFF/COMMISSIONER COMMUNICATIONS AND DISCLOSURES
Director Erickson responded to the question raised by Commission Joyce at the last

meeting about why the three items for 1450/14460 had to be re-continued since those
items had been continued to the same date at the meeting on May 24". Director Erickson
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explained that Louis Rodriguez pulled the legal notice, and found that the Planning
Department had sent notice to the newspaper and it was on the legal notice that those
projects would be heard on July 14", For that reason, they needed to be re-continued.
Director Erickson noted that the Planning Department has different deadlines for noticing
procedures, which caused the confusion.

Commissioner Thimm referred to the three 1450/1460 Park Avenue items on the agenda
this evening. He disclosed that Steve Brown was the applicant’s representative and he has
worked with Mr. Brown in a professional capacity in the past. Commissioner Thimm did not
believe that association would affect his ability to be impartial.

Commissioner Thimm announced that he would be out of the State on July 12" and would
not be attending the Planning Commission Meeting.

Chair Strachan announced that he would be absent from the meeting on July 26™.

Director Erickson would send out emails to verify whether the other Commissioners were
available on those days to make sure they will have a quorum.

CONTINUATIONS - (Public Hearing and Continue to date specified.)

1. Land Management Code (LMC) amendments regarding Master Planned Affordable
Housing Development amending LMC Chapter 6 Section 7, and other applicable
sections in the LMC. (

Chair Strachan opened the public hearing on the three items above.

There were no comments.

Chair Strachan closed the public hearing.

Chair Strachan reiterated that the Planning Commission had continued these items to June
28" at the last meeting and no action was required.

4. Land Management Code (LMC) amendments regarding Master Planned Affordable
Housing Development amending LMC Chapter 6 Section 7, and other applicable
sections in the LMC.

Chair Strachan opened the public hearing. There were no comments. Chair Strachan
closed the public hearing.
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MOTION: Commissioner Joyce moved to CONTINUE the LMC Code Amendments
regarding MPA Housing Development to a date uncertain. Commissioner Thimm
seconded the motion.

VOTE: The motion passed unanimously.

2. 1800 Park Avenue, Double Tree (formally the Yarrow) - The applicant has
reguested an extension for the indefinite continuance of their previously approved
Conditional Use Permit to allow for a temporary structure (tent) to be use twice per
year for a maximum period of one hundred eighty days consecutively but for a
maximum of 260 days out of 365 days in a year. (PL-17-03537)

Chair Strachan opened the public hearing. There were no comments. Chair Strachan
closed the public hearing.

MOTION: Commissioner Joyce moved to CONTINUE the extension of the CUP for the
Double Tree at 1800 Park Avenue to July 26, 2017. Commissioner Thimm seconded the
motion.

VOTE: The motion passed unanimously.

REGULAR AGENDA - DISCUSSION/PUBLIC HEARINGS/ POSSIBLE ACTION

1. 280 Daly Avenue — Appeal of planning staff’'s determination for new
construction regarding 1. a subdivision plat note regarding Maximum House
Size and 2. Subdivision Conditions of Approval regarding the construction of
a sidewalk. (Application PL-17-03522)

Director Erickson stated that the Planning Commission would be hearing this appeal in a
guasi-judicial role. The application is de novo. He emphasized that the appeal was on the
determination for building size; and not the other approvals regarding the site.

Assistant City Attorney McLean outlined the procedure for appeals. The City presents its
side of the argument and the appellant has the opportunity to respond. In this case, the
applicant was not the appellant, but they are the owners and would have the opportunity to
respond. The Appellant is typically given the opportunity for one short rebuttal.

Commissioner Phillips wanted to know who had provided the handout that they were given
at the start of the meeting.
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Planner Ashley replied that later in the afternoon she received via email the one-page
letter. The other handout was a mark-up to the Staff report. The power point handout was
a copy of her presentation. The Appellants, Jennifer & Gideon Malherbe, were not present
this evening. Planner Ashley believed the emailed letter was from a neighbor on Daly
Avenue who was representing the Appellant this evening.

Planner Scarff reviewed the request for the Planning Commission to review an Appeal of a
Planning Staff determination for new construction relating to plat notes in the LMC. In
January of 2017, the applicant submitted two applications in relation to new construction of
a single-family home at 280 Daly, which is currently a vacant lot. One application was the
Steep Slope Conditional Use Permit, and the second was the Historic District Design
Review. After the Planning Commission approved the Steep Slope CUP on March 22,
2017, the Staff was able to approve the HDDR on March 27, 2017. On April 4™ the
Planning Department received an appeal letter from the property owners of 297 Daly
Avenue, which was primarily focused on the Steep Slope CUP approval. She noted that
the ten-day appeal window for the Steep Slope CUP had passed at that point; however,
some objections outlined in the Appeal letter were relevant to the HDDR approval, and that
appeal window was still active.

Planner Scarff pointed out that on the first appeal letter, items that were specifically related
to the Steep Slope CUP were not addressed because they were no longer appealable.
Items that were relevant to the HDDR were addressed in the Staff report. The HDDR items
would be the focus of discussion this evening.

Planner Scarff noted that the Appellant had focused their appeal on four main topics;
vertical articulation, calculation of the maximum house size, garage size, and platted
sidewalk and sidewalk easement requirements.

Planner Scarff commented on Vertical Articulation. The Appellant stated that the
application requests permission to encroach into the minimum 10-foot setback for vertical
articulation. They referred to LMC 15-2.2-5, which is the building height section of the HR-
1 zoning district, which states that a 10-foot minimum horizontal step in the downhill facade
is required; and that horizontal step shall place at a maximum height of 23’ from where the
building footprint meets the lowest point of existing grade.

Planner Scarff presented a slide showing the north and south elevations of the proposed
structure. A dash line with elevation points indicated where the Staff would measure 23’ up
from where the building footprint meets existing grade, and then 10’ horizontal. The
structure would have to remain within that building envelope to meet that requirement.
Planner Scarff pointed out that it was well under the 10’ on the south elevation. Therefore,
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the Staff still maintained the determination that the proposal meets the Criteria of 15-2.2-
5(B).

Planner Scarff thought the bulk of the appeal related to the calculation of the maximum
house size. In reviewing the project, the Staff found a plat note on the Washington Mill
Subdivision, which states that Lot 1, which is the subject site, has a maximum house size
of 2500 square feet. They pulled up the final subdivision plat approval that occurred on
October 21, 1993. It was not approved as an ordinance; however, the City Council Minutes
refer to the Exhibit as Conditions of Approval. It also utilizes the language “maximum
house size”, and limits the size on Lot 1 to 2500 square feet.

Planner Scarff stated that the term “maximum house size” is a common plat note on
subdivision plats. Per the definitions found in the LMC, maximum house is specifically
defined as a measurement of gross floor area. The definition of gross floor area is “the
area of a building, including all enclosed areas”. It does not include unenclosed porches,
balconies, patios and decks, vent shafts and courts. Garages up to a maximum area of
400 square feet in the Historic District are not considered floor area. Basement and crawl
spaces below final grade are not considered floor area. It also does not include the
exterior wall area. That is basically measured from the finished surface of the interior of
the exterior boundary walls. Planner Scarff remarked that the Staff refers to the definitions
of basement and first story to help identify which level is the basement. She presented an
image to show that the floor level of the first story was not more than 4’ below final grade.
Any level below the first story is the basement level.

Planner Scarff summarized that the Staff uses the definitions in the LMC to determine how
to calculate the gross residential floor area. Up to 400 square feet of the garage is exempt.
Basement and crawl space area is below final grade, as well as the exterior wall area. The
bulk of the calculation comes in identifying which part of the basement is below final grade.

Planner Scarff remarked that in this situation the Staff typically identifies area on the
perimeter of the structure where the ceiling of the basement level is within one foot of final
grade. She presented all four elevations of the proposed structure and noted that the Staff
identified a point to the left of the garage doors and to the right of the window well where
the ceiling of the basement level is more than 1’ foot away from final grade. The two points
that were identified were transferred to the floor plans. Planner Scarff pointed to the lowest
level.

Planner Scarff stated that she had updated the since the Staff report was prepared, but it
was not in time to publish the numbers. She had marked the points shown on the
elevations and connected the points with a line through the floor plan of the basement level
to show which part of the basement was considered to be below final grade, and which
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portion was not considered to be below final grade. She pointed out an area where the line
goes through wall area, which would be exempt anyway. Approximately 67 square feet of
area in the lowest level would be considered above final grade and included as part of the
maximum house calculation. None of the total floor area on the main and upper levels are
considered to be final grade basement area. The calculation results in 2,362 square feet
for the maximum house size. Planner Scarff clarified that these were the latest numbers
and the latest review as part of this Appeal.

Planner Scarff reported that she found a mistake that she had made during her initial
approval and review; however, it did not affect the ability to approve this project because it
still meets the maximum house size limitation of 2500 square feet.

Commissioner Thimm asked for clarification on Planner Ashley’s comment that the square
footage was different from what was recently received. He noted that the Planning
Commission was given information and they have a staff report, and he thought they
should be looking at the merits of what was provided in the Staff report. He asked if there
was a reason to look at any other square footage.

Planner Scarff replied that the only difference between what was in the Staff report and the
Exhibit she presented this evening, was that the Staff report included the exterior wall area.
She explained that in her initial approval it was very obvious that the applicant was below
2500 square feet, including the exterior wall area. She had not asked for a re-calculation
because they were below the limitation regardless.

Commissioner Thimm understood that the square footage with each calculation was less
than 2500 square feet. Planner Scarff answered yes, and apologized for providing last
minute information.

Commissioner Phillips asked for the approximate difference in square footage. Planner
Scarff reviewed a slide showing the floor plans for the lower and main levels as approved
in the HDDR on the approved set of plans. She commented on the area below final grade,
and noted that the criteria meant that the ceiling of the basement level is within 1’ of final
grade. Her mistake was that she had excluded area on the main level where the ceiling
was below final grade because itis such a steep slope. The ceiling in the back corner was
actually below final grade and she incorrectly exempted that from the gross residential floor
calculation. However, when she realized her mistake and redid the analysis, she found
that the project still met the maximum house size restriction.

Director Erickson asked Planner Scarff if it was her opinion that this house was 2461
square feet gross residential floor area. Planner Scarff replied that it was the number as
approved. The slide she presented showed it as 2366 square feet. In response to
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Commissioner Phillips, Director Erickson pointed out that the reduction was the difference
between 2461 square feet and 2366 square feet, which resulted from excluding the exterior
wall. Planner Scarff referred to the lower level on the original approved set and noted that
the architect was more conservative that the Staff in the initial set of plans. She had not
requested a revised set of plans because she was confident during the approval that it met
the criteria. Looking at the lower level between what was approved and what is current, a
slight sliver was removed. She pointed out that the architect exempted less than she did.
Commissioner Phillips asked if the architect showed a line of what he was exempting in the
original plans. Planner Scarff answered yes.

Director Erickson believed that Planner Scarff had laid this out in terms of how the Code is
applied for the definition of garage, and for the definition of gross residential floor area.
She also used the correct LMC in those definitions, which is the current Code at the time of
the application.

Planner Scarff reported that the objection to the size of the garage is similar to the
maximum house size. The Appellant states that the garage area allowed in the 1993
conditions of approval is a maximum 400 square foot garage, and the subject application
includes a garage wall over the maximum allotted size. Planner Scarff believed the issue
was a difference in interpretation. The current Code allows for an exemption of 400 square
feet of garage area in the Historic District. To be thorough, she also looked at the LMC
that was in effect on October 21, 1993, and it was essentially the same for garages. At
that time, the HR-1 zone regulated mass and scale of structures using a floor area ratio,
they it still allowed an additional 400 square feet for a two-car garage after calculating the
FAR. The Appellant interprets the City Council Minutes as saying that the garage cannot
exceed 400 square feet in area total. However, the Staff believes that when the Minutes
reference the LMC at the time, they were not saying that the garages in the entire
subdivision could not exceed 400 square feet. If the City Council had that intention, they
most likely would have made it a condition of approval. Planner Scarff thought the City
Council was only citing the LMC that there was an exemption of 400 square feet for
garages.

Planner Scarff noted that in looking at this project specifically, the garages in the lower
level, the entire garage is considered basement area below final grade. She had not
applied a 400 square feet exemption for a garage to this project. If the garage would have
been designed on the main level, that exemption would have come into play, but because it
was designed below final grade it was exempted as part of the basement definition.

Commissioner Phillips asked if the garage was on the main level, what the 400 square feet
for a garage would be exempted from. He did not believe the City typically limits square
footage. He thought most of the houses were limited by the building envelope and
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footprint. Planner Scarff agreed that it was rare to have a maximum house size limitation
within the Historic District. It is typically seen on plats outside of the Historic District.
Commissioner Phillips assumed it was included in the Code in the event that a maximum is
placed on the plat. Director Erickson replied that it comes out of the definition of what is
counted in gross residential floor area. In any zone that has a house size restriction, that
definition is applied city-wide. He pointed out that the exercise Planner Scarff went through
was standard procedure for the Planning Department on every building application and
every HDDR review. It was not a new procedure.

Planner Scarff noted that the fourth topic of the Appeal addressed sidewalk and
sidewalk easement requirement during the subdivision approval. There were also plat
notes to that affect. The Appellant states that the current application did not account for
the 1993 City Council recommendations of a 4’ sidewalk at the front of the lot, as well
as a 6’ trailer sidewalk easement provided in conjunction with the sidewalk. The
Appellant was referring to Condition of Approval #2 in the 1993 City Council approval,
which states, “A 4’ sidewalk shall be constructed along the front of the lots with the final
configuration to be approved by Staff. A 6’ trail and sidewalk easement shall be
provided in conjunction with the sidewalk, and shall be shown on the plat”. Planner
Scarff believed that was brought in during the final subdivision approval, and it was
hand-drawn. She indicated the sidewalk easement in front of Lots 1 and 2. A note
states that it was dedicated for the perpetual use of the general public.

Planner Scarff stated that as the Appellant noted in their letter, during the initial
approval the City did not require a 4’ sidewalk with the design. It is no longer in the
Trails Plan and the City Engineer and the Planning Director determined that there was
no need to have that sidewalk. As part of the Appeal, looking back at the previous City
Council Minutes, they found that the sidewalk needed to be required based on City
Council action and recommendation. If the property owner did not want to construct a
sidewalk, they would have to obtain approval from the City Council to amend the 1993
action. Planner Scarff had informed the property owner and she received a revised site
plan that included a 4’ sidewalk. The Staff shared the revised plan with the Appellant,
but they still decided to appeal the design.

Planner Scarff presented the plan that the Staff had approved without the sidewalk. It
showed a 6’ sidewalk easement but there was no sidewalk in the plans. She then
reviewed the revised plan with the sidewalk added. It showed a 6’ sidewalk easement
and a 4’ sidewalk, but the easement area was slightly on the south side because of an
existing curb. Planner Scarff noted that the condition of approval allows the Staff to
approve the final configuration, and it was approved by the City Engineer.
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Planner Scarff explained that the applicant had to redesign and include retaining walls
to retain the grade so the sidewalk could be built. In looking at the initial site plan,
some of the retaining walls were included and others were not. She pointed out the
retaining walls that were added for the purpose of providing room for the sidewalk itself.
The Appellant did not believe that any structure should be within the sidewalk
easement, with the exception of the sidewalk, because it does not allow for clear and
unobstructed use. The Staff believed the retaining walls are for the sake of the
sidewalk itself, and there was no reason why it could not be in the easement area.
Planner Scarff remarked that the retaining walls meet the requirements of the LMC. The
maximum height is 4’ and they are within private property within the front setback area.

Tom Gaddick, the owner of 291 Daly, stated that he lives across the street from 280
Daly. He has met Susan and Jeff Bradshaw, the owners of 280 Daly, and he spoke
with them several times before they purchased the property. He was anxious to
welcome them as neighbors. Mr. Gaddick was concerned about the development in
Old Town and particularly on Daly Avenue. He was very concerned by things that have
happened in the past on Lower Daly Avenue where a house was built within
approximately 6’ of the road. He was made aware of some of the issues at 280 Daly by
his neighbor, Jennifer Malherbe. Mr. Gaddick stated that he had emailed the letter to
Planner Scarff and he apologized for omitting to put his name on it.

Mr. Gaddick clarified that the Appellant, Jennifer Malherbe, was out of town and she
had asked him to attend this meeting on their behalf and relay their concerns to the
Planning Commission. Mr. Gaddick stated that the vertical articulation and square
footage were the main points of concern. He could be persuaded on the garage. Mr.
Gaddick believed the method of calculating square footage on final grade, because the
final grade of most of the front of house is street level. He questioned how they could
exclude a whole floor of the house as not counting because two-thirds of it are
surrounded by dirt, but the final grade at the front of the house is street. By his
calculation, determining that two-thirds of the house is below floor level, if they take the
area of the rooms that spill out onto the final grade of the street, it adds another 1100
square feet to the project. It creates an unusual situation where people can walk up to
that grade of the street, which is below the grade of much of that level of the house. He
found it to be incongruous with what was probably the intention of the City Council in
1993 to limit the size to 2500 square feet.

Mr. Gaddick thought the lack of the 4’ sidewalk appeared to be inconsistent with the
Washington Mill Subdivision. He pointed out that in 1993 the definition of the street
included the sidewalk. Therefore, that if the sidewalk was added in the latest revised
plan, the setback needs to be moved back at least 4’ and probably 6’. He has a survey
from the opposite side of the street that indicates that the street is supposed to be 25’
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wide. He measured it as 21’. Mr. Gaddick suggested that the City should survey the
street to see what is actually Daly Avenue. He thought the setback needed to be
adjusted to reflect the fact that it should be from the sidewalk.

Mr. Gaddick stated that the approval of 4200 square feet that somehow back calculates
to gross residential area of 2461 square feet, where roughly 1,000 is at grade at street
level, did not make sense. He believed the actual number of square footage was above
the limitation of 2500 square feet. Mr. Gaddick commented on concerns regarding
flooding, and noted that water coming down Daly Avenue would flow into the garage
and into the entire lower level. In terms of the wall effect of the house, he stated that
standing on the northeast corner of the house on the lower front side of the house
looking up from street level would be more than 30’ up, and represents a 75+ degree
visual angle that is obscured from that point.

Mr. Gaddick believed the issues needed to be considered. He has a PhD in chemistry
and he could not understand the square footage calculation. Mr. Gaddick thought they
should look at what the City Council was trying to accomplish when they limited the size
to 2500 square feet. The concept of Gross Livable Space did not exist at that time. He
thought it was inappropriate to apply the current LMC because it did not exist in 1993.

It was restricted under the 1993 LMC and the owner at that time agreed to the
restriction of 2500 square feet. He pointed out that the restriction was more severe
than the LMC.

Chair Strachan asked Mr. Gaddick how he measured the 30’ wall effect. Mr. Gaddick
replied that he stood there and measured. He explained what he calculated to
determine 30°. Chair Strachan asked if it was measured from existing grade as it exists
today. Mr. Gaddick replied that it was measured from the street.

Chair Strachan opened the public hearing.

Jonathan DeGray, the architect for 280 Daly, stated that the applicant generally agrees
with the Staff report and thought they did a good job of articulating all of the aspects of
the Appeal. He thought it reflected the way they worked with the Applicant throughout
the approval process in terms of how they measured the square footage, discussions
regarding the building height, mass and scale, and other issues.

Mr. DeGray commented on the four analysis items for discussion this evening.
Regarding the vertical articulation, Mr. DeGray believed it met the requirements of the
Code in terms of not exceeding 23’ at any given point. He pointed out that the height
limit in that area is 27’ and they were four to five feet under the allowable height as
measured per the requirements of the LMC. Regarding the comments from Mr.
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Gaddick about measuring the height, Mr. DeGray noted that he used the standards laid
out in the LMC. Taking a sight line from any given point can skew the measurement on
any home in Old Town or anywhere in the City if the measurement is taken from the
street and from any point of elevation. He remarked that the LMC is very specific on
how to measure. He believed Planner Scarff had done a good job explaining why and
how they comply with the LMC.

Regarding the calculation of maximum house size, Mr. DeGray pointed out that during
their due diligence period prior to purchasing the property, the Bradshaw’s met with the
Staff in a pre-application to clarify the 2500 square feet limit and what it meant, and how
they should measure it. It was important to understand because at that point it was
unclear how exactly to deal with it. The Staff outlined how it should be dealt with and
they moved forward with that criteria and have been consistent throughout. It was that
criteria that allowed the Bradshaw’s to move forward with purchasing their property. Mr.
DeGray thought the chart on page 78 of the Staff report outlining the building sizes did
a good job reflecting how this particular building, measured under 2500 square feet, fits
well into the neighborhood.

Mr. DeGray thought the Staff report provided sufficient information on how the garage
was measured. He pointed out that the required minimum was 400 square feet, and
they were at 592 square feet, but they saw no reason to change it because that part of
the building was in the basement.

Regarding the sidewalk, Mr. DeGray noted that they have made all the requested
changes, and the 4’ sidewalk was added because they were asked to provide it. He
stated that manipulated the grades on-site to provide the 4’ sidewalk.

Commissioner Phillips asked when the space was created for the sidewalk and the
retaining walls were put in, whether they disturbed from natural grade more than 4’ in
that section. Mr. DeGray replied that the walls as shown were compliant, which is why
he was hesitant to move them back further. If he did, there is a vehicle in the Code for
the Planning Director to approve going up to 6’ in the front yard. Mr. DeGray clarified
that it was not the case because the walls did not vary more than 4’ from existing grade.

Assistant City Attorney McLean asked Mr. DeGray to verify the height from the bottom
of the garage doors to the ridge. Mr. DeGray stated that the garage doors were down
at 73036, there is a deck, and then the building steps back. On the south elevation, the
dash line is the face of the garage door. The main level is above, and the roof ridge
above that showed a plate height of 23’3”. It was approximately 20’3” to the ridge. The
back plate of the sloping roof over the living room is at 25’6”, or 22’ to the back of the
sloped shed.
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Director Erickson remarked that based on the HDDR, the height from existing grade to
the maximum height of the house is less than 27’. Mr. DeGray agreed. Director
Erickson stated that based on the HDDR submittal, the 35’ internal height was also met
from the lowest floor plate to the ceiling joist to the highest floor. He clarified that both
of the heights were met and illustrated on the drawing. Mr. DeGray answered yes. He
noted that the dash line above the elevations was the 27’ height limit. Planner Scarff
stated that she had calculated approximately 24 feet above existing grade at the tallest
point.

Chair Strachan closed the public hearing.

Commissioner Joyce believed the Staff was correct in their determination because he
could not see any exceptions. The Code that applies is the Code in effect when the
CUP or the HDDR is application is submitted. He did not believe the 1993 LMC was
relevant for this discussion. The current LMC applied to the four issues outlined.
Commissioner Joyce remarked that the house size is what they typically see for gross
residential floor area.

Commissioner Thimm concurred with Commission Joyce. He had gone through the
exercise of calculating the height and walking through what was presented this evening.
After looking at the square footage and the LMC, he found that the Staff had analyzed it
correctly in accordance with the LMC.

Commissioner Campbell thought Commissioner Joyce made an important point about
the LMC. Itis important to understand that the review is based on the LMC in effect
when the application was made and not when the subdivision was approved.
Commissioner Campbell understood the Appellant’s issue that it might not feel like what
the City Council approved in 1993, but definitions change, which is why it is important to
know which LMC applies. As the Code morphs and new items are adopted, those have
to be taken into account. Whether or not they like the new calculating method, they still
need to operate under that Code. Commissioner Campbell did not believe the
Planning Commission had any grounds to object.

Commissioner Phillips concurred. From his observation, this application was treated
consistent with what has been done in the past. He could see from the original plans
before this Appeal that specific items were clearly thought out by the architect. For
example, on the vertical articulation Mr. DeGray had drawn in the 10’ setback.
Commissioner Phillips thought it was clear that the applicant followed the LMC
correctly, and that the Staff applied it correctly as well.
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Chair Strachan concurred with his fellow Commissioners. Although he has never
agreed with the calculation of gross floor area exempting basements, it is the law.

On a separate issue, Chair Strachan expressed concern over the number of errors that
were made in the calculations. He cautioned the Staff to be more careful in the future
and to make sure it is correct the first time, primarily for the reason that it could be
appealed.

Chair Strachan was not certain he would have jumped to the conclusion that the 1993
City Council would have put in a condition of approval on the 400 square foot floor area
for the garage. He thought it was impossible to know or say what they would have
done.

Chair Strachan understood that they needed to strictly interpret the plat, but he thought
the sidewalk serves very little purpose. There are no sidewalks for the houses on either
side and it is a sidewalk to nowhere.

Chair Strachan agreed that the Staff's calculations were correct.

Assistant City Attorney McLean requested that Planner Scarff suggest which Findings
should be amended to reflect the correct square footage.

Commissioner Campbell referred to the definition of basement and first floor in terms of
things to address in the LMC amendments. He would like those definitions cleaned up
because in his opinion, it appears to be a basement because it is not a first floor and
vice-versa. Planner Kirsten Whetstone replied that the definitions are taken directly
from the Building Code. Approximately ten years ago they were asked to make the
LMC definitions match the Building Code. When they did that, they had the idea that
because parts of basements are visible and above grade, those should be included in
the floor area. Chair Strachan pointed out that nothing written requires the LMC
definitions to match the Building Code.

Director Erickson replied that the issue was how to re-write the definition and still be
consistent with how the Building Code interprets it. There are other issues related to
calculating basements and crawl spaces. Commissioner Campbell stated that his point
is that no one parks their car in the basement.

Director Erickson stated that Finding of Fact #13 needed to be corrected to reflect 2362
square feet. Finding #27 should be corrected to 2362 square feet of gross residential
floor area or maximum house size. Planner Scarff also changed the “68 square feet”
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on Finding #27 to correctly read, “67 square feet of area on the lower level to be above
final grade”.

Joe Tesch, representing the owner, noted that Finding #13 stated, “2362 square feet,
which includes all garage and exterior wall areas”, and that should be changed to
“...excludes all garage and exterior wall area”. Director Erickson agreed. That same
correction also applied to the last sentence in Finding #27.

MOTION: Commissioner Phillips moved to DENY the Appeal for 280 Daly Avenue
based on the Findings of Fact, Conclusions of Law and Conditions of Approval found in
the Staff report and as amended. Commissioner Thimm seconded the motion.

VOTE: The motion passed unanimously.

Commissioner Thimm stated that it was mentioned that the definition of basement and
first floor matched the Building Code. He clarified that the definition has actually
changed, and if they were looking at definitions, he suggested that they look at the
current model code for a definition. Commissioner Thimm thought it was a good idea to
tie those together because trying to figure out building height, stories, etc. in multiple
venues can be very difficult.

Planner Whetstone agreed that Commissioner Thimm made good point, which is why it
was changed to meet those definitions. However, as Chair Strachan had stated, gross
floor area is how they could define mass. There is a benefit to defining a basement,
first story, etc.

Findings of Fact — 280 Daly Avenue

1. The site is located at 280 Daly Avenue.
2. The site is located within the Historic Residential (HR-1) District.
3. The site is not identified as a historic site on the City’s Historic Sites Inventory.

4. On January 3, 2017, the City received both a Steep Slope CUP application and
HDDR application related to proposed development at 280 Daly Avenue.

5. The Steep Slope CUP application was deemed complete on January 19, 2017,
and approved by the Planning Commission on March 22, 2017.

6. The HDDR application was deemed complete on January 10, 2017, and was
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officially approved via Staff final action on March 27, 2017, following Commission
approval of the Steep Slope CUP on March 22, 2017.

7. The HDDR plans were stamped approved, and the final action letter to the
applicant was drafted and dated on March 24, 2017; however, Staff erred in not
distributing the final action letter to the applicant or noticing adjacent property
owners within 100 feet (100’) until March 27, 2017, resulting in approved plans
and a final action letter that do not reflect the correct final action date of March
27,2017.

8. Exhibit G of this report is an email that confirms that the HDDR final action letter
was distributed to the Applicant Representative on March 27, 2017, as well as a
letter showing that adjacent property owners were noticed of final action on

March 27th as well. Both documents established a ten (10) day appeal period that
ran through April 6, 2017.

9. Both of the SS CUP and HDDR applications supported the request to construct a
new single-family house at 280 Daly Avenue, which is currently a vacant lot.

10. 280 Daly Avenue is platted as Lot 1 of the Washington Mill Subdivision, which
was approved by Park City Council on October 21, 1993.

11. Council minutes for October 21, 1993, contain Conditions of Approval which limit
the maximum house size on Lot 1 at 2,500 square feet, and create a 6-foot (6°)

wide sidewalk easement along the front property lines of Lots 1 and 2, which
Council indicated should contain a 4-foot (4’) wide sidewalk. The maximum

house size and 6’ sidewalk easement are both included as notes on the
Washington Mill Subdivision plat document.

12. The LMC defines Maximum House Size as follows: §15-15-1.168 MAXIMUM
HOUSE SIZE. A measurement of Gross Floor Area.

13. The final HDDR plans approved a single-family structure with a total floor area of
4,220.6 sf including all garage, basement area, and exterior wall areas, but with a
gross residential floor area of 2,362 sf, which excludes all garage and exterior

wall areas.

14. Staff finds that, if the exterior wall areas were made exempt from the gross floor
area calculation, the result would be a maximum house size that is less than

2,500 sf, in accordance with the plat note. This calculation will be a requirement
during the building permit application process.
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15. The approved set of plans did not include a 4’ wide sidewalk running through the
platted 6’ wide sidewalk easement shown on the plat, but Staff has since

required the Applicant to revise the site plan to show a sidewalk since its
construction was a Condition of Approval during the 1993 subdivision process.

16. The 1993 Council action would need to be amended by the current City Council
to void the requirement to construct a sidewalk at 280 Daly.

17. On April 4, 2017, the Planning Department received an appeal letter from
Jennifer and Gideon Malherbe, owners of 297 Daly Avenue, which was focused
on appealing the SS CUP approval that occurred on March 22, 2017.

18. The 10-day appeal period for the SS CUP had already lapsed, but Staff notified
the appellants that the appeal letter included objections that could apply to Staff
determinations made as part of the HDDR approval, which still had an active
appeal period. The appellants chose to move forward with the appeal of Staff
determinations related to the HDDR approval knowing that a number of

objections they’d made were specific to the SS CUP, thus, not appealable.

19. The appeal was submitted within ten (10) calendar days of the distribution of the
HDDR final action letter to the applicant, as well as the posting of the property

and mailing of notice letters to property owners living within 100’ of the site

(March 27th).

20. Supplemental information was provided to the Planning Department by the
Appellant on the deadline of June 9, 2017, which was a date established by the
Planning Director.

21. Above discussion found in the staff report is incorporated herein.

22. The HR-1 chapter of the LMC requires the inclusion of a ten-foot (10’) minimum
horizontal step in the downhill fagade, which shall take place at a maximum

height of twenty three feet (23’) from where the Building Footprint meets the

lowest point of existing Grade. Staff finds that the applicant never requested
permission from Staff or the Planning Commission to design a structure that
encroaches into the minimum 10’ horizontal step that is required, and that the
project complies with requirements of LMC §15-2.2-5(B), as proposed and
approved.

23. Staff finds that the note printed on the Washington Mill Subdivision plat
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document, as well as language used in the 1993 City Council minutes, utilizes
the term maximum house size. Because the HDDR application was submitted on
January 3, 2017, the project was reviewed under the current version of the LMC.
Under the current LMC, when the term maximum house size is utilized, Staff
refers to the LMC definition of the term, which refers to the definition of gross
residential floor area.

24. LMC 815-15-1.109 defines gross residential floor area, which provides
exemptions for 400 square feet of garage area, as well as basement and crawl
space areas falling below final grade.

25. When determining if floor area can be considered basement area, Staff has
historically deemed area on the lowest level exempt if the ceiling of that level is
within one foot (1’) of final grade.

26. During the de novo review completed as part of this appeal, Staff found that they
erred in directing the project architect to exempt 230 sf of area on the main level

of the structure that had a ceiling level within 1’ of final grade. Floor area on the
main level is not eligible for exemption from the gross residential floor area
calculation.

27. During this de novo review, Staff also found that the amount of floor area (192 sf)
on the lower level that was included in the gross residential floor area calculation
was more conservative than Staff’'s determination. Staff finds that they would only
consider approximately 67 sf of area on the lower level to be above final grade,
which results in a revised gross residential floor area, or maximum house size,
calculation of 2,362 sf. This calculation excludes the area of the exterior walls,

which is exempt from the floor area calculation.

28. Staff finds that no other direction regarding the calculation of maximum house
size is provided on the Washington Mill Subdivision plat or within the minutes of
the 1993 City Council approval.

29. Staff finds that the intent of the maximum house size and gross residential floor
area definitions is to limit the size and mass of structures that falls above grade,
thus, is viewable from adjacent properties.

30. Based on Summit County records, Staff finds that the proposed floor area for 280
Daly is comparable to those of existing, nearby Daly Avenue properties,
especially when the larger than average lot size of 280 Daly is considered.
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31. Staff finds that the Appellants had two (2) opportunities during the HDDR public
hearing process and during the SS CUP process, which was approved by the
Planning Commission on March 22, 2017, to object to the volume of the structure
and its appropriateness within the larger neighborhood context.

32. The 1993 City Council minutes describing the approval of the Washington Mill
Subdivision do indicate that, at the time, maximum house sizes in the HR-1
zoning district were calculated using floor area ratios, but that the applicant had
agreed to a size more restrictive than what the zone would otherwise allow.

33. Staff finds that, even with the application of the current version of the LMC, a
larger structure could have been approved under restrictions of the HR-1 zone if
the plat note was not present. In line with LMC §15-1-3 Conflict, the most
restrictive limitation was applied to the project, restricting the size of the structure
beyond what could have otherwise been achieved.

34. The definition of gross residential floor area allows for the exemption of 400
square feet of garage area if a project is located within the Historic District.

35. The proposed garage area, measuring approximately 592 square feet including
exterior wall area, is located on the lower level of structure and was exempted

from the gross residential floor area calculation as it met the criteria of a

basement area.

36. Staff finds that if the garage had been proposed to be located on the main level,
it would not have been considered basement area, and up to 400 sf of its area
would have been considered exempt from the gross residential floor area
calculation.

37. Staff finds that the language included in the 1993 City Council minutes approving
the Washington Mill Subdivision regarding garage size did not have the intent of
limiting total allowable garage area to 400 square feet, rather, was citing the LMC
that was in effect at the time, which provided a 400 square foot exemption for
garage areas over the maximum allowable house size, which at the time was
guantified using a floor area ratio.

38. Staff finds that it is irrelevant that the other structures in the Washington Mill
Subdivision do not include garages, as there is nothing in the 1993 subdivision
approval that prevented the development of garages on those properties, and
nothing that prevents the development of a garage at 280 Daly Avenue.
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39. At the time of initial appeal (April 4, 2017), the approved set of HDDR plans did
not include a four-foot (4’) wide sidewalk as was a Condition of Approval during
the City Council approval of the Washington Mill Subdivision on October 21,

1993.

40. Following the appeal, Staff recognized the error in not requiring a 4’ wide
sidewalk as part of the proposal, and the Applicant has revised the site plan to
reflect a 4’ wide sidewalk that parallels the Daly Avenue right-of-way.

41. The revised site plan does include multiple retaining walls, not to exceed 4’ in
height measured from final grade, within the 6’ wide easement area with the
purpose of retaining grade to provide room for the sidewalk.

42. Staff finds that there is no regulation that prohibits the construction of retaining
walls within the 6’ wide sidewalk easement, especially because the walls are
included specifically for the benefit of the sidewalk.

43. Staff also finds that the construction of the retaining walls will not cause
excessive site disturbance or inhibit safe access for pedestrians along the 4’ wide
sidewalk. If a sidewalk is to be constructed, there needs to be a mechanism for
retaining grade on the steep slope at the front of the lot.

44. Staff finds that the construction of the retaining walls will not prevent the
perpetual use of the sidewalk by the general public, as the Appellant has claimed
in the appeal materials.

Conclusions of Law — 280 Daly Avenue

1. Staff interpretation of the plat notes was correct.
2. Staff interpretation of the Land Management Code (LMC) was correct.

Conditions of Approval — 280 Daly Avenue

1. Approval is based on Historic District Design Review (HDDR) plans stamped
approved on March 24, 2017. Building permit plans must substantially comply with the
approved set of plans, as amended to include a 4’ wide sidewalk parallel to the Daly
Avenue right-of-way.

2. All of the conditions of approval of the HDDR approval letter dated March 24, 2017,
shall continue to apply.
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3. The expiration date of the HDDR approval shall be extended to one (1) year from the
date of this order. A building permit shall be secured by the applicant by June 28, 2018.

Order:
The appeal is denied and Planning Staff’'s determinations are upheld.

2. 4001 Kearns Boulevard — First Amendment to the Park City Film Studios
Subdivision, are-plat to create three platted lots of record from existing 29.55
acre Lot 1 and to include a 0.8 acre parcel acquired from UDOT for storm
water detention. The property consists of approximately 30 acres.
(Application PL-15-03005)

Planner Whetstone reported that she had received an email from the applicant requesting
a continuation to the July 12" meeting.

Director Erickson noted that the Condition of Approval #16 with respect to landscaping had
been revised since the last meeting.

Planner Whetstone recommended that the Planning Commission conduct a public hearing
this evening to get public comments on the record.

Chair Strachan opened the public hearing. There were no comments. Chair Strachan
closed the public hearing.

MOTION: Commissioner Joyce moved to CONTINUE the firstamendment to the Park City
Film Studio Subdivision to July 12, 2017. Commissioner Phillips seconded the motion.

VOTE: The motion passed unanimously.
3. 1450-1460 Park Avenue — A plat amendment requesting to combine Lots 1 and

2 of the Retreat at the Park Subdivision at 1450-1460 Park Avenue into one lot
of record. (Application PL-17-03501)

4, 1450-1460 Park Avenue - Conditional Use Permit (CUP) application for the
construction of a Parking Area of five (5) or more than spaces at 1450-1460
Park Avenue. Applicant is proposing to construct nine (9) parking spaces
along Sullivan Road. (Application PL-17-03502)

Packet Pg. 22




Planning Commission Meeting
June 28, 2017
Page 21

5. 1450-1460 Park Avenue- Request for Approval of a Condominium Plat for
the combined Lots of the Retreat at the Park Subdivision for eight (8)
residential units. (Application PL-17-03503)

The Planning Commission reviewed these three items together and opened a single public
hearing on all three. Separate actions were taken.

Planner Grahn provided a brief background on the projects and why the three applications
were connected. She explained that there were two lots of record; one for 1460 and one
for 1450 Park Avenue. Initially, the applicant had proposed to keep these lots separate
with a pedestrian easement down the center. One advantage of keeping the lots separate
was the ability to have four parking spaces on each lot, which is an allowed use. She
clarified that a parking area of five or more spaces triggers a conditional use permit.
Planner Grahn reported that based on the feed the applicant received last summer from
the Planning Commission, as well as concerns expressed by the Community Development
Department and the Engineering Department, they did not favor the two tandem parking
spaces at 1450 Park, especially if they were shared by the neighbors. One parking space
was relocated, which initiated the plat amendment.

Planner Grahn remarked that the purpose of the plat amendment is to combine the two lots
of record that already exist. It explains the existing lot sizes and the requirements. The
applicant had complied with all of the requirements.

Planner Grahn reviewed the conditional use permit application for a parking area of 9
spaces. The conditional use permit is required for a parking area of five or more spaces.
The nine spaces occur based on the proposal to combine the two lots. Planner Grahn
noted that the applicant chose to concentrate the parking along Sullivan Road, which is a
drive through City Park and not an actual City street. Doing this maintains the integrity of
the historic houses and the historic character of Park Avenue. It also meets the Design
Guidelines, which encourages parking areas to be in the back of the lot.

In terms of traffic consideration, Planner Grahn reported that the City Engineer found that
the eight new homes were going to generate ten trips per day. She emphasized that the
conditional use permit is only for the parking area and not for the development itself.
Therefore, those 80 trips per day could be absorbed by Sullivan Road and Park Avenue.
The City Engineer found that this congestion would add to the current traffic congestion
during the peak holiday weekends and special events. Planner Grahn pointed out that the
development could not provide any local remedy that would alleviate an existing problem.

Planner Grahn stated that there would be no increased utility capacity. Storm water runoff
and utilities have all been addressed as part of the larger development. Emergency
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access could occur off of Park Avenue or Sullivan Road. The applicants have chosen to
mitigate the appearance of the parking area to the best of their ability by including a
vegetated berm. The berm would not disallow emergency vehicle access.

Planner Grahn thought it was important to note the location and amount of off-street
parking. The calculation the Staff used was based on the construction of six new single
family houses. A single family house requires two parking spaces per house. If this had
been a multi-unit dwelling where the units are combined, it would have actually generated
8.5 parking spaces based on the size of the units being proposed.

Planner Grahn stated that the Staff had created conditions of approval in an effort to help
with the amount of the off-street parking. The parking will be managed by the HOA and not
the City; and one of the conditions asks that in the CC&Rs the applicant provide for certain
specifications, such as no more than two cars per unit, maintaining ADA parking if required,
the length the time of vehicle can be parked, restrictions on vehicles sizes, snow removal
and so forth.

Regarding internal vehicles and pedestrian circulation, Planner Grahn noted that the
access for this parking area was along Sullivan Road. Pedestrian access could be from
either City Park or through the pedestrian easement that goes down the middle of the
lot. Fencing is not required, but it will be screened with landscaping. A trash enclosure
on the northeast side of the lot will have fencing and hide the parking from the struggler
building. Planner Grahn stated that the parking area did not create more building mass
or bulk. It would be more difficult to mitigate the bulk if they were building the garage.
Concentrating the parking in the back of the lot prevents it from impeding on the historic
integrity of the site.

Planner Grahn noted that there were no open space requirements; however, the
applicant was providing 55% open space. Signs and lighting have been conditioned so
that the Planning Department reviews and approves them prior to any installation. The
parking area complies with the Design Guidelines as outlined in the Staff report.

Planner Grahn pointed out that noise, odors, and steam caused by other parking areas
along Sullivan Road already exists. This parking area would not add to those impacts.
Deliveries would occur between Park Avenue and Sullivan Road. She stated that the
expected ownership would be a condominium plat once that has been recorded. The
property is not in the SLO, and it is consistent with the General Plan.

Planner Grahn remarked that the historic structures would not be threatened or hurt by
this parking area. The parking was located a significant distance from the structures to
help maintain that integrity. The City would obtain facade preservation on the homes
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before they are sold to individual owners. The new units have to comply with the
Design Guidelines and the Staff found that those had already been met.

Planner Grahn reviewed the application for the Condo Plat, which would
condominiumize the project to allow the units to be sold to individual owners. The
tables beginning on page 374 of the Staff report outlined the sizes of those units.

Steve Brown, development consultant on behalf of the City, and Jesus Vendasu, the
project architect for Caddis Architecture, were present to answer questions.

Mr. Brown complimented Planner Grahn for her thorough compilation of what has
occurred over the last year in response to the comments made by the Planning
Commission last summer, primarily related to tandem parking on the Park Avenue side.
Mr. Brown commented on the exhaustive process they had gone through reviewing this
with all of the City departments and the service providers, and well as going through the
HDDR and HPB process. He thought they had done a fairly good job of trying to
respond the Commissioners’ comments and to make sure there would no unmitigated
issues remaining. Mr. Brown stated that they have a good record of Code compliance
and he was pleased with the end result. He was willing to walk the Commissioners
through the site if they were interested in a site visit.

Chair Strachan opened the public hearing on the plat amendment, the CUP and the
condominium plat for 1450-1460 Park Avenue.

There were no comments.
Chair Strachan closed the public hearing.

Chair Strachan stated that even though these three applications come close to
satisfying the Code, he thought it was presumptuous and counter-productive for the City
to go ahead and build these and to get as far along as they did under the umbrellas of
the need for affordable housing. Chair Strachan believed there was a strong need for
affordable housing, but the need for affordable housing also must follow the regular
procedure. He thought it perceived favoritism to the City when another applicant who
comes in with an application similar to this one would not get as far along in the
construction process. He was certain that Commissioners Phillips, Campbell and
Thimm could attest to that based on their construction experience. Chair Strachan
remarked that the fact that the City was able to get this far and the Planning
Commission was just now seeing the plat amendment and the CUP was unfair to every
private applicant. He understood that the need for affordable housing is huge, but the
City has to follow the same rules as everyone else. He rides his bike by this project
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every day and he thinks it is very hypocritical that the City would do this. He was not
opposed to the project and he probably would have favored it had it followed the proper
process prior to construction.

Commissioner Thimm agreed with Chair Strachan. However, after reviewing all three
applications, the mitigation measures, and going through the conditions of approval, he
thought the intent of the LMC was met.

Commissioner Joyce disagreed that the LMC had been met. He noted that the
Planning Commission pointed out flaws in the parking six or eight months ago and they
voiced a lot of concerns regarding the parking plan. At that time, they were told that the
only decision was whether or not they could park on Sullivan Road, and the Planning
Commission had said yes. Commissioner Joyce stated that in hindsight that decision
was a mistake. They Commissioners should have said no and made the City Council
overturn their decision. By saying yes, the Planning Commission kept seeing
continuances, and they ended up with a plan that he would not approve for any
applicant. Commissioner Joyce pointed out that he has consistently said that when the
City is the applicant they should be held to the absolute strongest standard that they
would hold for any applicant, because otherwise it is favoritism.

Commissioner Joyce stated that in looking at the parking plan, the only way to get to 12
parking spaces is two spaces for the six new units, and eliminating the parking for the
two historic buildings on the historic sites inventory. He remarked that the reason they
eliminate parking requirements for the Historic Sites Inventory buildings is to protect the
historic properties that are mostly built on 25’ x 75’ lots. He noted that 1450 and 1460
Park Avenue had off-street parking and the City tore it out. Instead of doing what they
talk about with the provision of not having to provide parking for those historic
structures, the City went in the opposite direction. The City tried to quadruple the
density on the lots and they could only do it by invoking the fact that they did not need
to providing parking for the two historic buildings; and only provide parking for the new
buildings.

Commissioner Joyce thought the problem continued to exacerbate. The City misused
that piece of the Code and they removed existing off-street parking. He referred to the
map on page 368 of the Staff report and the three-car parking spots at the lowest end.
He believed that if they asked people on the street which residents would use those
three parking spots, he was certain they would say the two yellow buildings because it
makes sense. That is how it was designed. Commissioner Joyce disagreed with the
idea that those structures will not have off-street parking and those residents will park in
the street, because it was obvious that they were parking those structures. In addition,
the conditions of approval state that there are no assigned parking spaces.
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Commissioner Joyce stated that if they came to the Planning Commission with the
same layout, but said they were going to assign parking spaces and put something in
the deed for the two historic houses that requires them to park in the street and
prohibits parking on-site, he might be able to accept counting 12 parking spaces under
those circumstances. The problem is that the City would never enforce it, and pushing
enforcement off to an HOA does not fix the problem. This is an under-parked project.

Commissioner Joyce stated that he and Commissioner Campbell have discussed what
it means to under-park a commercial project. Commissioner Campbell believes that
under parking a commercial project is fine because if customers have trouble finding a
parking place, that business loses customers and the parking works itself out.
However, this is a residential project and if it is under-parked people will park in the
street or in City Park. It pushes the problem out into the neighborhood.

Commissioner Joyce remarked that the fact that the City is twisting the way they count
parking is disheartening. He was confident that no matter what the Planning
Commission decides, the City Council would approve it because the project is nearly
built. Commissioner Joyce could not support these applications. He wished they could
have had this discussion before the construction started, which is when it should have
occurred and when the Planning Commission tried but were steered away.

Commissioner Campbell thought it was an easy out for regulations to look at what
technology is going to do in the future. He believed most of those people would not
own cars five or ten years from now, so he was going to look the other way and pretend
that the City did not manipulate the process. Commissioner Campbell agreed that it is
frustrating to have rules and for the City not to live by the same rules as everyone else.
He would like to find some way to send that message to the City Council.
Commissioner Campbell pointed out that the Planning Commission wants to support
affordable housing and wants to do whatever they can to streamline the process, but
Chair Strachan is correct in saying that the City should not get a streamlined version
over what a private applicant could get. He agreed with Commissioner Joyce, that if
this had been a private applicant the project would have never gotten this far in the
process. He thought everyone should be concerned about the public questioning how
this was pushed through and built before it was completely approved. Commissioner
Campbell asked Director Erickson to make sure in the future that the Planning
Commission is not a party to something like this before it gets too far down the road.
He felt that whatever they did tonight, the perception is going to be that the Planning
Commission allowed it, and that is not the case.

Packet Pg. 27




Planning Commission Meeting
June 28, 2017
Page 26

Assistant City Attorney McLean commented on the CUP and the existing site from a
legal standpoint. She stated that notwithstanding the issues with the parking and the
fact that Council Member Beerman was in attendance and would relay their comments
to the City Council, the application is for a conditional use permit for a parking area
greater than five spots. It is not an application for how the project is and how it is
parked. It is about the impacts of having more than five cars together. Ms. McLean
explained that how it exists right now without the plat amendment to remove the interior
lot line, the applicant would not need a CUP because they would have two smaller
structures, or four and four. The applicant would be able to park it in a manner where a
CUP is not needed. She recognized that it may be an issue with the LMC that should
be addressed globally in terms of how these projects will be parked. Ms. McLean
stated that from a legal standpoint, the lens for looking at the CUP is what are the
impacts of having those cars in the back, what are the impacts of having them together,
and have those impacts been adequately mitigated. It was not about the issues of
parking for the historic house. Ms. McLean clarified that regardless of the applicant, the
City, as the regulator, would have to find that this adequately parked because that is all
that is required. There are no parking requirements for the historic homes.

Commissioner Campbell pointed out that their frustration is that the plan has continued
to evolve. His experience has been that a private applicant would have to have a
completed plan before any of it could be approved. In this case the Planning
Commission approved parts of it early on, and now their hands were tied. The
Commissioners had no choice but to approve this because of how much has already
been constructed. The applicant has no choice in terms of how to park it.

Chair Strachan asked what would happen if the Planning Commission denied the plat
amendment. Assistant City Attorney McLean believed that the applicant would not ask
for the CUP or the plat amendment, and instead come in for two condominium plats for
the lot to the south and the lot to the north. Chair Strachan pointed out that under that
scenario there would not be a need for more than five parking spaces, and the project
would be under-parked. Ms. McLean explained that each unit would still be required to
have two spaces and there would be six spaces on each lot, but because the parking
spaces would not be together, it would not require a CUP. Commissioner Joyce
pointed out that it would then go back to tandem parking, which is what they opposed at
the last meeting. Ms. McLean noted that tandem parking is permitted under the Code,
even though it was not the best solution.

Chair Strachan believed the parking plan presented this evening was the best result of
many evil results, but it was never approved by the Planning Commission. He
reiterated that the process was disheartening and it would have never been allowed for
a private applicant.
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Commissioner Phillips agreed with his fellow Commissioners about the order of the
process. However, he thought this was a better plan than what they saw at the last
meeting and it has adequate parking. He agreed that the applicant had manipulated
and did some things, but everyone does it. It also meets the Code. Commissioner
Phillips stated that if he had spoken first, he was going to mention that the order of the
process seemed backwards and that upsets him as a Planning Commissioner. He was
also upset that the Planning Commission did not have the opportunity to review this
project prior to construction. He was unsure whether or not it was part of the fast-track
for affordable housing that was previously mentioned, but if that is the case, then it
needs to be applied fairly to future applicants of affordable housing.

Commissioner Joyce asked if 12 parking spaces is the right number based on the fact
that the two historic houses are going to park off-site. If the applicant thinks the historic
houses are going to park on the property, they need to provide four additional spaces.
Commissioner Phillips pointed out that the Code gives an exemption for historic
houses. Commissioner Joyce replied that the Code is not designed for subdivisions.
He wanted to know how they could make sure that the four cars associated with the two
historic homes never take the other parking spaces.

Director Erickson clarified that there was not a restriction in the CUP that prevents the
historic houses from using one or more of the common parking spaces. Therefore,
historic houses have the same right to those 12 spaces as everyone else in the
condominium. He was not aware of a special exemption. Director Erickson explained
that they were not exempting the historic houses from parking. They were only being
asked to comply with the Code for historic houses. Commissioner Joyce argued that
they were under-parking what the Code recommends.

MOTION: Commissioner Joyce moved to forward a NEGATIVE recommendation to the
City Council for the plat amendment for the Retreat at Park First Amended at 1450-
1460 Park Avenue.

The motion died for lack of a second.

MOTION: Commissioner Phillips moved to forward a POSITIVE recommendation to
the City Council for 1450-1460 Park Avenue Plat Amendment request to combine lots 1
and 2, the Retreat at the Park Subdivision, based on the Findings of Fact, Conclusions
of Law and Conditions of Approval found in the draft ordinance. Commissioner Thimm
seconded the motion.

VOTE: The motion passed 3-1. Commissioner Joyce voted against the motion.
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Commissioner Joyce asked if there was electricity out to the parking areas for charging
electric cars. Mr. Brown replied that there was no electricity at this point in time.
Commissioner Joyce pointed out that the City was making proposals about people
driving electric cars yet they were selling affordable housing in a way that no one could
own an electric car. He thought that was incongruous with everything else the City was
trying to encourage. For future affordable housing proposal, he would like charging
stations for electric cars to be part of their subdivision developments.

Mr. Brown stated that they were considering charging stations in the Woodside Park
Phase 1 and Phase 2 projects. Commissioner Campbell thought they should first solve
the problem of who will pay for it. If there are nine spots and they are not restricted to a
specific house, he would be opposed to the City paying for an individual’s electric car.

MOTION: Commissioner Phillips moved to APPROVE the Conditional Use Permit for
1450-1460 Park Avenue in regards to the five stalls or more, based on the Findings of
Fact, Conclusions of Law and Conditions of Approval found in the Staff report.
Commissioner Thimm seconded the motion.

VOTE: The motion passed 3-1. Commissioner Joyce voted against the motion.
MOTION: Commissioner Phillips moved to forward a POSITIVE recommendation to
the City Council for 1450-1460 Park Avenue request for approval of a condominium plat
for the combined lots of the Retreat at the Park Subdivision for residential units, based
on the Findings of Fact, Conclusions of Law, and Conditions of Approval found in the
draft ordinance. Commissioner Thimm seconded the motion.

VOTE: The motion passed 3-1. Commissioner Joyce voted against the motion.

Findings of Fact -1450-1460 Park Avenue — Plat Amendment

1. The property is located at 1450-1460 Park Avenue in the Historic Residential-
Medium Density (HRM) District.

2. The subject property consists of Lots 1 and 2 of the Retreat at the Park
Subdivision approved by the City Council as Ordinance 07-20 and recorded at
Summit County on August 16, 2007.

3. On December 8, 2015, the Planning Department received a Historic District
Design Review (HDDR) application for the rehabilitation and relocation of the
historic houses at 1450 and 1460 Park Avenue. The HDDR applications were
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approved on November 21, 2016.

4. On February 3, 2016, the Historic Preservation Board (HPB) approved the
material deconstruction for the historic houses at 1450 and 1460 Park Avenue.
The HPB approved the relocation of the house at 1450 Park Avenue 8’6l to the
west towards Park Avenue and the relocation of the house at 1460 Park Avenue
5’51l to the west towards Park Avenue was approved by the HPB on March 2,
2016

5. On July 13, 2016, the Planning Department approved Conditional Use Permits
(CUP) at each address to allow access off Sullivan Road.

6. On March 20, 2017, the Planning Department received an application for a plat
amendment to combine Lots 1 and 2 of the Retreat at the Park Subdivision at
1450-1460 Park Avenue; the application was deemed complete on March 27,
2017.

7. The proposal complies with the allowed uses in the HRM District.

8. The combined lot size will be 18,294.43 square feet.

9. The minimum lot width in the HRM District is 37.50 feet; the combined lot width
will be 108.25 feet along Park Avenue and 100.99 feet along Sullivan Road.

10. The required front yard setback is 15 feet in the HRM District; the applicant is
providing a 15 foot front yard setback.

11. The required rear yard setback is 10 feet in the HRM District; the applicant is
proposing a 22 foot setback.

12. The required side yard setback is 5 feet in the HRM District; the applicant is
proposing 5 feet along the north and south side yards.

13. Single-family dwellings are an allowed use in the HRM District.
14. The site is not located within the Sensitive Lands Overly District. There are no
known physical mine hazards. The site is within the Soils Ordinance Boundary

and the site will have to meet the Soils Ordinance.

15. Property is located in a FEMA Flood Zone A
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16. All findings within the Analysis section and the recitals above are incorporated
herein as findings of fact.

Conclusions of Law — 1450-1460 Park Avenue — Plat Amendment

1. There is good cause for this Plat Amendment.

2. The Plat Amendment is consistent with the Park City Land Management Code
and applicable State law regarding lot combinations.

3. Neither the public nor any person will be materially injured by the proposed Plat
Amendment.

4. Approval of the Plat Amendment, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.

Conditions of Approval - 1450-1460 Park Avenue — Plat Amendment

1. The City Attorney and City Engineer will review and approve the final form and
content of the plat for compliance with State law, the Land Management Code, and the
conditions of approval, prior to recordation of the plat.

2. The applicant will record the plat at the County within one year from the date of
City Council approval. If recordation has not occurred within one year’s time, this
approval for the plat will be void, unless a request for an extension is made in
writing prior to the expiration date and an extension is granted by the City
Council.

3. Required public improvements and landscaping, as applicable, shall be
completed at the time of conversion or security provided to ensure completion as
provided by ordinance.

4. The applicant shall dedicate a fagade preservation easement to the City for the
historic structures at 1450 and 1460 Park Avenue following their restoration and
prior to sale of the historic buildings to private property owners.

5. The property is located within the Park City Landscaping and Maintenance of Soil
Cover Ordinance (Soils Ordinance) boundary. Final construction must comply
with the Soils Ordinance regulations.

6. The applicant shall show and label their easement with Snyderville Basin Water
Reclamation District (SBWRD) on the plat amendment.

7. A ten feet (10’) wide public snow storage easement will be required along the
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Park Avenue frontage of the property.
8. Surface utility boxes for this project shall be located on the property.
9. Because of Park City’s implemented Storm Management Plan, construction

projects shall need to identify drainage areas and planned Best Management
Practices (—BMPsll) to control erosion and off-site migration of soils.

Findings of Fact — 1450-1460 Park Avenue — CUP

1. The property is located at 1450 and 1460 Park Avenue.
2. The zoning is Historic Residential-Medium (HRM) Density District.

3. The lots at 1450 and 1460 Park Avenue currently each contain a historic house. The
sites are designated as Significant on the City’s Historic Sites Inventory (HSI).

4. The property is identified as Lots 1 and 2 the Retreat at the Park Subdivision and
contains a total of 18,294.43 square feet. Both lots have street frontages along both Park
Avenue. The rear yard of the properties back up to Sullivan Road.

5. Sullivan Road is a private drive, not a City Street.

6. On February 3, 2016, the Historic Preservation Board (HPB) approved the material
deconstructions at 1450 and 1460 Park Avenue. The relocation of the house at 1450 Park
Avenue by 86" and the house at 1460 Park Avenue by 5’5" to the west towards Park
Avenue was approved by the HPB on March 2, 2016.The HDDR applications were
approved on June 14, 2016.

7. The HDDR applications to construct the three (3) new single-family dwellings behind
each of the historic houses were approved on November 21, 2016.

8. On July 13, 2016, the Planning Commission reviewed a CUP request for access off of
Sullivan Road; the CUP was approved.

9. The proposed combined lot size of 1450 and 1460 Park Avenue, following recording of a
plat amendment, of 18,294.43 square feet is greater than the minimum required lot size for
a development of eight (8) dwelling units (9,625 SF). On July 13, 2016, the Planning
Commission approved a CUP application for access off of Sullivan Road.
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10. The existing site is located on Park Avenue, which is a major residential collector
street. The site is immediately surrounded by multi-family dwellings.

11. The historic houses at 1450 and 1460 Park Avenue are designated as “Significant” on
the City’s Historic Sites Inventory (HSI), and are not required to provide parking. The six
(6) new single-family dwellings proposed on the combined lot are required to provide two
(2) parking spaces each for a total of twelve (12) spaces.

12. To lessen traffic conflicts along Park Avenue, the applicants have chosen to locate
most of the parking at the rear of the lot along Sullivan Road. The applicant is proposing
one (1) parking space accessible from Park Avenue to be adjacent to the historic house at
1450 Park Avenue; two (2) parking spaces accessible from Park Avenue will be adjacent to
the historic house at 1460 Park Avenue; and the remaining nine (9) parking spaces will be
concentrated at the east (rear) of the lot along Sullivan Road in a single Parking Area.

13. The City Engineer finds that on average, the eight (8) homes would generate ten (10)
trips/day/home or approximately 80 new trips that will be absorbed by Sullivan Road and
Park Avenue. The additional trips will not cause additional congestion except during
holiday weekends and special events when there is existing congestion. There is no local
remedy that this development can provide to alleviate the existing, holistic problem.

14. A Parking Area of five (5) or more spaces is a Conditional Use in the HRM zoning
district.

15. The applicant will have to accommodate the necessary utility capacity for a functioning
project. The applicant is responsible for making these necessary arrangements. The
applicant shall also be accountable for working with the many utility companies and City
Engineer related to utility capacity. The utility capacity shall not adversely affect the project
in a way that causes an unreasonable aesthetic look and feel. Storm water run-off has
already been addressed as part of the overall development of the site.

16. Emergency vehicles can easily access the project off Park Avenue and/or Sullivan
Road and no additional access is required.

17. The applicant requests that most of the direct access to the site come from Sullivan
Road. The applicant is proposing a total of three (3) parking spaces accessible from Park
Avenue and nine (9) parking spaces accessible from Sullivan Road.

18. The applicant proposes to provide internal vehicular access from Park Avenue and
Sullivan Road. A pedestrian path will straddle the existing interior lot line between 1450
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and 1460 Park Avenue and provide a pedestrian connection between Park Avenue and
Sullivan Road.

19. The applicant has minimized the visual impacts of the nine (9)-car Parking Area along
Sullivan Road at 1450-1460 Park Avenue by providing a fenced trash enclosure along the
north property line, a vegetated berm between the Parking Area and Sullivan Road, and a
vegetated side yard along the south property line.

20. By constructing six (6) single-family residences behind the existing historic houses, the
applicant has significantly reduced the mass and scale of the development. They have
maintained the traditional orientation of buildings along the Park Avenue right-of-way. By
concentrating the uncovered Parking Area along Sullivan Road they have reduced the
mass that would have been created on the lot by creating a covered parking structure.

21. There are no open space requirements for this site as the applicant is proposing to
construct single-family homes, not a multi-unit dwelling. The total amount of open space
on this lot is proposed to be approximately 10,160 square feet of open space or 55% of the
combined lots.

22. No signs and lighting are associated with this proposal. All future lighting will be
subject to the LMC development standards related to lighting and will be reviewed for
compliance with the LMC and Design Guidelines at the time of the building permit review.
Any existing exterior lighting will be required, as part of this application, to be brought up to
current standards.

23. The physical design of the proposed Parking Area and development is compatible with
surrounding Structures in mass, scale, style, design, and architectural detailing.

24. The proposed use does not provide noise, vibration, odors, steam, or other mechanical
factors that are not already associated within the HRM District. The location of the Parking
Area at the back of the lot along Sullivan Road and the vegetated berm will mitigate the
associated vehicles from the view of the neighborhood.

25. Trash storage and recycling pick areas will be located on the rear (south) elevation of
the new houses. Trash collection will occur along Sullivan Road.

26. Expected ownership of the entire project is anticipated as a single entity until the
applicant files a Condominium Record of Survey to be able to sell each private unit
individually.
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27. The site is not located within the Sensitive Lands Overly District. There are no known
physical mine hazards. The site is within the Soils Ordinance Boundary and the site will
have to meet the Soils Ordinance. The site is not on any steep slopes and the proposal is
appropriate for its topography. Storm water runoff from Parking Area has been addressed
as part of the overall development of the site.

28. Expected ownership of the entire project is anticipated as a single entity until the
Condominium Plat has been recorded, enabling the applicant to sell each private unit
individually. Following the sale, these will be deed-restricted affordable housing units.

29. Per LMC 15-2.4-3, the Planning Director shall review any Conditional Use permit (CUP)
Application in the HRM District and shall forward a recommendation to the Planning
Commission regarding compliance with the Design Guidelines for Park City’s Historic
Districts and Historic Sites and Chapter 5. The proposed design of the six (6) new single-
family dwellings meets the Design Guidelines for Park City’s Historic Districts and Historic
Sites.

30. The applicant is not proposing to alter the Historic Structure to minimize the residential
character of the building; rather, the applicant is proposing to remove non-historic additions
on the historic house, construct a new addition, and restore the existing historic structure.
The proposed Parking Area along Sullivan Road is also consistent with the Design
Guidelines as the guideline encourage locating Parking Areas in rear yards where they do
not detract from the historic character of the primary right-of-way.

31. The new buildings and addition to the historic structure will be in scale and compatible
with existing historic buildings in the neighborhood. Larger masses will be located to the
behind the historic structure to minimize the perceived mass from the street.

32. By constructing the six (6) single family residences behind the historic houses, the
applicant has significantly reduced the mass and scale of the development as viewed from
Park Avenue. The small scale of these new houses is consistent to that of the historic
structures. The low height of each house and the separation between the houses
minimizes their visibility and allows the historic structure to remain the focal point of the
project.

33. Parking requirements of Section 15-3 will be met. The required amount of parking for
six (6) new single family homes is twelve (12) spaces. The applicant will provide three (3)
parking spaces accessible from Park Avenue and nine (9) parking spaces accessible from
Sullivan Road.
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34. All yards are designed and maintained in a residential manner. EXxisting mature
landscaping shall be preserved as possible.

35. As the property is surrounded by residential uses and no commercial uses are
proposed, therefore the applicant is not providing fencing and screening between along
common property lines.

36. All utility equipment is proposed to be located underground.

37. General statement about consistent with the GP.

38. The staff findings in the Analysis section of this report are incorporated herein.

Conclusions of Law — 1450-1460 Park Avenue — CUP

1. The CUP, as conditioned, is consistent with the Park City Land Management Code.
2. The proposed use, as conditioned, will be compatible with the surrounding structures in
use, scale, mass and circulation.

3. The effects of any differences in use or scale have been mitigated through careful
planning.

Conditions of Approval — 1450-1460 Park Avenue — CUP

1. City approval of a construction mitigation plan is a condition precedent to the issuance of
any building permits. The plan shall include phasing, timing, staging, and coordination of
construction with adjacent projects to address mitigation of neighborhood impacts due to
the volume of construction in this neighborhood.

2. City Engineer review and approval of all construction, including grading, utility
installation, public improvements and storm drainage plans, and all construction within the
ROW, for compliance with City standards, is a condition precedent to building permit
issuance.

3. Snyderville Basin Water Reclamation District (SBWRD) review and approval of the utility
plans for compliance with SBWRD standards and procedures, is a condition precedent to
building permitissuance. A 21 foot wide utilities easement has been dedicated to SBWRD
along the shared property line of 1450-1460 Park Avenue.

4. A final landscape plan shall be submitted for approval by the Planning Department and
the landscaping shall be complete prior to issuance of a final certificate of occupancy for
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the project. The landscape plan shall provide mitigation of the visual impacts of the
driveways, parking areas, and mechanical equipment.

5. The applicant shall dedicate facade preservation easements to the City for the historic
structures at 1450 and 1460 Park Avenue following their restoration and prior to sale of the
historic buildings to a private property owners.

6. The plat amendment to combine Lots 1 and 2 of the Retreat at the Park Subdivision,
located at 1450-1460 Park Avenue shall be recorded else this CUP approval for a Parking
Area of nine (9) parking spaces along Sullivan Road is void.

7. The HOA shall create and enforce a parking plan to be approved by the City Planning
Director and City Engineer prior to issuance of certificates of occupancy that addresses the
following:

No more than 2 cars allowed per unit

The HOA shall maintain signed and striped ADA parking (if required)
Length of time a vehicle can be parked without moving

Restrictions on vehicle size to prevent semis, work trailers, storage units
(PODs), etc. in designated parking areas

Snow removal restrictions

Determine if parking spaces are assigned to individual owners or units
Signs

Fair tie-breaker and changes to plan clause

Signs

cpop

S ™o

8. The applicant is responsible for providing an updated landscape plan as part of the
building permit application. Any significant vegetation that needs to be removed shall be
replaced in-kind or a multiple of trees of the same caliper shall be provided to match the
diameter of the existing tree. The updated landscape plan shall incorporate fruit trees and
lilac bushes, consistent with the current vegetation that exists on site. If possible, the
applicant will preserve the lilac bushes.

9. Existing mature landscaping shall be preserved per a tree preservation plan submitted
by a certified arborist and approved by the City prior to issuance of a building permit.

10. All ground-level equipment shall be screened from view using landscape elements
such as fences, low stone walls, or perennial plant materials.

11. All parking areas and driveways shall be screened in order to visually buffer off-street
parking areas from adjacent properties and the primary rights-of-way.
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12. All parking area signs shall be approved by the Planning Department prior to
installation.

13. Any new exterior lighting features shall be reviewed and approved by the Planning
Department prior to installation. Exterior lighting features shall be compatible to the
building’s style, period, and materials, but shall also be down-directed and shielded.

14. All Standard Project Conditions shall apply.

Findings of Fact — 1450-1460 Park Avenue — Condominium plat

1. The property is located at 1450-1460 Park Avenue in the Historic Residential-
Medium Density (HRM) District.

2. The subject property consists of Lots 1 and 2 of the Retreat at the Park
Subdivision approved by the City Council as Ordinance 07-20 and recorded at
Summit County on August 16, 2007.

3. On December 8, 2015, the Planning Department received two Historic District
Design Review (HDDR) applications for the rehabilitation and relocation of the
historic house at 1450 and 1460 Park Avenue. The HDDR applications were
approved on November 21, 2016.

4. On February 3, 2016, the Historic Preservation Board (HPB) approved the
material deconstructions for 1450 and 1460 Park Avenue. The relocation of the
house at 1450 Park 8'6” to the west and the house at 1460 Park 5’5" to the west
towards Park Avenue was approved by the HPB on March 2, 2016.

5. On July 13, 2016, the Planning Department approved Conditional Use Permits
(CUP) to allow access off Sullivan Road.

6. On March 20, 2017, the Planning Department received a Condominium Record
of Survey application for the Retreat at the Park Condominiums; it was deemed
complete April 14, 2017.

7. The property owner proposes to record a Condominium Record of Survey that
creates a total of eight (8) units.
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8. A condominium is not a type of use but a form of ownership.
9. The proposal complies with the allowed uses in the HRM District.

10. Together, Lots 1 and 2 of the Retreat at the Park Subdivision contain 18,294.43
square feet. This is greater than the minimum lot size required for eight (8)
dwelling units which is 9,625 square feet.

11. The minimum lot width in the HRM District is 37.50 feet; together, Lots 1 and 2
are 108.25 feet in width.

12. The required front yard setback is 15 feet in the HRM District; the applicant is
providing a 15 foot front yard setback.

13. The required rear yard setback is 10 feet in the HRM District; the applicant is
proposing a 30 foot setback.

14. The required side yard setback is 5 feet in the HRM District; the applicant is
proposing 5 feet along the north side yards.

15. A single-family dwelling is an allowed use in the HRM District.

16. The proposed Condominium Record of Survey Plat is appropriate as the
requested form of ownership is not detrimental to the overall character of the
neighborhood.

17. This application allows the following residential units to be platted as private
ownership:

a. Unit 1450A: 713.1 square feet

b. Unit 1450B: 944.5 square feet

c. Unit 1450C: 944.5 square feet

d. Unit 1450D: 1,170.6 square feet

e. Unit 1460A: 529.2 square feet

f. Unit 1460B: 944.5 square feet

g. Unit 1460C: 944.5 square feet

h. Unit 1460D: 944.5 square feet

18. The total private ownership of this project is 7,235.4 square feet.

19. This application allows the following residential units to be platted as limited
common ownership:
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a. Unit 1450A: 100.3 square feet
b. Unit 1450B: 139.3 square feet
c. Unit 1450C: 139.3 square feet
d. Unit 1450D: 160.0 square feet
e. Unit 1460A: 124.1 square feet

f. Unit 1460 B: 139.3 square feet
g. Unit 1460C: 139.3 square feet
h. Unit 1460D: 219.0 square feet
20. The application allows for 1,160.6 square feet of limited common area.

21. This application allow for 12,736.3 square feet in common area.

22. The proposed Record of Survey consists of common area, private residential,
limited common residential, and private commercial.

23. The exterior and boundary walls, floor joists, foundations, roofs, mechanical
areas, utility chase, etc. are to be platted as common space.

24. The site is not located within the Sensitive Lands Overly District. There are no
known physical mine hazards. The site is within the Soils Ordinance Boundary
and the site will have to meet the Soils Ordinance. It is also located in FEMA
flood zone A.

25. All findings within the Analysis section and the recitals above are incorporated
herein as findings of fact.

Conclusions of Law — 1450-1460 Park Avenue — Condominium Plat

1. The Condominium Plat is consistent with the Park City Land Management Code
and applicable State law regarding condominium record of survey plats.

2. Neither the public nor any person will be materially injured by the proposed
Condominium Plat.

3. Approval of the Condominium Plat, subject to the conditions stated below, does
not adversely affect the health, safety and welfare of the citizens of Park City.

Conditions of Approval — 1450-1460 Park Avenue — Condominium Plat

1. The City Attorney and City Engineer will review and approve the final form and
content of the plat for compliance with State law, the Land Management Code,
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and the conditions of approval, prior to recordation of the plat.

2. The applicant will record the plat at the County within one year from the date of
City Council approval and after the homes are completed to ensure that the
condo plat reflects the built conditions. If recordation has not occurred within one
year’s time, this approval for the plat will be void, unless a request for an
extension is made in writing prior to the expiration date and an extension is
granted by the City Council.

3. Required public improvements and landscaping, as applicable, shall be
completed at the time of conversion or security provided to ensure completion as
provided by ordinance.

4. The applicant shall require fagade preservation easements to the City for the
historic structures at 1450 and 1460 Park Avenue following their restoration and
prior to sale of the historic building to private property owners.

5. The property is located within the Park City Landscaping and Maintenance of Soil

Cover Ordinance (Soils Ordinance) boundary. Prior to building permit issuance,
a soils management plan must be submitted and final construction must comply
with the Soils Ordinance.

6. The applicant shall show and label their easement with Snyderville Basin Water
Reclamation District (SBWRD) on the condo plat amendment.

7. A plat note shall be included indicating that the parking spaces off of Park
Avenue are for the use of all residents within the condominium development.

6. Land Management Code (LMC) amendments - Administrative and substantive

amendments to the Park City Land Management Code, including, but not

limited to amendments to address Utah State Code modifications specifically

amending Land Management Code Title 15 Chapter 1, Section 18 Appeals and

Reconsideration Process: Title 15 Chapter 11 Section 10 Park City Historic

Sites Inventory (Council adoption of properties designated on the Historic

Sites Inventory); Title 15 Chapter 11, Section 11 Design Guidelines for Park

City’s Historic Districts and Historic Sites; Title 15, Chapter 2.25 Historic Sites

Overlay Zone (new overlay zone for sites on the Historic Sites Inventory: and

Title 15- Chapter 13 Design Guidelines (adopting new chapter to codify the

existing Design Guidelines into the Land Management Code).
(Application PL-17-03588)
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Director Erickson stated that the majority of these LMC Amendments were mandated by
the 2017 State Legislature. He commented on policy implications and noted that the
Design Guidelines would now be included in the Code rather than be a separate document.
The list of houses on the HSI would also be in the Code. The intentis to make it easier for
the public to recognize what is or is not on the Inventory. Other amendments include a few
changes to the appeal process to the Historic Preservation Board.

Planner Grahn reported that the Staff report was re-published this morning. The only
change was to add asterisks to 569 Park and 1302 Norfolk. The HPB had designated
them as historic and they are listed on the HSI. However, due to pending appeals, those
homes may be removed in the future.

Chair Strachan asked how the election takes place on the appeal. He understood that in
the event of a historic preservation appeal, the person could elect to have it heard by either
the Board of Adjustment or the City Council. He wanted to know how that election occurs.

Assistant City Attorney McLean replied that it was required by State Code and Chair
Strachan had raised a good point. She recommended adding a sentence stating that at
the time of submitting the appeal, the election needs to take place. Chair Strachan
believed that without that sentence it leaves it open for someone to say that they did not
know that the City Council could have heard their appeal. Commissioner Campbell
concurred.

Chair Strachan assumed that most of the language was taken from either case law or the
new legislation. Assistant City Attorney McLean replied that almost all of it was taken from
the new legislation. These amendments were the most important ones to implement as
quickly as possible.

Commissioner Joyce referred to page 399, (B) Procedure for Designating Sites, and read
“It is hereby declared that all Buildings (main, attached, detached or public), Accessory
Buildings, and/or Structures within Park City, which City Council considers comply with the
criteria found in Sections 15-11-10(A)(1) or 15-11-10(A)(2) are determined to be on the
Park City Historic Sites Inventory”. He did not think it read like an actual sentence and
asked if a word was missing. Director Erickson suggested striking “comply with” and
replace it with, “...which City Council considers to be in compliance with Sections 15-11-
10(A)(1) or 15-11-10(A)(2) are determined to be on the Park City Historic Sites Inventory”.

Chair Strachan opened the public hearing.

There were no comments.
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Planning Commission Meeting
June 28, 2017
Page 42

Chair Strachan closed the public hearing.

MOTION: Commissioner Joyce moved to forward a POSITIVE recommendation for the
various LMC Amendments pursuant to the attached draft ordinance and as amended.

Commissioner Phillips seconded the motion.

VOTE: The motion passed unanimously.

Community Development Director, Anne Laurent, addressed the comments regarding
1450-1460 Park Avenue. She completely respects the perception that the timing caused
on the project at 1450-1460. She assured the Planning Commission that the next City
project is Woodside Park, which is a Master Planned Development. She believed it would
come forward in a format where the Planning Commission would see it early rather, than
how this process unfolded. Ms. Laurent stated that a lot of work went into 1450-1460 Park
Avenue to make sure it was Code compliant and a lot of money was spent to get it right.

The Park City Planning Commission Meeting adjourned at 7:20 p.m.

Approved by Planning Commission:
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PARK CITY.

Memo to the Planning Commission @
Application #: PL-17-03473 PLANNING DEPARTMENT
Subject: 1003 Woodside Avenue

Author: Anya Grahn, Historic Preservation Planner

Date: July 12, 2017

Type of Item: Staff Communication

On April 14, 2017, the Park City Council approved the 1003 Woodside Avenue Plat
Amendment with Condition of Approval #9 which stated:

9. Planning Commission requires Staff to provide an additional review of the
existing home at 1003 Woodside Avenue of Section 15-11-10(A)(3) and if
necessary, recommend HPB review due to the possibility that the existing home
may possess local or regional history, architecture, engineering, or cultural
associated with (A) an Era of Historic importance to the community; or (B) Lives
of Persons who were of historic importance to the community; or (C) Noteworthy
methods of construction, materials, or craftsmanship used during the historic
period.

The Planning Department has reviewed the site’s historical significance based on the
criteria outlined in Land Management Code (LMC) 15-11-10. The Historic Sites
Inventory, adopted by City Council in 2009, currently only identifies three eras of
historical significance: Settlement & Mining Boom Era (1868-1893), Mature Mining Era
(1894-1930), and Mining Decline & Emergence of the Recreation Industry (1931-1962).
Staff finds that the A-frame structure at 1003 Woodside Avenue, constructed in 1967
according to the Summit County Recorder’s Office, does not meet the criteria for
Landmark or Significant Designation as the Ski Era has not been identified as significant
to local history. Though over 50 years old, the A-frame was constructed outside of the
identified historic periods.

At this time, staff is not recommending designating the site as historic on the Historic
Sites Inventory (HSI). Built in 1967, the structure is over 40 years old; it is 50 years old.
The A-frame form does not reflect the design characteristics of the vernacular Victorian-
Era architecture that contributes to the Mining Era Residences National Register District
as the A-frame form is reflective of recreational architecture styles that emerged in the
1960s when travel become more affordable to middle-income Americans and second-
homes became popular for those desiring a weekend retreat from city life. A-frames
and Swiss chalet styles became popular in Park City after the development of the first
ski resort, Treasure Mountain Resort, in 1962.

Based on the pending ordinance to revise LMC 15-11-10 to reflect changes to the state
legislature, the Park City Council may designate Sites to the Historic Sites Inventory.
City Council shall make the final determination on all Determination of Significance
applications. During the July 13, 2017, work session with City Council to discuss
Historic Preservation updates, staff will ask for City Council’s input on designating Ski
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Era mining structures to the HSI. City Council may then direct staff to review 1003
Woodside Avenue for designation to the HSI.

Packet Pg. 46




Planning Commission
Staff Report
Subject: PL-17-03586 LMC Amendments - 1884

Conventional Chain Businesses in  p| ANNING DEPARTMENT
the HRC and HCB Zoning Districts

Author: Hannah M. Tyler, Planner
Project Number: PL-17-03586

Date: July 12, 2017

Type of Item: Legislative — LMC Amendment

Summary Recommendations
Staff recommends the Planning Commission conduct a public hearing and continue the
item to the July 26, 2017 Planning Commission meeting.

Description

Project Name: LMC Amendments regarding Conventional Chain Businesses in the
Historic Recreation Commercial (HRC) and Historic Commercial
Business (HCB) Districts.

Applicant: Planning Department

Proposal Revisions to the Land Management Code

Exhibits

Exhibit 1 Pending Ordinance

Packet Pg. 47




Exhibit 1 — Draft Ordinance
Ordinance No. 2017-XX

AN ORDINANCE AMENDING THE LAND MANAGEMENT CODE OF PARK CITY,
UTAH, AMENDING HISTORIC RECREATION COMMERCIAL (HRC) DISTRICT,
SECTION 15-2.5; HISTORIC COMMERCIAL BUSINESS (HCB) DISTRICT, SECTION
15-2.6; AND DEFINED TERMS, SECTION 15-15.

WHEREAS, the Land Management Code was adopted by the City Council of
Park City, Utah to promote the health, safety and welfare of the residents, visitors, and
property owners of Park City; and

WHEREAS, the Land Management Code implements the goals, objectives and
policies of the Park City General Plan to maintain the quality of life and experiences for
its residents and visitors and to preserve the community’s unique character and values;
and

WHEREAS, the City reviews the Land Management Code on a regular basis and
identifies necessary amendments to address planning and zoning issues that have
come up; to address specific LMC issues raised by Staff, Planning Commission, and
City Council; and to align the Code with the Council’s goals; and

WHEREAS, Park City has an interest in promoting vibrancy and activity in the
historic Main Street downtown area located in the Historic Commercial Business (HCB)
and the Historic Recreation Commercial (HRC) Zoning Districts and finds this vibrancy
to be essential to the City’s long term economic and financial well-being; and

WHEREAS, these proposed Land Management Code (LMC) amendments were
reviewed for consistency with the recently adopted Park City General Plan.

WHEREAS, the Park City General Plan includes Goal 12 that states, “Foster
diversity of jobs to provide greater economic stability and new opportunities for
employment in Park City.” Objective 12C states, “Support local owned, independent
businesses that reflect the core values of Park City and add to the Park City
experience.” and Objective 12D states, “Minimize commercial retail chains on Main
Street and the impacts of big box and national chains on the unique Park City
experience.” Detailed Implementation Strategy for Local Business vs. Chain Stores
states, “As Park City seeks to maintain its distinct, historic, small-town, tourism based
economy, an ordinance restricting formula businesses along Main Street and the
Bonanza Park districts should be seriously considered.”

WHERAS, Park City has an interest in the preservation of the historic integrity of
Main Street and Heber Avenue as it relates to the historic feel and character, traditional
rhythm and scale, and Main Street National Register Historic District designation. Main
Street is the historic core of Park City and is a focal point of the tourism economy. The
Historic Commercial Districts reflects the history of Park City.
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WHEREAS, Park City’s Economic Development Plan encourages facilitation and
establishment of attractions and areas of interest for both visitors and residents;
maintaining and improving the balance of Sustainable Community goals by going
beyond economic initiatives to include social and environmental strategies; and
protection and preservation of the historic Main Street downtown area as the heart of
the region; and

WHEREAS, in the HRC and HCB Zoning Districts, business storefronts located
Main Street and Heber Avenue, that do not foster diversity or positive pedestrian
experiences to the general public, may diminish the vibrancy, historic rhythm and scale,
and activity of the historic Main Street area; and

WHEREAS, the City monitors the downtown business mix and sales tax
generation as part of its financial health assessment and finds a diversified business
mix is critical to the attractiveness, vitality, and success of the historic Main Street
downtown area; and

WHEREAS, the long-term economic sustainability of Park City depends upon the
continued economic success and aesthetic attractiveness of the historic Main Street
area; and

WHEREAS, in the HRC and HCB Districts, building storefronts that are not
inviting to the general public and reflective of Park City’s unique historic and resort
character may have a negative effect upon the overall economy and vitality of the
historic downtown area in terms of satisfaction of visitor experience, diversity of visitors,
activity on the street, and sales tax revenue generation; and

WHEREAS, the Planning Commission duly noticed and conducted public
hearings at the regularly scheduled meeting on July 12, 2017 and July 26, 2017and
forwarded a positive recommendation to City Council; and

WHEREAS, the City Council duly noticed and conducted a public hearing at its
regularly scheduled meeting on _,2017; and

WHEREAS, it is in the best interest of the residents of Park City, Utah to amend
the Land Management Code to be consistent with the values and goals of the Park City
General Plan and the Park City Council; to protect health and safety and maintain the
quality of life for its residents and visitors; to preserve and protect the vitality,
attractiveness, activity and success of the historic Main Street area; to ensure
compatible development; to preserve historic resources; and to preserve the
community’s unique character.

NOW, THEREFORE, BE IT ORDAINED by the City Council of Park City, Utah as
follows:
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SECTION 1. APPROVAL OF AMENDMENTS TO TITLE 15 - Land Management
Code Chapter 15-2.5 Historic Recreation Commercial (HRC) Zoning District. The
recitals above are incorporated herein as findings of fact. Chapter 15-2.5 of the Land
Management Code of Park City is hereby amended as redlined in Exhibit A.

SECTION 2. APPROVAL OF AMENDMENTS TO TITLE 15 - Land Management
Code Chapter 15-2.6 Historic Commercial Business (HCB) Zoning District. The recitals
above are incorporated herein as findings of fact. Chapter 15-2.6 of the Land
Management Code of Park City is hereby amended as redlined in Exhibit B.

SECTION 3. APPROVAL OF AMENDMENTS TO TITLE 15 - Land Management
Code Chapter 15-15 Defined Terms. The recitals above are incorporated herein as
findings of fact. Chapter 15-15 of the Land Management Code of Park City is hereby
amended as redlined in Exhibit C.

SECTION 4. EFFECTIVE DATE. This Ordinance shall be effective upon
publication.

PASSED AND ADOPTED this ___ day of , 2017

PARK CITY MUNICIPAL CORPORATION

Jack Thomas, Mayor

Attest:

City Recorder

Approved as to form:

Mark Harrington, City Attorney

Exhibits

Exhibit A — LMC § 15-2.5-2 Uses in HISTORIC RECREATION COMMERCIAL (HRC)
Exhibit B — LMC § 15-2.6-2 Uses in HISTORIC COMMERCIAL BUSINESS (HCB)
Exhibit C — LMC § 15-15 Defined Terms
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Exhibit A - LMC § 15-2.5-2 Uses in HISTORIC RECREATION COMMERCIAL (HRC)

15-2.5-2 Uses

Uses in the HRC are limited to the following:

A. ALLOWED USES%,

19.
B. CONDI

Single Family Dwelling®

Duplex Dwelling®

Secondary Living Quarters®
Lockout Unit"®

Accessory Apartment®®

Nightly Rental®

Home Occupation®

Child Care, In-Home Babysitting
Child Care, Family®

. Child Care, Family Group®

. Child Care Center®

. Accessory Building and Use

. Conservation Activity

. Agriculture

. Bed and Breakfast Inn*®

. Boarding House, Hostel’

. Hotel, Minor, fewer than 16 rooms®
. Office, General®

Parking Area or Structure, with four (4) or fewer spaces’
TIONAL USES*®,

©WoNoO~wWNE

10.

12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.

Triplex Dwelling®

Multi-Unit Dwelling®

Guest House, on Lots one acre®

Group Care Facility

Public and Quasi-Public Institution, Church, School

Essential Municipal Public Utility Use, Facility, Service and Structure
Telecommunication Antenna®

Satellite Dish, greater than thirty-nine inches (39") in diameter’

Plant and Nursery stock products and sales

Hotel, Major®

. Timeshare Projects and Conversions®

Private Residence Club Project and Conversion**
Office, Intensive®

Office and Clinic, Medical®

Financial Institution, without drive-up window®
Commercial Retail and Service, Minor®

Commercial Retail and Service, personal improvement®
Neighborhood Convenience Commercial, without gasoline sales
Café or Deli®

Restaurant, General®

Restaurant and café, Outdoor Dining*

Outdoor Events and Uses*

Bar

Parking Area or Structure, with five (5) or more spaces®
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25. Temporary Improvement*
26. Passenger Tramway Station and Ski Base Facility
27. Ski Tow, Ski Lift, Ski Run, and Ski Bridge
28. Recreation Facility, Commercial, Public, and Private
29. Entertainment Facility, Indoor
30. Fences greater than six feet (6") in height from Final Grade*
31. Private Residence Club, Off-Site®
32. Private Event Facility®
33. Special Events*
C. PROHIBITED USES. Unless otherwise allowed herein, any Use not listed above as an Allowed
or Conditional Use is a prohibited Use.

'Nightly rental of Lockout Units requires a Conditional Use permit

’See LMC Chapter 15-4, Supplementary Regulations for Accessory Apartments

*See LMC Chapter 15-4-9 for Child Care Regulations

*Requires an Administrative or Administrative Conditional Use permit, see Section 15-4.

*Prohibited in HRC Zoned Storefront Property adjacent to Main Street, Heber Avenue and Park Avenue,
excluding those HRC Zoned Properties on the west side of Park Avenue and also excluding those HRC
Zoned Properties with the following addresses: 702 Main Street, 710 Main Street, 738 Main Street (for
the plaza side storefronts), 780 Main Street, 804 Main Street (for the plaza side storefronts), 875 Main
Street, 890 Main Street, 900 Main Street, and 820 Park Avenue. Hotel rooms shall not be located within
Storefront Property; however access, circulation, and lobby areas are permitted within Storefront
Property.

®See LMC Chapter 15-4-14, Supplemental Regulations For Telecommunication Facilities

"See LMC Chapter 15-4-13, Supplemental Regulations For Satellite Receiving Antennas

8If Gross Floor Area is less than 2,000 sg. ft., the Use shall be considered an Allowed Use

°*No community locations are defined by Utah Code 32-B-1-102 (Alcoholic Beverage Control Act) are
permitted within 200 feet of Main Street unless a variance is permitted for an outlet, as defined by Utah
Code 32B-1-202, to obtain a liquor license.

1% Within the HRC Zoning District, no more than nine (9) Conventional Chain Businesses are
permitted in Storefront Properties.

Adopted by Ord. 00-51 on 9/21/2000
Amended by Ord. 04-39 on 3/18/2004
Amended by Ord. 06-69 on 10/19/2006
Amended by Ord. 07-55 on 8/30/2007
Amended by Ord. 09-10 on 3/5/2009
Amended by Ord. 12-37 on 12/20/2012
Amended by Ord. 16-02 on 1/7/2016
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https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/06-69.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/07-55.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-10small.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/12-37.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/16-02%20LMC%2015-2.5%20and%2015-2.6.pdf

Exhibit B — LMC § 15-2.6-2 Uses in HISTORIC COMMERCIAL BUSINESS (HCB)

15-2.6-2 Uses
Uses in the Historic Commercial Business (HCB) District are limited to the following:

A. ALLOWED USES*.
1. Single Family Dwelling
2. Multi-Unit Dwelling*
3. Secondary Living Quarters*
4. Lockout Unit*?

5. Accessory Apartment™®

6

7

8

9

Nightly Rental*

. Home Occupation®

. Child Care, In-Home Babysitting®

. Child Care, Family*®
10. Child Care, Family Group*®
11. Child Care Center'®
12. Accessory Building and Use!
13. Conservation Activity
14. Agriculture
15. Bed and Breakfast Inn™®
16. Boarding House, Hostel*
17. Hotel, Minor, fewer than 16 rooms®
18. Office, General*
19. Office, Moderate Intensive’
20. Office and Clinic, Medical'
21. Financial Institution, without drive-up window
22. Commercial Retail and Service, Minor
23. Commercial Retail and Service, personal improvement
24. Commercial Neighborhood Convenience, without gasoline sales
25. Restaurant, Cafe or Deli
26. Restaurant, General
27. Bar
28. Parking Lot, Public or Private with four (4) or fewer spaces
29. Entertainment Facility, Indoor
30. Salt Lake City 2002 Winter Olympic Games Legacy Displays’
31. Temporary Winter Balcony Enclosures

B. CONDITIONAL USES"

Group Care Facility*

Public and Quasi-Public Institution, Church, School

Essential Municipal Public Utility Use, Facility, Service, and Structure
Telecommunication Antenna®

Satellite Dish, greater than thirty-nine inches (39") in diameter®

Plant and Nursery stock products and sales

Hotel, Major*

NoobkowhE
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8. Timeshare Projects and Conversions®

9. Timeshare Sales Office, Off-Site within an enclosed Building*
10. Private Residence Club Project and Conversion*®

11. Commercial Retail and Service, Major™

12. Office, Intensive®

13. Restaurant, Outdoor Dining®

14. Outdoor Events and Uses®

15. Hospital, Limited Care Facility"

16. Parking Area or Structure for five (5) or more cars®

17. Temporary Improvement6

18. Passenger Tramway Station and Ski Base Facility

19. Ski Tow, Ski Lift, Ski Run, and Ski Bridge

20. Recreation Facility, Public or Private

21. Recreation Facility, Commercial

22. Fences greater than six feet (6") in height from Final Grade®
23. Private Residence Club, Off-Site’

24. Special Events®

25. Private Event Facility*

C. PROHIBITED USES. Any Use not listed above as an Allowed or Conditional Use is a
prohibited Use.

'Prohibited in HCB Zoned Storefront Property adjacent to Main Street, Heber Avenue, Grant
Avenue, and Swede Alley. Hotel rooms shall not be located within Storefront Property; however
access, circulation and lobby areas are permitted within Storefront Property.

“Nightly Rental of Lock Units requires a Conditional Use permit

3See LMC Chapter 15-4, Supplementary Regulations for Accessory Apartments

*Nightly Rental of residential dwellings does not include the Use of dwellings for Commercial
Uses

>See LMC Chapter 15-4-9 for Child Care Regulations

®Requires an Administrative or Administrative Conditional Use permit

"Olympic Legacy Displays limited to those specific Structures approved under the SLOC/Park
City Municipal Corporation Olympic Services Agreement and/or Olympic Master Festival
License and placed on the original Property set forth in the services Agreement and/or Master
Festival License. Requires an Administrative Permit.

8See LMC Chapter 15-4-14, Supplemental Regulations for Telecommunication Facilities

See LMC Chapter 15-4-13, Supplemental Regulations for Satellite Receiving Antennas

"N community locations as defined by Utah Code 32B-1-102 (Alcoholic Beverage Control
Act) are permitted within 200 feet of Main Street unless a variance is permitted for an outlet, as
defined by Utah Code 32B-1-202, to obtain a liquor license.

Ywithin the HRC Zoning District, no more than nineteen (19) Conventional Chain Businesses
are permitted in Storefront Properties.

Adopted by Ord. 00-51 on 9/21/2000
Amended by Ord. 02-38 on 9/12/2002
Amended by Ord. 04-39 on 3/18/2004
Amended by Ord. 06-69 on 10/19/2006
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https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/02-38.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/04-39.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/06-69.pdf

Amended by Ord. 07-55 on 8/30/2007
Amended by Ord. 09-10 on 3/5/2009
Amended by Ord. 12-37 on 12/20/2012
Amended by Ord. 16-01 on 1/7/2016
Amended by Ord. 16-02 on 1/7/2016
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https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-10small.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/12-37.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/16-01%20LMC%2015-2.6-2%20and%2015-2.6-3.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/16-02%20LMC%2015-2.5%20and%2015-2.6.pdf

Exhibit C — LMC 8§ 15-15 Defined Terms

15-15 Defined Terms

(..)

X XXX CONVENTIONAL CHAIN BUSINESS. Conventional Chain Business is a business not
limited to retail or restaurants which maintains one or more of the following standardized items:
standardized menu or merchandise with 50% or more of in stock merchandise from a single
distributor bearing uniform markings, a standardized array of products or merchandise, a
standardized menu, uniform apparel, standardized architectural design, layout of facade,
standardized decor or color scheme and/or standardized signs, trademarks, service marks or
logos, or similar standardized features which causes it to be substantially identical to more than
10 other businesses regardless of ownership or location at the time of the application.

(..)

Adopted by Ord. 00-25 on 3/30/2000

Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.
Amended by Ord.

02-07 on 5/23/2002
02-38 on 9/12/2002
04-39 on 9/23/2004
05-01 on 1/13/2005
06-86 on 12/21/2006
07-25 on 4/19/2007
07-55 on 8/30/2007
08-07 on 3/13/2008
09-05 on 1/22/2009
09-09 on 2/12/2009
09-10 on 3/5/2009
09-14 on 4/9/2009
09-23 on 7/9/2009
09-40 on 11/5/2009
11-05 on 1/27/2011
11-12 on 3/31/2011
12-37 on 12/20/2012
14-57 on 11/20/2014
15-53 on 12/17/2015
16-02 on 1/7/2016
16-15 on 3/24/2016
2016-44 on 9/15/2016
2016-48 on 10/20/2016
2017-09 on 4/27/2017
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https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/00-25.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/02-07.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/02-38.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/04-39.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/05-01.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/06-86.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/07-25.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/07-55.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/08-07.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-05.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-09.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-10small.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-14.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-23.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/09-40.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/11-05.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/11-12.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/12-37.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/14-57%20LMC%20Pet%20services.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/15-53.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/16-02%20LMC%2015-2.5%20and%2015-2.6.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/16-15%20LMC%20Chapters%201%20and%2011.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/2016-44%20LMC%20Code%20amendments1.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/2016-48%20LMC%20Section%2015-11.pdf
https://s3-us-west-1.amazonaws.com/municipalcodeonline.com/parkcity/ordinances/documents/2017-09%20LMC%20Storefront%20Enhancement%20Amendments.pdf

PARK CITY.

Planning Commission 1334

Staff Report PLANNING DEPARTMENT

Subject: Woodside Park Subdivision - Phase | (1333 Park Avenue, 1353
Park Avenue, and 1364 Woodside Avenue)

Author: Hannah M. Tyler, Planner

Project Number: PL-17-03439

Date: July 12, 2017

Type of Item: Legislative — Plat Amendment

Summary Recommendations
Staff recommends the Planning Commission conduct a public hearing and continue the
item to the July 26, 2017 Planning Commission meeting.

Description

Applicant: Park City Municipal Corporation, Represented by Craig Elliot
of Elliot Work Group

Location: 1333 Park Avenue, 1353 Park Avenue, and 1364 Woodside
Avenue

Zoning: Historic Residential-Medium Density District (HRM)

Adjacent Land Uses: Single-Family, Multi-Family, Municipal Uses

Reason for Review: Plat Amendments require Planning Commission review and

City Council review and action
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Planning Commission
Staff Report

Subject: Woodside Park Affordable Housing
Project Phase | — Multi-Unit Dwelling and
Parking Area with five (5) or more spaces

PLANNING DEPARTMENT

Project #: PL-17-03453

Author: Hannah M. Tyler

Date: July 12, 2017

Type of Item: Administrative — Conditional Use Permits

Summary Recommendations
Staff recommends the Planning Commission conduct a public hearing and continue the
item to the July 26, 2017 Planning Commission meeting.

Description

Applicant: Park City Municipal Corporation, Represented by Craig Elliot
of Elliot Work Group

Location: Multi-Unit Dwelling - 1354 Woodside Avenue
Parking Area with five (5) or more spaces — 1364 Woodside
Avenue

Zoning District: Historic Residential-Medium Density (HR-M) Zoning District

Adjacent Land Uses: Single-Family, Multi-Family, Municipal Uses

Reason for Review: Conditional Use Permit applications are reviewed and

approved by the Planning Commission
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Planning Commission
Staff Report

Subject: Woodside Park Affordable Housing 1884
Project Phase |
Project #: PL-17-03454 PLANNING DEPARTMENT
Author: Hannah M. Tyler
Date: July 12, 2017
Type of Item: Work Session — Master Planned Development

Summary Recommendations

Staff recommends that the Planning Commission open the Work Session to review the
submitted Master Planned Development, provide comment, hold a public hearing, close
the Work Session, and continue the Master Planned Development application to the
July 26, 2017 Planning Commission meeting.

Description

Applicant: Park City Municipal Corporation, Represented by Craig Elliot
of Elliot Work Group

Location: 1333 Park Avenue, 1353 Park Avenue, and 1364 Woodside
Avenue

Zoning District: Historic Residential-Medium Density (HR-M) Zoning District

Adjacent Land Uses: Single-Family, Multi-Family, Municipal Uses

Reason for Review: Master Planned Development Applications are reviewed and
approved by the Planning Commission

Proposal

Under City Council direction, the Master Planned Development (MPD) application was
submitted on January 26, 2017 for the Woodside Park Affordable Housing Project
Phase I. The proposed site location consists of 1333 Park Avenue (“Significant” Single-
Family Dwelling), 1353 Park Avenue (the former Park Avenue Fire Station parcel), and
1364 Woodside Avenue (vacant lot). The MPD application proposal is described as
follows:
e Phase | of the Woodside Park Affordable Housing Project will consist of 10.68
Unit Equivalents to be located between Woodside Avenue and Park Avenue.
The scope will include:
Demolition of the former Park Avenue Fire Station
Four (4) Single-Family Dwellings
An eight-unit (8-unit) Multi-Unit Dwelling
A Thirteen-car (13-car) Parking Lot
An Access Easement running east-west.

O O O O O

This project has triggered the following additional applications that require Planning
Commission review (these applications can be found in separate staff reports in this
Planning Commission meeting packet):
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Application Matrix 1: Planning Commission Review.

Project #: Application Type: | Address: Description:
PL-17-03439 | Plat Amendment 1333 Park Avenue, 1353 Park Woodside Park Phase |
Avenue, and 1364 Woodside Subdivision creating a 3-
Avenue Lot subdivision.
PL-17-03452 | Conditional Use 1364 Woodside Avenue 13-car Parking Lot.
Permit (Parking
Lot)
PL-17-03453 | Conditional Use 1353 Park Avenue (actual 8-unit Multi-Unit Dwelling.

Permit (Multi-Unit

Dwelling)

building to be located at 1354
Woodside Avenue)

The Woodside Park Affordable Housing Project Phase | triggered Historic District
Design Review (HDDR) applications that do not require Planning Commission review:

Application Matrix 2: HDDR applications.

Project #: Application | Address: Description: Status:
Type:
PL-16-03376 | HDDR 1353 Park Reconstruction/relocation of a Historic
Avenue (1323 Historic Single-Family Dwelling to | Preservation
Woodside a vacant lot. Board:
Avenue) Approved
Staff:
Approved
PL-16-03377 | HDDR 1334 Woodside | Construction of a Non-historic Staff:
Avenue Single-Family Dwelling. Under
Review
PL-16-03378 | HDDR 1333 Park Rehabilitation of Historic Single- Historic
Avenue Family Dwelling. Preservation
Board:
Approved
Staff:
Approved
PL-17-03451 | HDDR 1353 Park Non-historic Single-Family Staff:
Avenue, 1354 Dwelling (1353 Park Avenue), non- | Under
Woodside historic 8-unit Multi-Unit Dwelling Review
Avenue, and (1354 Woodside Avenue), and
1364 Woodside | Carport (1364 Woodside Avenue)
Avenue on vacant lots.
Background
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During a Work Session on August 25, 2016, City Council provided the Lower Park
Avenue Affordable Housing Project Team (Elliot Workgroup, Economic Development,
Housing, Planning, and Community Development) with direction to pursue a preferred
concept for affordable housing on the former Park Avenue Fire Station Parcel (Staff
Report — page 4, Minutes — Page 1). This project would be known as the Woodside
Park Affordable Housing Project Phase I. On September 20™, 2016, the Project Team
held a Public Open House to gather public input on City Council’s preferred concept.

With public input gathered, the Project Team returned to City Council on October 20,
2016 with an updated preferred concept based on the community engagement and
August 25" Council comments. At the October 20", 2016 meeting, Council provided
affirmative direction to pursue the preferred concept, as amended, and begin the Land
Use process (Staff Report — Page 4, Minutes — Page 2).

Over the next few months, the Project Team met weekly to develop the required Land
Use application submittals and conduct further LMC pre-reviews with Planning
Department staff as required by the Land Management Code 15-6-4. There are eight
(8) applications total for the entire scope of Phase I.

On January 26, 2017 Elliot Workgroup submitted the MPD application as the
representative for Park City Municipal Corporation. The application was deemed
complete on March 2, 2017 after staff worked with the applicant on the requirements for
the submittal. The additional applications required for the Woodside Park Affordable
Housing Project Phase | are listed in Application Matrices 1 and 2 on page 2 of this staff
report.

On March 1, 2017, the Historic Preservation Board (HPB) reviewed the Historic District
Design Review (HDDR) application and approved the Material Deconstruction and
Relocation of the “Significant” Single-Family Dwelling at 1323 Woodside Avenue to
1353 Park Avenue (Staff Report, page 53 — Minutes, page 9). The HPB also reviewed
the HDDR application and approved the Material Deconstruction of the “Significant”
Single-Family Dwelling located at 1333 Park Avenue (Staff Report, page 1 [157] —
Minutes, page 23).

The remaining HDDR applications are under review by Planning Staff pending
additional modifications and/or reviews by Planning Commission for the Conditional Use
Permits.

Analysis

The purpose of the Master Planned Development application public meeting is to have
the applicant present their application proposal and give the public and Planning
Commission an opportunity to evaluate the proposal in accordance with the applicable
code criteria. LMC § 15-6-5 indicates that all Master Planned Developments are to
contain the following minimum requirements:
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A. Density. The type of Development, number of units and Density permitted on a
given Site will be determined as a result of a Site Suitability Analysis and shall
not exceed the maximum Density in the zone, except as otherwise provided in
this section. The Site shall be looked at in its entirety and the Density located in
the most appropriate locations.

The proposed MPD consists of 9.69 Affordable Unit Equivalents (8,719 sf) and
.99 Residential Unit Equivalents (1,973 sf). Per Resolution 03-2017, Affordable
Unit Equivalents shall be calculated using 900 sf per unit. Residential Unit
Equivalents are calculated using 2,000 sf per unit. In total, the entire project
contains 5.25 Residential Unit Equivalents if using the Residential Unit
Equivalent calculation.

The proposed Density of the MPD does not exceed the maximum Density in the

zone. The site could accommodate up to 14 Single-Family Dwelling lots, seven

(7) Duplex Dwelling lots, five (5) Triplex-Dwelling lots, four (4) Four-plex Dwelling
Lots, and/or a combination thereof.

The configuration of the Single-Family Dwellings takes careful consideration for
the Historic District and the surrounding Historic Sites, specifically on Park
Avenue. The Single-Family Dwelling, Multi-Unit Dwelling and Parking Lot
locations on Woodside Avenue are consistent with the development patterns of
the streetscape and bordering Recreation Commercial (RC) Zoning District.

The proposed development includes the following:
e Four (4) Single-Family Dwellings
e An eight-unit (8-unit) Multi-Unit Dwelling
e A Thirteen-car (13-car) Parking Lot

B. Maximum Allowed Building Footprint for Master Planned Developments within
the HR-1 and HR-2 Districts.

Not applicable. The site is not located in the HR-1 or HR-2 District. The
proposed MPD is located in the HRM Zoning District. The HRM zoning district
does not have a maximum building footprint. Rather the development simply has
to meet the required setbacks.

C. Setbacks. The minimum Setback around the exterior boundary of an MPD shall
be twenty five feet (25') for Parcels greater than one (1) acre in size. In some
cases, that Setback may be increased to retain existing Significant Vegetation or
natural features or to create an adequate buffer to adjacent Uses, or to meet
historic Compatibility requirements. The Planning Commission may decrease
the required perimeter Setback from twenty five feet (25') to the zone required
Setback if it is necessary to provide desired architectural interest and variation.
The Planning Commission may reduce Setbacks within the project from those
otherwise required in the zone to match an abutting zone Setback, provided the
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project meets minimum Uniform Building Code and Fire Code requirements,
does not increase project Density, maintains the general character of the
surrounding neighborhood in terms of mass, scale and spacing between houses,
and meets open space criteria set forth in Section 15-6-5(D).

Complies, pending Planning Commission approval of requested Setback
reduction. Per LMC 15-6-5(C) MPD Requirements - Setbacks, the minimum
Setback around the exterior boundary of an MPD shall be twenty five feet (25"
for Parcels greater than one (1) acre in size. However, the Woodside Park
Affordable Housing Phase | MPD area is less than one (1) acre in size, therefore,
the applicant is requesting with the support of staff, that the setbacks be reduced
to that of the Zone Setbacks for all Uses.

Per LMC 15-6-5(C) MPD Requirements - Setbacks, the Planning Commission
may reduce Setbacks within the project from those otherwise required in the
zone to match an abutting zone Setback, provided the project meets minimum
Uniform Building Code and Fire Code requirements, does not increase project
Density, maintains the general character of the surrounding neighborhood in
terms of mass, scale and spacing between houses, and meets open space
criteria set forth in Section 15-6-5(D).

The applicant is requesting an additional Front Yard setback reduction for the two
(2) Single-Family Dwellings located on Lot 1 abutting Park Avenue (1343 Park
Avenue and 1353 Park Avenue). The two (2) Single-Family Dwellings on Lot 1
are proposing the 10 foot minimum rather than the Zone required15 foot
minimum Front Yard Setback which staff finds is consistent with many of the
existing single-family dwellings on Park Avenue (including the neighboring
“Significant” Single-Family Dwelling located at 1359 Park Avenue). The two (2)
Single-Family Dwellings will actually maintain a minimum of 11 feet for the Front
Yard Setback (see Figure 1).

Per LMC 15-2.4-4 Lot and Site Requirements in the HRM Zoning District, if the
Lot depth is 75 feet or less, then the minimum Front Yard 10 feet. The Lot depth
for Lot 1 of the Woodside Park Subdivision Phase | is 150 feet. The depth of Lot
1 is 150 feet because the area of Lot 1 will become a future Condominium Plat
consisting of the two (2) single-family dwellings, 13-car Parking Lot, and the
Multi-Unit Dwelling (A Condominium Plat application will be submitted at a later
date). The additional Lot depth created the 15 foot Front Yard depth rather than
the typical 10 foot Front Yard Setback which is characteristic of many Single-
Family Dwellings on Park Avenue within the HRM Zone. 75 feet is the Lot depth
for both 1359 Park Avenue and 1333 Park Avenue. Staff finds that this Front
Yard Setback reduction will maintain the historic rhythm and scale and setback
orientations of the Historic District.

The two (2) Single-Family Dwellings (1343 Park Avenue and 1353 Park Avenue)
will comply with all other applicable Setbacks, will comply with the minimum
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Uniform Building Code and Fire Code requirements, does not increase project
Density, maintains the general character of the surrounding neighborhood in
terms of mass, scale and spacing between houses, and meets open space
criteria set forth in Section 15-6-5(D). No additional density is achieved by the
decreased setback and all other requirements will still be met.

Figure 1: Parking Lot Setback Reduction for the two (2) Single-Family Dwellings
located at 1343 Park Avenue and 1353 Park Avenue.
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In addition, the applicant is proposing a Front Yard Setback reduction for Parking
Space 13 of the Parking Lot abutting Woodside Avenue on Lot 1. The minimum
Front Yard Setback for a Parking Lot is 15 feet in the HR-M Zoning District. The
applicant is proposing a Front Yard Setback for Parking Space 13 of 12 feet 8
inches. The remainder of the Parking Lot will comply with all applicable Setbacks
Parking Space 13 encroaches into the Front Yard Setback by a maximum of
approximately 2 feet 4 inches. In total, approximately 42 square feet of Parking

Packet Pg. 65




Space 13 encroaches into the Front Yard Setback which is approximately 25% of
the entire Parking Space.

The applicant, with support of staff is requesting a setback reduction to 12 feet 8
inches for Parking Space 13. The Parking Requirement for the entire project
requires that the Parking Lot provide 11.5 Parking Spaces (for complete Parking

Analysis, please reference section E. Off-Street Parking); therefore Parking Space

13 is not required to fulfill a Parking Requirement.

Staff finds that the setback reduction will not result in greater project density and will
be properly buffered/visually mitigated through vegetative and fenced screening that
is compatible with the Design Guidelines for Historic Districts and Historic Sites (see
sheet MPD-L200 for the Landscape Plan). The Setback reduction for Parking Space
13 will result in an additional Parking Space for the project, which the project team is
contemplating potential uses as electric car charging station, car-share, and other

uses that are compatible with goals set forth in the General Plan (for a complete
General Plan analysis, please reference N. General Plan Review).

Figure 2a: Parking Lot — context and subject area identification.
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Figure 2b: Parking Lot Setback Reduction for Parking Space 13.
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Figure 3: The applicable Land Management Code (LMC) Setbacks and compliance
in the HRM District:

Required: Proposed: Permitted:
Lot1l Lot 2 Lot 3
Front Yard Single-Family Single- Single-Family Single-Family 15 ft.
Setbacks Dwellings (Park Family Dwelling or if the Lot depth is
by Use - Avenue) 11 ft. Dwelling (Woodside 75 ft. or less, then
feet (ft.) (Park Avenue) 11 ft. the minimum Front
Multi-Unit Avenue) 25 Yard 10 ft. complies
Dwelling ft. pending MPD
(Woodside approval
Front Yard Avenue) 20 ft.
Setbacks Multi-Family
by Use — Parking Lot Dwelling 20 ft.;
feet (Woodside complies
(ft.)/inches Avenue) 15 ft. —
(in.) 12 ft. 8 in. Parking Lot 15 ft. —
(south to north) 12 ft. 8 in.; complies
pending MPD
approval
Rear Yard Parking Lot Single- Single-Family Single-Family 10 ft.;
Setbacks (Woodside Family Dwelling complies
— feet (ft.) Avenue) 10 ft. Dwelling (Woodside
(Park Avenue) 10 ft Parking Lot 10 ft.;
Avenue) 10 complies
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ft.

Side Yard
Setbacks—
feet (ft.)

Single-Family
Dwellings (Park
Avenue) 5 ft.
(north) and 19
ft. (north)

Multi-Unit
Dwelling
(Woodside
Avenue) 18 ft.

Parking Lot
(Woodside
Avenue) 10 ft.

Single-
Family
Dwelling
(Park
Avenue) 5
ft. (south
and north)

Single-Family
Dwelling
(Woodside
Avenue) ) 5 ft.
(south and
north)

Single-Family 5 ft.;
complies

Multi-Family
Dwelling 10 ft.;
complies

Parking Lot 10 ft.
complies

Open Space. All Master Planned Developments shall contain a minimum of sixty

percent (60%) open space as defined in LMC Chapter 15-15.

For Applications proposing the redevelopment of existing Developments, the
Planning Commission may reduce the required open space to thirty percent
(30%) in exchange for project enhancements in excess of those otherwise
required by the Land Management Code that may directly advance policies
reflected in the applicable General Plan sections or more specific Area plans.
Such project enhancements may include, but are not limited to, Affordable
Housing, greater landscaping buffers along public ways and public/private
pedestrian Areas that provide a public benefit, increased landscape material
sizes, public transit improvement, public pedestrian plazas, pedestrian way/trail
linkages, Public Art, and rehabilitation of Historic Structures.

Complies. The proposed MPD is in the HR-M zone and is considered a
redevelopment of existing Development; therefore, the Planning Commission
may reduce the required open space to 30% in exchange for project
enhancements. The proposed MPD area is a total of 26,940 square feet. The
applicant is proposing 52.41% Open Space which equates to 14,119 square feet.

Staff finds that this project provides ample project enhancements, including but
not limited to:

Eleven (11) Affordable Housing units.

An Access Easement running east-west which will link the City Park and
Park Avenue bus stops to Woodside Avenue, eventually creating a
pedestrian thoroughfare to Park City Mountain Resort after Phase Il is

completed.

The reconstruction of a Historic Structure (1353 Park Avenue) and the
rehabilitation of an existing Historic Structure (1333 Park Avenue).
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e Common landscaping areas for use by the property owners within the
Woodside Park Phase I.

e An additional Parking Space Spaces (for complete Parking Analysis,
please reference section E. Off-Street Parking) in the 13-car Parking Lot
which may result in potential uses as electric car charging station, car-
share, and other uses that are compatible with goals set forth in the
General Plan (ex. Goal 5 - Environmental Mitigation objectives and
implementation strategies).

D. Off-Street Parking. The number of Off-Street Parking Spaces in each Master
Planned Development shall not be less than the requirements of this code,
except that the Planning Commission may increase or decrease the required
number of Off-Street Parking Spaces based upon a parking analysis submitted
by the Applicant at the time of MPD submittal.

Complies. The total required Parking Spaces of the entire project is 13.5 (14
when rounded to the next whole number) Parking Spaces. The total number of
Parking Spaces provided by the project is 15 Parking Spaces. As can be seen in
Figure 3, the proposed MPD is providing one (1) additional Parking Space in
excess of what is required by the Land Management Code. The following bullet
points outline the Parking Requirement and location of Parking for each use:

e The two (2) Historic Single-Family Dwellings located on Park Avenue
(1333 Park Avenue and 1353 Park Avenue) do not have a Parking
Requirement per LMC 15-2.4-6 Existing Historic Structures; therefore, no
parking is provided for these structures.

e The non-Historic Single-Family Dwelling located at 1334 Woodside
Avenue has a single-car garage and driveway providing the required two
(2) parking spaces on its own site.

e The remaining Multi-Family Dwelling (1354 Woodside Avenue) and non-
historic Single-Family Dwelling (1343 Park Avenue) combine for a total of
11.5 (12 when rounded to next higher whole number) Parking Spaces
required which will be provided in the 13-car Parking Lot. One (1) of the
Parking Spaces is ADA compliant for van accessibility in accordance with
the ADA requirements.

e Per LMC 15-3-9 Bicycle Parking Requirements, the Multi-Unit Dwelling
must provide at least three (3) bicycle Parking Spaces or ten percent
(10%) of the required off-Street Parking Spaces, whichever is greater, for
the temporary storage of bicycles. The applicant is proposing to provide
five (5) Bicycle Parking Spaces.

In total, the Parking Lot provides an extra one (1) Parking Space, which as stated
previously will likely facilitate potential uses such as electric car charging station,
car-share, and other uses that are compatible with goals set forth in the General
Plan (ex. Goal 5 - Environmental Mitigation objectives and implementation
strategies).

Packet Pg. 69



https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.4-6_Existing_Historic_Structures
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3-9_Bicycle_Parking_Requirements

Figure 4: Parking Requirement Analysis, provided by Elliot Workgroup, see sheet
MPD-004.

' Parking Requirement

1333 Park Avenue | 0

1354 Park Avenue ‘ 0

1343 Park Avenue \ 1.5

1334 Woodside Avenue \ 2

1354 Woodside Avenue \ 10

TOTAL REQUIRED STALLS 13.5
Surface Parking | 14
Structure Parking | 1
TOTAL PROPOSED STALL 15

E. Building Height. The Building Height requirements of the Zoning Districts in
which an MPD is located shall apply except that the Planning Commission may
consider an increase in Building Height based upon a Site specific analysis and
determination. Height exceptions will not be granted for Master Planned
Developments within the HR-1, HR-2, HRC, and HCB Zoning Districts. The
Applicant will be required to request a Site specific determination and shall bear
the burden of proof to the Planning Commission that the necessary findings can
be made.

Complies. The proposed MPD complies with the Building Height requirements
for the HRM Zoning District. No Height exception is requested.

F. Site Planning. An MPD shall be designed to take into consideration the
characteristics of the Site upon which it is proposed to be placed. The project
should be designed to fit the Site, not the Site modified to fit the project. The
following shall be addressed in the Site planning for an MPD:

1. Units should be clustered on the most developable and least visually
sensitive portions of the Site with common open space separating the
clusters. The open space corridors should be designed so that existing
Significant Vegetation can be maintained on the Site.

2. Projects shall be designed to minimize Grading and the need for large
retaining Structures.

3. Roades, utility lines, and Buildings should be designed to work with the
Existing Grade. Cuts and fills should be minimized.

4. Existing trails should be incorporated into the open space elements of the
project and should be maintained in their existing location whenever
possible. Trail easements for existing trails may be required.
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Construction of new trails will be required consistent with the Park City
Trails Master Plan.

5. Adequate internal vehicular and pedestrian/bicycle circulation should be
provided. Pedestrian/ bicycle circulations shall be separated from
vehicular circulation and may serve to provide residents the opportunity to
travel safely from an individual unit to another unit and to the boundaries
of the Property or public trail system. Private internal Streets may be
considered for Condominium projects if they meet the minimum
emergency and safety requirements.

6. The Site plan shall include adequate Areas for snow removal and snow
storage. The landscape plan shall allow for snow storage Areas.
Structures shall be set back from any hard surfaces so as to provide
adequate Areas to remove and store snow. The assumption is that snow
should be able to be stored on Site and not removed to an Off-Site
location.

7. ltis important to plan for trash storage and collection and recycling
facilities. The Site plan shall include adequate Areas for trash dumpsters
and recycling containers, including an adequate circulation area for pick-
up vehicles. These facilities shall be enclosed and shall be included on
the site and landscape plans for the Project. Pedestrian Access shall be
provided to the refuse/recycling facilities from within the MPD for the
convenience of residents and guests. [...]

8. The Site planning for an MPD should include transportation amenities
including drop-off Areas for van and shuttle service, and a bus stop, if
applicable.

9. Service and delivery Access and loading/unloading Areas must be
included in the Site plan. The service and delivery should be kept
separate from pedestrian Areas.

Complies. Below, Staff has provided analysis for the each applicable criteria
which are listed above:

1. The units are sited in such a way that is compatible with other residential
structures in the Historic District, specifically respecting the Historic rhythm
and scale of the streetscape on both Woodside Avenue and Park Avenue.

2. Due to the relatively flat topography, very little retaining will be necessary.
All retaining walls on site are no higher than 4 feet in total height. All
retaining walls will be stacked stone consistent with those found in the
Historic District.

3. Roads, utility lines, and Buildings are designed to work with the Existing
Grade. Cuts and fills are minimized.

4. Not applicable. No Trails exist on site nor are proposed.

5. The project scope includes an Access Easement running east-west which
will link the City Park and Park Avenue bus stops to Woodside Avenue,
eventually creating a pedestrian thoroughfare to Park City Mountain
Resort after Phase Il is completed. This access easement will provide an
important link to future development and improve existing
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pedestrian/bicycle circulation in the Lower Park Avenue core. Sidewalks
external and internal to the site provide pedestrian connectivity.

6. The architect has provided ample snow storage areas in accordance with
the requirements of the LMC for the Access Easement, internal sidewalks,
and Parking Lot. Specific square footage calculations have been provided
on sheet MPD-004 where required by the LMC.

7. An enclosed trash and recycling structure has been provided on site which
included a total of 12 cans (6 Recycling and 6 Trash).

8. Not applicable, there is already a bus stop on Park Avenue. An ADA
compliant Parking Space has been provided in the Parking Lot which will
facilitate van/shuttle drop-off for ADA uses.

9. Not applicable, there are no commercial uses proposed as a part of the
MPD application which would require service and delivery access.

G. Landscape and Street Scape. A complete landscape plan must be submitted
with the MPD application. The landscape plan shall comply with all criteria and
requirements of LMC Section 15-5-5(M) Landscaping.

Complies. A landscape plan has been submitted, see sheet MPD-L200. The
applicant is proposing landscape buffering for the Parking Lot and landscaping
throughout the remainder of the project that is consistent with that found in the
Historic District, including, but not limited to, natural turf, native grasses,
deciduous trees, shrubs, and other alpine perennials.

H. Sensitive Lands Compliance. All MPD Applications containing any Area within
the Sensitive Areas Overlay Zone will be required to conduct a Sensitive Lands
Analysis and conform to the Sensitive Lands Provisions, as described in LMC
Section 15-2.21.

Not Applicable. The site is not located within the Sensitive Lands Overly District.

I. Employee/Affordable Housing. MPD Applications shall include a housing
mitigation plan which must address employee Affordable Housing as required by
the adopted housing resolution in effect at the time of Application.

Not applicable. Eleven (11) of the twelve (12) proposed units are designated as
Affordable Housing and will be deed restricted as such. The Affordability has
been established by Resolution 03-2017, specifically in Section 17 (B) Rental
Units and (C) For Sale Units. This project will comply with the above Sections of
Resolution 03-2017 and definitions of Affordable.

J. Child Care. A Site designated and planned for a Child Care Center may be
required for all new single and multi-family housing projects if the Planning
Commission determines that the project will create additional demands for Child
Care.
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Complies. Staff does not find that this project shall trigger the requirement for a
Child Care Center as the scale of this project is less than the allowed Zone
Density. In addition, the Park City Library has Child Care which is located within
walking distance and there is significant open space within the vicinity and on the
proposed project site (City Park, Library Park, etc.).

. Mine Hazards. All MPD applications shall include a map and list of all known
Physical Mine Hazards on the property and a mine hazard mitigation plan.

Not Applicable. There are no known Physical Mine Hazards on the property.

. Historic Mine Waste Mitigation. For known historic mine waste located on the
property, a soil remediation mitigation plan must be prepared indicating areas of
hazardous soils and proposed methods of remediation and/or removal subject to
the Park City Soils Boundary Ordinance requirements and regulations. See Title
Eleven Chapter Fifteen of the Park City Municipal Code for additional
requirements.

Not Applicable. There are no known Physical Mine Hazards on the property.
The site is within the Soils Ordinance Boundary and the site will have to meet the
Soils Ordinance which is standard for all Development and is Condition of
Approval #5 of the Plat Amendment.

. General Plan Review. All MPD applications shall be reviewed for consistency
with the goals and objectives of the Park City General Plan; however such review
for consistency shall not alone be binding.

Complies. Staff finds that the proposed MPD fulfills the following Goals,
Objectives, and/or Implantation Strategies of the General Plan:

e Goal 3: Park City will encourage alternative modes of transportation on a

regional and local scale to maintain our small town character, page 42.
o Objective 3A, page 43.
o Community Planning Strategies 3.1, 3.2, 3.3, 3.4, 3.5, page 44.
o City Implementation Strategies 3.7, 3.11, 3.12, 3.15, page 45.

e Goal 5: Environmental Mitigation: Park City will be a leader in energy
efficiency and conservation of natural resources reducing greenhouse gas
emissions by at least 15% below 2005 levels in 2020, page 56.

o Objectives 5A, 5B, 5C, page 57.
o Community Planning Strategies 5.1, 5.2, 5.6, 5.8, page 58.
o City Implementation Strategies 5.15, 5.17, 5.20, 5.24, page 59.

e Goal 7: Life Cycle Housing: Create a diversity of primary housing
opportunities to address the changing needs of residents, page 70.

o Objectives 7A, 7B, page 71.
o Community Planning Objectives 7.1, 7.1.3, page 72.
o City Implementation Strategies 7.7, page 73.
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e Goal 8: Workforce Housing: Increase affordable housing opportunities and
associated services for the workforce of Park City, page 74.
o Objectives 8A, 8B, 8C, page 74.
o Community Planning Strategies 8.1, 8.2, 8.8, page 76.
o City Implementation Strategies 8.11, 8.15, 8.17, page 77.

e Goal 15: Preserve the integrity, mass, scale, compatibility and historic
fabric of the nationally and locally designated historic resources and
districts for future generations, page 106.

o Objectives 15A, 15B, 15E, page 107.
o Community Planning Strategy 15.7, page 108.
o City Implementation Strategies 15.16, page 109.

N. Historic Sites. All MPD Applications shall include a map and inventory of
Historic Structures and Sites on the Property and a Historic Structures Report, as
further described on the MPD application. The Historic Structures Report shall be
prepared by a Qualified Historic Preservation Professional.

Complies. The applicant submitted a Historic Preservation Plan and Physical
Conditions Report for the Historic Single-Family Dwellings located at 1333 Park
Avenue and 1353 Park Avenue (Exhibits C-H). 1333 Park Avenue will be
rehabilitated and 1353 Park Avenue will be relocated from 1323 Woodside
Avenue and reconstructed at the new site. As a part of the Plat Amendment
application, Condition of Approval #4 requires that both structures (1333 Park
Avenue and 1353 Park Avenue) shall have Facade Preservation Easements
placed on them prior to sale to a new property owner. Both structures are
already listed as “Significant” on Park City’s Historic Sites Inventory (HSI)— 1333
Park Avenue HSI Form — 1353 Park Avenue HSI Form.

Summary Recommendation

Staff recommends that the Planning Commission open the Work Session to review the
submitted Master Planned Development, provide comment, hold a public hearing, close
the Work Session, and continue the Master Planned Development application to the
July 26, 2017 Planning Commission meeting.

Exhibits

Exhibit A: Woodside Park Affordable Housing Project Phase | Plans
Exhibit B: Applicant Written Statement

Exhibit C: 1333 Park Avenue Historic Preservation Package Plans
Exhibit D: 1333 Park Avenue Physical Conditions Report

Exhibit E: 1333 Park Avenue Historic Preservation Plan

Exhibit F: 1353 Park Avenue Historic Preservation Package Plans
Exhibit G: 1353 Park Avenue Historic Preservation Plan

Exhibit H: 1353 Park Avenue Physical Conditions Report
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Exhibit A - Woodside Park Affordable Housing
Project Phase | Plans
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BUILDING DESCRIPTION

The proposed project consist of combining the existing non-
historic fire station lot at 1353 Park Avenue with the 1364
Woodside Avenue lot (Sernyak Subdivision Lot 2) to
accommodate a new development of five affordable housing
residential units and open space.

The non-historic fire station at 1353 Park Avenue will be
demolish (Per Demolition Permit) to accommodate the new
residential units and the 1364 Woodside Avenue (Sernyak
Subdivision Lot 2) will be use as parking area for them.

The relatively flat lot of the old fire station will accommodate
one single family home located at the new 1343 Park
Avenue parcel and four townhouse units with lockout units
on the back at the new 1354 Woodside Avenue parcel.

All residential units consist of two levels with pitched and flat
roofs under the hight requirements. The response of the
statutory regulation, all new work or repair, replacement,
rehabilitation or restoration shall be compliant. Design
Guidelines intended to secure, compatibility with and provide
for visual aesthetics complement to the character and
function of the community shall be paramount to any
proposed improvement. All design on these houses has
been design to comply with the Design Guidelines
regulations. L

Master Planned Development
January 26th, 2017 (Rev. 05/04/2017)
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SURVEYOR'S CERTIFICATE

I, Charles Galati, do hereby certify that | am a Professional Land Surveyor, and that |
hold Certificate No. 7248891, as prescribed under the laws of the State of Utah. | further

certify that by authority of the owner, | have made a survey of the tract of land into lots
and streets, together with easements, hereafter to be known as WOODSIDE PARK
SUBDIVISION — PHASE | and that the same has been correctly surveyed and monumented
on the ground as shown on this plat.

BOUNDARY DESCRIPTION

Beginning at a point which is North 54°01" East 350.00 feet and South 359" East 222.00 feet
from the Northwest corner of Block 24, SNYDER'S ADDITION TO PARK CITY, said point also being on
the Westerly right—of—way line of Park Avenue; running thence South 3559" East along said

right—of—way line 92.99 feet; thence South 54°01" West 150.00 feet; thence North 35°59" West
91.55 feet; thence North 53'28' East 150.1 feet to the point of beginning.
BARCEL 2.

Beginning at a point which is South 54°01" West 329 feet and South 35°59" East 325.0 feet from
the Northeast corner of Block 24, SNYDER'S ADDITION, Park City, Utah, and running thence South
35'59" East 39 feet; thence South 54'1" West 150 feet; thence North 35°59" West 49 feet, more or

less, to a wooden fence; thence North 541" East along said wooden fence 150 feet; thence South
35'59" East 10 feet to the point of beginning.

All of Lot 2, SERNYAK SUBDIVISION, according to the official plat thereof, on file and of record in
the Summit County Recorder’s Office

OWNER’S DEDICATION AND CONSENT TO RECORD
KNOW ALL MEN BY THESE PRESENTS that ________ _, the undersigned owner of the herein
described tract of land, to be known hereafter as WOODSIDE PARK SUBDIVISION—PHASE |, does hereby

certify that he/she has caused this Plat Amendment to be prepared, and does hereby consent to the
recordation of this Plat.

In witness whereof, the undersigned set his/her hand this

ACKNOWLEDGMENT

State of

County of

On this day of

day, of

2017.

Notary Public

that he/she signed the above Owner's Dedication and Consent to Record freely and voluntarily.

A Notary Public commissioned in

2017, personally appeared
before me, the undersigned Notary Public, in and for said state and county.
acknowledged to me that he/she is the authorized representative of

Printed Name

Residing in:

My commission expires:

NOTE

This subdivision is subject to the Conditions of Approval in Ordinance 2017—

PARK SUBDIVISION—-PHASE 1

Having been duly sworn,

,,,,,,,,, and

20’ 0 20’ 40’
S=ES=— ==
LOCATED IN THE NORTHWEST QUARTER OF SECTION 16
TOWNSHIP 2 SOUTH, RANGE 4 EAST, SALT LAKE BASE AND MERIDIAN
PARK CITY, SUMMIT COUNTY, UTAH
4/23/17|JOB NO.: 7-10-16 FILE: X:\SnydersAddition\dwg\srv\plat2016\071016.dwg
(435) 649-9467 SNYDERVILLE BASIN WATER RECLAMATION DISTRICT PLANNING COMMISSION ENGINEER’S CERTIFICATE APPROVAL AS TO FORM | COUNCIL APPROVAL AND ACCEPTANCE CERTIFICATE OF ATTEST RECORDED
| FIND THIS PLAT TO BE IN | CERTIFY THIS SUBDIVISION PLAT STATE OF UTAH, COUNTY OF SUMMIT, AND FILED
REV:quvéiiMZ?To.3O;;?;%?NS;JSAES;DEEV‘TL:FS BASIN WATER APPROVED BY THE PARK CITY ACCORDANCE WITH INFORMATION ON | APPROVED AS TO FORM THIS _____ APPROVAL AND ACCEPTANCE BY THE PARK CITY MAP WAS APPROVED BY PARK CITY AT THE REQUEST OF
—————— PLANNING COMMISSION THIS ———— FILE IN MY OFFICE THIS _____ DAY OF 2017 COUNCIL THIS ____ DAY OF _____, 2017 COUNCIL THIS ____ DAY DATE ENTRY NO
DAY OF __________ , 2017 DAY OF _____ , 2017 DAY OF Caov7 | T ’ OF ————, 2017 R
CONSULTING ENGINEERS LAND PLANNERS ~SURVEYORS By BY By BY oo BY BY _____
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Property Area (Existing)

[] 26,209.50 SQ FT = 100%

5' HR-M Side Set Back

15' HR-M Front Set Back

1364 WOODSIDE AVENUE

2,835 SF (2 Floors
5,670 SF

1353 PARK AVENUE

9,232 SF (2 Floors {
18,464 SF 10' HR-M Back Set Back

1333 PARK AVENUE
3,948 SF (2 Floors

7,896 S

15' HR-M Front Set Back

BU |Idab|e VOI ume (Allowable) HR-M Zone Height 27" 26,209 SF
‘Maximum Building Developable Footprint 16,015 = 61 %

) O_pen Space Area 10,194 = 39 %_

5' HR-M Side Set Back
15' HR-M Front Set Back
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1364 WOODSIDE AVENUE
2,835 SF
10.8 %

1372 WOODSIDE AVE.

1333 PARK AVENUE 1353 PARK AVENUE

4,643 SF 9,823 S
17.7% 37.5%
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15' HR-M Front Set Back

Buildable Area (Existing)

1373 PARK AVE.

[ 17,301 SQFT = 66%
] 8,908.5SQFT = 34%

5'HR-M Side Set Back

15' HR-M Front Set Back

1354 Woodside Ave
3,452 SF (2 Floors)
6,904 SF

Storag 10' HR-M Back Set Back

\
96 SF (1 Floor)

1,514 SF"

10" HR-M Front Set Back-~"

/“‘“ .

Proposed Buildings

Proposed Building Area 13;422 SF

Proposed Building Footprint 7,593 SF
Proposed Storage 96 SF

5' HR-M Side Set Back

I 15' HR-M Front Set Back

1364 WOODSIDE AVENUE
2,835 SF (2 Floors)

5,670 SF

1353 PARK AVENUE
9,823 SF (2 Floors)

19,646 SF

10' HR-M Back Set Back

1333 PARK AVENUE
4,643 SF (2 Floors)

9,286 SF

/E:-.:- =
15' HR-M Front Set Back

\\

Buildable Volume (Existing) 34,602 SF

'_ "HR-M Zone Height 27" Maximum B'uilding Developable Area

1354 Woodside Ave
3,452 SF Footprint

S

96 SF Fo@print

" 1353 Park Ave \\
656 SF Footprint

1333 Park Ave
1,204 SF Footprint

757 SF Footprint

4,397 SF Parking = 16.34 %
14,119 SF Open Space = 52.48 %

Proposed Open Space

| ELLOTT
WORKGROUP

SITE SUITABILITY
~ MPD-006

January 26th, 2017 (Rev. 05/04/2017)

Woodside Park

| egend

HE B

Open space
Buildable Area

Parking

Proposed Area




AREA CALCULATION - Gross / Net / UE's

1333 Park Avenue

€8 'bd 19)9ed

Level Useable Area Gross Area Residential Use Commercial Use Affordable Use Residential UE Commercial UE Affordable UE
Lower Level o ‘i.2l]-4 . aog | . 0.00 .
Site Analysis Level 1 1,038 1,204 500 115
TOTAL 1036 2,408 115
Percentage 100%
Area Acres Percentage 1353 Park Avenue
Driveways/Parking 4.397 0.094 16.32% Level Useable Area Gross Area | Residential Use Commercial Use . Affordable Use Residential UE . Commercial UE Affordable UE .
Level 1 576 656 | ap0 0,64
Building Footprint 7,727 0177 28.68% iﬁ-rm. e 's_ﬁs P
Private Hardscape 697 0.014 2.59% Percentage 1008
Open Space 14,119 0.307 52.41% 1343 Park Avenue
Level Useabie Area Gross Area Residential Use  Commercial Use  Atlordable Uise Residential UE Commercial UE  Affordable UE
;g;?’I-EHTY 26940 0:592 100.00% Level 1 71 757 | a0 ' 035
Level 2 648 796 200 0 ?5:
TOTAL 1318 1553 1,47
Percentage 100%
L EG END 1334 Woodside Avenue
Level Useable Area Gross Area . Residential Use Commercial Use Aftordable Use . Residentall UE Commercial UE Affordable UE
. Driveway/Parki Level 1 102 1.524 2,000 0.55
Level 2 B&2 1.q12 | 2,000 044
Building oL Lics i i
Percentage il B lﬂﬂ%. i (i
Private 1354 Woodside Avenue
Level Useable Area Gross Area Residentisl Usa  Commercial Use  Affordable Use Residential UE Commarcial UE  Affordable UE .
Open Space Lower Level o 3,456 | aoo 0.00 .
Level 1 3.078 | 3,452 and | 3.42
me_z 2.? 10 :1.20_0 : : 800 | am
TOTAL 5788 10,108 543
Percentage T00%
TOTAL 10692 17261 0.99 0.00 9.69
Percentage 9% 0% 819
\ \ |
| | | |
' | | |
\ \ |
Parking \ | \
4197 SF \
/ | | |
| | | |
Fire Riser . — ] | |
o o o o
38 SF h Storage | — | 1 |
— 96 SF | - |
1353 Park Avgnue|
j 656 SF | N |
‘r -
| ; | — O 0 0 |
1354 Woodside ; = \
Avenue . — |
M I 1354 Woodside —
Avenue | . |
—— ‘ 01354 Woodside © |
I : | \ I 3456 SF
343 Park Avenue | ]34 Park Avenye | 0 0 \
796 SF :
757 SF | — |
Open Space T
— 14081 SF | P \ L \
\ | | |
| - |
| ! |
] I | | | | | |
LI
Parking | | | | . | |
199 SF l | v | - v |
Building Area 1333 Park Avenue 1334 Woodside ‘ \ 1333 Park Avenue \
1524 SF 1204 SF Avenue 1204 SF
] | | 1012 SF | | | | \
| \ ] | I \ \ | \

Gross Second Level
SCALE: 1" = 20'-0" 3

Gross Main Level
SCALE: 1" = 20'-0"

Gross Storage Level
SCALE: 1" = 20'-0"
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Net Floor Level

AREA CALCULATION - Net / Parking

Net Second Level

; . g Area
| 17 | 670 SF
5: Area B
o 685 SF ]
Area
| i 685 SF
\
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SCALE: 1" = 20'-0"

SCALE: 1" =

20'-0"

Residential
Unit Name Parcel Level Area SF Area SF Total Parking Ratio Parking Requirements
1334 Woodside Parcel 4 Level 1 585
Level 2 882 |
: ' 1,467 1.5 Stalls / Between 1,000-2.000SF 1.5
Accessory Building Parcel 4 Level 1 504 504 1 Stall / Less than 1,000SF 1
TOTAL ' | 1971 25
Affordable Housing
Unit Name _Pamol _LMI AroaSF _Araa_SFTdal _Palthgﬁalb _Pnrllinqﬂoquhnoml
1333 Park Avenue Parcel 1 Level 1 1,056 1,036 | 0 Stalis/ Mistoric 0
: 1353 Park Avenue _Pa.rcel 2 _ Lavel 1 5§76 576 ‘ 0 Stalis/ Histonic 0 -
1343 Park Avenue Parcal 3 Level 1 671 ‘
Level 2 648 -
- : ‘ 1,319 ‘ 1.5 Stalis / Between 1,000-2,000SF 1.5 -
1354 Wooedside Avenue | Parcel 5 - Level 1 507 | |
Level 2 670 '.
e { | (- = | 1177 1.5 Stais / Botwoon 1,000-2.000SF 15
Parcel 6 Level 1 S09
Level 2 685 |
. ; [ i | 1.194-' 1.5 Stalls / Between 1,000-2,000SF ?
Parcel 7 _ Level 1 509 . ‘ |
Level 2 685 |
1,194 1.5 Stalls / Between 1,000-2,000SF 1.5
Parcel 8 - Level 1 07 | - |
- Level 2 670 .
wwwwwwwwwww T il 1177 '.1 .5 S1alls / Between 1,000-2,000SF ) 1-.-5”
| Accessory Building Parcel 5 - Level 1 258 258 ‘ 1 Stall / Less than 1,000SF 1 '
Parcel 6 _Level 1 265 h 265 | 1 Stall / Less than 1,000SF s |
F’;alcel .7 ‘chel -1 26‘5‘ 265 1 Stall / Less than 1..00081‘ 1 |
Parcel 8 | Level 1 258 : 258 ‘ 1 Stall / Less than 1,000SF 1
T Bt , mg Al i 11,6'
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Aerial View 2 From Woodside Avenue
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Courtyard View 2

Courtyard View 1
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Park Avenue View
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Woodside Avenue View
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INSTALL NEW 4" PVC

(435) 649-9467

CONSULTING ENGINEERS

323 Main Street

P.O

LAND PLANNERS SURVEYORS

. Box 2664 Park City, Utah 84060—-2664

STAFF:

MICHAEL DEMKOWICZ

JUAN CARRASCO
TANDIN CHAPMAN

4/25/17

1333, 1353 PARK AVE. &

FOR:

1364 WOODSIDE AVE.

WOODSIDE PARK
CONCEPT UTILITY PLAN

JOB NO.: 7-10-16
FILE: X:\SnydersAddition\dwg\Projects\ Woodside Park\071016—Woodside Park—civil.dwg

PARK CITY MUNICIPAL CORPORATION

SDR—35 SEWER
INSTALL NEW 1 1/2° CTS LATERAL USE EXISTING GAS LINE
LE G E N D HDPE SDR—9 200 PSI WATER APPROXIMATE LOCATION
SERVICE & METER VAULT
USE EXISTING SEWER LATERAL
PARK AVENUE APPROXIMATE LOCATION
w PROPOSED 1 1/2” OR 3” CTW HDPE SDR—9 200 PSI WATER LATERAL INSTALL NEW 4" PVC INSTALL NEW GAS USE EXISTING WATER
INSTALL NEW GAS SDR—-35 SEWER LINE AND METER USE EXISTING WATER LATERAL APPROXIMATE
EW EXISTING WATER LINE LINE AND METER X LATERAL METER & LATERAL - LOCATION ESS— ESS— ESS— FSS— ES FS¢
S S ESS— ESS— ESS— is—
ES EXISTING SANITARY SEWER /@\ - - foo ces Fsg Fo ) FSS N5 / ES ESS—K ES ES / I
' /) i : \ EW EW EW EW EW EW EW
ss PROPOSED 4” PVC SDR—35 SANITARY SEWER LATERAL - EW Ew EW Q B =Y \EW o o /EW - I / - -
C £ £ £ £ £G —t G EG £G £EG £C £EG FEG —
G PROPOSED GAS LINE £ £G £G £G £G G —*£6 £G \ £G £G £G —tG —£6G £G £G I G T G
w0
£ EXISTING GAS LINE STORM DRAIN 7] o — —] - YTV T —— £sD ESD £SD £SO
m T — ROLL GUTTERESD ESD ESD L] : - - - - — = -
EP EXISTING POWER LINE = HIGH BACK CURB B9 =P o NEW HIGH BACK SISTINE, [V = ’
| EETER ¢ EXISTING POWER POLE @ AEA?TSET%NG WATER
P PROPOSED POWER LINE @ W/ STREET LIGHT \ ©)
3 1
EOHP EXISTING OVERHEAD POWER LINE ] T i - G -l -
ESD————  EXISTING STORMDRAIN e - = - T T T T - — R -— - e - . e— . - - - = - O-- --7 -AAO | |
ESD EXISTING STORMDRAIN -——— — -- R P— - | |
L L m
(&) () (%)) P ) / d ©
GATE VALVE 0 i = © ik < - INSTALL POWER ! o !
) o FIRE HYDRANT TRANSFORMER 1
—— ) & CONDUIT(S) o |
{===E] STORM DRAIN CATCH BASIN T;VEEERG$YE§N) AS REQUIRED %\ '%‘ E\/E'((EREEN)
r==1 ' - / CONCRETE STEPSSERY TREEN(TYP.
'®! STORM DRAIN MANHOLE @ ; 7 : O oD - ;J\:
b==d LANDING N
FLAGPOLE / |
© i |
\[ m = !
- - @
1343 PARK AVENUE | T \ , \
1353 PARK AVENUE ‘ | |
|
REMOVE T | !
EXISTNG | "
GAS METER[] DECIDUOUS TREE —| : o |
| 1
__| MAINTAIN
1359 PARK AVENUE EXISTING — | l
EXISTING GAS METER %
BUILDING \ I E ‘ § ' \
/. | |
‘@:‘ SN 1 I
ST REMOVE hall iy 1333 PARK AVENUE l
£ i |
| N 3 @@ | EXISTING |
| | | | BUILDING |
| | | REMOVE
9 EXISTING +—] I
X . 4 B T | WEATHERHEAD |
— - — — — _— 1 M — — — _ — — | e | | L el N
STORAGE / I
L | oy ee SHED l REMOVE "
| | LANDSCAPE /DETENTION OveRnEAD 1 o
g ’ ’ AREA £
'IO O ']O 20 ?T(‘OSNT‘ENG EXISTING STONE PATIO g)T(\OSNﬂEN(\jVALL s 62\ l SEPRO\\?‘/(E:E 8 |
e — RETAINING o = | |
— -- ‘.l:\i ==~ - N &L )
W/ Ne—== F |
e ,»__.\x\l[é.‘_’% | : l
i, lﬂ. ASPEN TREE \1\ l
] L
§ g I // ! z
| B | CONCRETE PAD & STAIRS
|
o o N g}- 1327 PARK AVENUE |
o o L S '
- g | :
l &S 2 '
| 6@ S REMOVE |
- - —— — — — — o EXISTING |
r— | S REMOVE REMOVE | A/C UNT
/ ~ C 1 EXISTING EXISTING
| /S _é” REMOVE. - POWER POWER POLE |
| | | Y EVERGREEN 1 7 UNIT A—1 METER : g«ESM\?XE |
l | k ‘ / d | | §Q TREE (TYP.) D ] /Q WEATHERHEAD :
L
O O ‘
& |
| | g i & UNIT REMOVE | |
| | Y I < B WEATHERHEAD | RELOCATE | |
| / K EXISTING | |
- | / | 2 PARKING [ : |
L < METER
| | / | : LOT 1354 WOODSIDE AVENUE REMOVE s 2 | :
EXISTING ‘ =] 1334 WOODSIDE AVENUE
| 1372 WOODSIDE AVE. — —< | & meemical W Z | ,
| ‘ EXISTING o | & ) | 1 o \J . | : |
BUILDING N / J— Hl REMOVE I
|
| | \ I INSTALL NEW GAS V7 EXSTING I
| N | | AND POWER |
‘ | PROMOTE DRAINAGE METER BANKS UNIT
| N | TO NEW STORM DRAIN C o | [
BOX WITH OIL/WATER UNIT = | |
| | | SEPARATOR A
| L D—1 |
AN B-—1
— W INSTALL 4'¢ REMOVE EXISTING |
5 STORM DRAIN GREASE \| T || remow |
MANHOLE W/ INTERCEPTOR & || INSTALL (1 OVERHEAD
| SNOUT OIL/WATER EXISTING SEWER [N CLEANOUT Q SemcE !
| SEPARATOR LATERAL \ gEITL—D?E'é FROM - 1
/
TYP. INSTALL POWER
A (TvP.) | SERVICES
@ ¢ ® ° — MAINTAIN 10 FT
| RELOCATE MINIMUM EXISTING [
/ " txsTnG ® | SEPARATION CONCRETE | i
-- - N PEDESTAL — BETWEEN SEWER DRIVEWAY ® 2
© 1 = / AND WATER LINES ”
S— H— = ) | — o 7]
- 8 % ® — . — | = S (TYP')J | VASPEN TREE
17,3 | [
: Sgrggﬂé‘ Y~ " [~ INSTALL NEW 1-1/2" CTS & | || !
,,,,, o o = — === / |— EXISTING FIRE HYDRANT . I — HDPE_SDR—9 200 PsSI Q@z/% = =
e e L PR SRR B N1 \ — | WATER SERVICE VAULT | o g
——— T i i : = = D (TvP.) m
NEW ROLL GUTTER CONNECT TO EXISTING | = o —| INSTALL NEW GAS_ e _ ¢
[ EXISTING STORM DRAIN W EXISTING POWER POLE — | 1 e e e e . . T VA ——4———F o —=———— D - —  |— | |__
C—— &6 —"?gEG ¢ CATCH BASN (TP €6 —nodl i o0——— | 4}y | | Tt e A e e e — ——— = -
. 0 |
M EW————— M3 — |
i : al BW &V - == |
W EW EW s \EW\EW - o oo _———p—— -l — | — -
g RIGHT OF WAY | —¢w L, ¢ —— 5 — e e e e
SITE BENCHMARK: O VALVE (TYP.) . DEDICATION w S iR ] — — =TT ===
“\SANITARY SEWER l i AREA=74.5 SQ FT INSTALL NEW 4" Ew fw o S
ESS— ESS— ES y I PVC SDR-35 T O —
— FSS——————FS ES ESS— ESS— ESS— ESs— f. = : SEWER LATERAL INSTALL n £ - c .
- | ESS\ESS\E (TYP.) NEW 4" PVC v INSTALL NEW 1 1/2° Ew -
ESD ESD Il o SS— 1| ESS\ WOOD SDR—-35 SEWER Y EwW
£SD ESD ESD ESD ESD s ES Feo | SIDE AVENUE LATERAL CTS HDPE SDR—9 200
£SD ESD————— &SP -i ———fss— ¢ 2 < PSI WATER SERVICE &
4 S S fss @ METER VAULT o
. ROLL GUTTER ES&\ESS\ES T
: ES Fas__ o
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4/24/2017 Precipitation Frequency Data Server

NOAA Atlas 14, Volume 1, Version 5 e
Location name: Park City, Utah, USA* g*"f' R

Latitude: 40.65°, Longitude: -111.5° F‘ '
"%m »(-f"é

Elevation: 6936.48 ft**
* source: ESRI Maps
Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Pavlovic, Ishani Roy, Carl Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey

rure

o

POINT PRECIPITATION FREQUENCY ESTIMATES

** source: USGS
Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

PF tabular
PDS-based point precipitation frequency estimates with 90% confidence intervals (in inches/hour)? |
Durati Average recurrence interval (years)
-~ 1 2 5 10 25 50 100 200 500 1000
5-mi 1.54 1.94 2.66 3.32 4.40 541 6.59 7.98 10.2 12.3
N | (136-1.79) || (1.72-2.26) || (2.34-3.10) || (2.88-3.88) || (3.71-5.16) || (4.42-6.40) || (5.20-7.90) || (6.05-9.73) || (7.34-12.8) || (8.41-15.8)
10-mi 147 1.48 2.03 253 3.35 4.12 5.02 6.08 7.80 9.37
MIN | (103-1.36) || (1.30-1.72) || (1.78-2.35) || (2.19-2.95) || (2.82-3.93) || (3.36-4.87) || (3.96-6.01) || (4.60-7.40) || (5.59-9.74) || (6.40-12.0)
15-mi 0.964 1.22 1.68 210 2.77 3.40 414 5.02 6.44 7.74
“MIN | 0.848-1.12) || (1.08-142) || (1.47-1.94) || (1.81-2.44) || (2.33-3.25) || (2.78-4.02) || (3.27-4.96) || (3.80-6.12) || (4.62-8.05) || (5.20-0.92)
30-mi 0.650 0.824 1.13 1.41 1.86 229 2.79 3.38 4.34 5.22
“MIN |l0.572-0.756)||(0.724-0.958) | (0.990-1.31) || (1.22-1.64) || (1.57-2.19) || (1.87-2.71) || (220-3.34) || (2.56-4.12) || (3.11-5.42) || (3.56-6.68)
60-mi 0.402 0510 0.699 0.873 115 1.42 1.73 2.09 2.69 3.23
"MiN |\ 0.353-0.468)||(0.449-0.592)||(0.612-0.811) || (0.755-1.01) || (0.970-1.35) || (1.16-1.68) || (1.36-2.07) || (1.58-2.55) || (1.92-3.35) || (2.21-4.13)
2h 0.258 0.320 0.420 0.512 0.664 0.805 0.973 117 1.50 1.79
-hr (0.232-0.293)|/(0.286-0.364)|/(0.372-0.477)||(0.450-0.584)||(0.568-0.763)||(0.670-0.932)|| (0.782-1.15) || (0.904-1.41) || (1.09-1.85) || (1.25-2.27)
2h 0.198 0.245 0.311 0.372 0.470 0.556 0.661 0.785 1.00 1.21
0 [10.179-0.222)|[(0.222-0.274)|[(0.279-0.348) | (0.332-0.417)||(0.409-0.528) |(0.474-0.634) |(0.547-0.767)||(0.627-0.948)|| (0.757-1.25) || (0.866-1.53)
6-h 0.132 0.163 0.199 0.232 0.280 0.320 0.366 0.419 0.516 0.610
-hr (0.122-0.145)|/(0.150-0.179)|/(0.182-0.219)||(0.211-0.255)|(0.251-0.310)||(0.282-0.357)| [(0.317-0.413)|((0.354-0.480)| [(0.421-0.630)||(0.477-0.775),
12-h 0.084 0.103 0.125 0.144 0.172 0.195 0.220 0.247 0.288 0.322
1 10.077-0.092)||(0.095-0.113)||(0.115-0.137) |(0.131-0.158)(|(0.155-0.190)||(0.173-0.217) |(0.191-0.248)|[(0.210-0.283)||(0.238-0.337)||(0.260-0.390)
24-h 0.054 0.067 0.080 0.091 0.106 0.118 0.131 0.143 0.160 0173
-hr (0.050-0.059)|/(0.061-0.072)/(0.074-0.087)||(0.084-0.099)|((0.097-0.115)||(0.108-0.129)| ((0.118-0.142)|((0.128-0.156)| [(0.143-0.175)||(0.154-0.198),
2.d 0.032 0.040 0.048 0.054 0.064 0.070 0.078 0.085 0.095 0.102
Y |10.030-0.035)||(0.037-0.043)||(0.044-0.052)|(0.050-0.059) [(0.058-0.069)|[(0.064-0.077)||(0.071-0.085)||(0.077-0.093) ||(0.085-0.104)||(0.091-0.113)
3d 0.024 0.030 0.036 0.041 0.048 0.053 0.059 0.064 0.072 0.078
Y |((0.022-0.026)||(0.027-0.032)||(0.033-0.039)||(0.037-0.044)|(0.043-0.052)||(0.048-0.058)||(0.053-0.064) |(0.058-0.070)|(0.064-0.079)||(0.069-0.086)
4d 0.020 0.025 0.030 0.034 0.040 0.044 0.049 0.054 0.060 0.065
Y |10.018-0.022)(|(0.023-0.027)|[(0.027-0.032) |(0.031-0.037) [(0.036-0.043) |[(0.040-0.048)||(0.044-0.054)||(0.048-0.059) ||(0.053-0.067)||(0.057-0.073)
7d 0.014 0.017 0.020 0.023 0.027 0.030 0.033 0.036 0.041 0.044
ay (0.013-0.015)|/(0.016-0.019)|/(0.019-0.022)||(0.021-0.026)|(0.025-0.030)/||(0.027-0.033)| [(0.030-0.037)|(0.033-0.040)) [(0.036-0.045)| |(0.039-0.049),
10d 0.011 0.014 0.016 0.018 0.021 0.023 0.025 0.028 0.030 0.032
Y |1(0.010-0.012)||(0.012-0.015)||(0.015-0.018)||(0.017-0.020)||(0.019-0.023) |(0.021-0.026)|[(0.023-0.028)||(0.025-0.030)|(0.027-0.033) | [(0.029-0.036)
20-d 0.007 0.009 0.011 0.012 0.013 0.015 0.016 0.017 0.018 0.019
Y |(0.007-0.008)||(0.008-0.010)||(0.010-0.011) |(0.011-0.013) ||(0.012-0.015)||(0.013-0.016){|(0.014-0.017)||(0.015-0.019) |(0.017-0.020)|[(0.017-0.021)
30-d 0.006 0.007 0.008 0.009 0.011 0.012 0.013 0.013 0.014 0.015
Y l(0.005-0.006)(|(0.007-0.008)|/(0.008-0.009) |(0.009-0.010)||(0.010-0.012)|[(0.011-0.013)||(0.011-0.014)||(0.012-0.015) |(0.013-0.016){[(0.014-0.017)
45-d 0.005 0.006 0.007 0.008 0.009 0.009 0.010 0.011 0.012 0.012
3y |0.004-0.005)|[(0.005-0.008)|(0.006-0.007)||(0.007-0.008) |(0.008-0.009) |(0.009-0.010)||(0.008-0.011)||(0.010-0.012) |(0.011-0.013) |[(0.011-0.014)
60-d 0.004 0.005 0.006 0.007 0.008 0.008 0.009 0.010 0.010 0.011
ay (0.004-0.005)|/(0.005-0.006)||(0.006-0.007)|(0.006-0.007)|[(0.007-0.008)||(0.008-0.009)| [(0.008-0.010}||(0.009-0.010)| [(0.009-0.011)||(0.010-0.012),
1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).

Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not

checked against probable maximum precipitation (PMP} estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.

Back to Top

http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_printpage.htm|?lat=40.6500& on=-111.5000&data=intensity&units=english&series=pds
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METHOD OF ANALYSIS: RATIONAL METHOD Q=CiA
STORM RETURN PERIOD: 100 YEARS
STORM DURATION: 15 MIN

Q=RUNOFF FLOWRATE [CUBIC FEET/SEC]

C=RUNOFF COEFFICIENT=(0.1*PERVIOUS AREA+0.9*IMPERVIOUS AREA)/TOTAL AREA

i=STORM INTENSITY [INCHES/HR]
A=AREA [ACRES]

PRE—-DEVELOPMENT

ANALYSIS AREA (LOT BOUNDARY) = 0.618 ACRES
PRE-DEVELOPMENT PERVIOUS AREA = 0.182 ACRES

PRE—-DEVELOPMENT IMPERVIOUS AREA = 0.436 ACRES

C = RUNOFF COEFFICIENT = 0.664

i = STORM INTENSITY = 4.14 IN/HR
Q = CiA = (0.664)(4.14 IN/HR)(0.618 ACRES) = 1.70 CFS

POST-DEVELOPMENT

ANALYSIS AREA (LOT BOUNDARY) = 0.618 ACRES
POST—-DEVELOPMENT PERVIOUS AREA = 0.230 ACRES
POST—-DEVELOPMENT IMPERVIOUS AREA = 0.388 ACRES

C = RUNOFF COEFFICIENT = 0.602
i = STORM INTENSITY = 4.14 IN/HR

Q = CiA = (0.602)(4.14 IN/HR)(0.618 ACRES) = 1.54 CFS

SUMMARY

M = 154 CFS — 1.70 CFS = -0.16 CFS

THE RUNOFF FROM PRE—DEVELOPMENT TO POST—DEVELOPMENT
DECREASES, THEREFORE NO ON-—SITE DETAINMENT IS REQUIRED.
HOWEVER, DEVELOPMENT WILL STILL PROMOTE ON-SITE
DETENTION AT LANDSCAPE AREAS.
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PHYSOCARPUS OPULIFOLIUS "SUMMER WINE" / SUMMER WINE NINEBARK
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PINUS MUGO "WHITEBUD" / MUGO PINE

RHUS AROMATICA "GRO-LOW' / GRO-LOW FRAGRANT SUMAC

RIBES ALPINUM / ALPINE CURRANT

SYMPHORICARPOS ALBUS / COMMON WHITE SNOWBERRY
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PERENNIAL MIX
ACHILLEA MILLEFOLIUM "MOONSHINE" / YARROW

ACHILLEA MILLEFOLIUM "SUMMER PASTELS" / SUMMER PASTELS YARROW

ASTER ALPINUS / APLINE ASTER

ASTER TONGOLENSIS "WARTBURG STAR' / SUMMER ASTER

BOUTELOUA GRACILIS / BLUE GRAMA

CHRYSANTHEMUM X SUPERBUM "ALASKA'" / SHASTA DAISY

ECHINACEA X 'BIG SKY SOLAR FLARE' / BIG SKY CONEFLOWER

GAILLARDIA X GRANDIFLORA "MESA BRIGHT BICOLOR' / BLANKETFLOWER
HEMEROCALLIS X "MOONLIT MASQUERADE' / MOONLIT MASQUERADE DAYLILY
HYDRANGEA PANICULATA "QUICK FIRE' / HYDRANGEA

LEUCANTHEMUM X SUPERBUM "REAL GLORY" / REAL GLORY SHASTA DAISY
PENSTEMON EATONII / FIRECRACKER PENSTEMON

PHLOX SUBULATA "RED WINGS™ / MOSS PHLOX

SAPONARIA OCYMOIDES "SPLENDENS' / ROCK SOAPWORT

TURF AREA

ELLIOTT
WORKGROUP

Landscape Plan
L.200

May 4, 2017

Woodside Park
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Exhibit B - Applicant Written Statement


MPD Description

1353 Park Avenue
Park City UT 84060 (Existing Lot)

January 19, 2017

The project site is located in the Historic District Medium zone (HD-M). It is surrounded
by HD-M zone on all property boundaries.

The proposed project consist of a Master Plan Development of the lots in the Snyder’s
Addition to Park City, block 24, addresses: 1333 Park Avenue, 1353 Park Avenue (Fire
Station Lot) and 1364 Woodside Avenue lot (Sernyak Subdivision Lot 2). The project will
accommodate a new development of seven affordable housing units with four accessory
apartments and one residential unit with accessory apartment, as well as the 1333 Park
Avenue historic house and the relocation of the old 1323 Woodside Avenue historic
house.

The non-historic fire station at 1353 Park Avenue, will be demolish (Per Demolition
Permit) as well as the non-historic garage of the 1333 Park Avenue resident. These lots
will accommodate the new residential units, the historic houses and the 1364 Woodside
Avenue (Sernyak Subdivision Lot 2) will be use as parking area for them.

The Master Plan Development, as proposed, uses less than 50% of the maximum density
(Affordable Housing density increase of 10%) of the site. The development has 51.76%
open space, more than the 30% required by the LMC 15-6-5-D.
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Historic Preservation Package Plans

Packet Pg. 98



hannah.turpen
Text Box















Exhibit C - 1333 Park Avenue
Historic Preservation Package Plans


1333 Park Avenue

Historic Preservation Package

1333 Park Avenue
Park City, UT 84060

November 1st, 2016

PROJECT CONTACT INFORMATION

OWNER ARCHITECT
Park City Municipal Corporation EWG Architecture
445 Marsac Avenue, P.O. Box 1480 334 Main Street, P.O. Box 3419
Park City, UT 84060 Park City, UT 84060

435-649-0062
Contact: Steve Bruemmer

BUILDER STRUCTURAL ENGINEER

INTERIOR DESIGN LANDSCAPE ARCHITECTURE

SERVICE CONTACTS

Rocky Mountain Power

201 South Main St, Suite 2300

Salt Lake City UT 84111
(866) 870-3419

Park City School District
2700 Kearns Blvd

Park City UT 84060
(435) 645-5600

Park City Municipal Corp
445 Marsac Avenue

Park City UT 84060
(435)658-9471

Questar Gas

P.O. Box 45360

Salt Lake City UT 84145
(800)541-2824

Snyderville Post Office
6440 Hwy 224

Park City UT 84098
(800)275-8777

CenturyLink Phone Company

4160 Atkinson Dr
Park City UT 84098
(435) 649-6186

Park City Fire Department
730 Bitner Rd

Park City, UT 84098
(435) 649-6706

Comcast Cable

1777 Sun Peak Dr. #105
Park City UT 84098
(435)649-4020

Division of Water Quality
195 North 1950 West
Salt Lake City UT 84116
(801)536-4123

Snyderville Basin Water
Reclamation District
2800 Homestead Rd
Park City UT 84098
(435)649-7993

Drawing Index HPP

HPP

HPP-000 Cover

HPP-001 Historic Preservation Photos
HPP-003 Historic Preservation Photos

November 1st, 2016

PO Box 3419 Park City, Utah 84060
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Physical Conditions Report
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Exhibit D - 1333 Park Avenue
Physical Conditions Report


PARK CITY

PHYSICAL CONDITIONS REPORT

For Use with the Historic District Design Review (HDDR) Application

~ ForOfficial Use Only - 2
PLANNER: __ dawwliy i TILEL. ~  appricaTION#: __ f-ll — 02519
DATE RECEIVED: __ M /19 /2216

PROJECT INFORMATION

NAME:
ADDRESS: 1333 Park Avenue

Park City, UT 84060
TAX ID: e o
SUBDIVISION: .Snyders Addition to Park City o
SURVEY: LOT #: BLOCK #: 24
HISTORIC DESIGNATION: [ LANDMARK SIGNIFICANT ~ [J NOT HISTORIC

APPLICANT INFORMATION
NAME: Craig Elliott

MAILING P.O. Box 3419
ADDRESS: Park City, UT 84060

PHONE #: (435 (649 .0092 FAX # | ) )
EMAIL: celliott@elliottworkgroup.com

APPLICANT’S REPRESENTATIVE INFORMATION

NAME: Johanna Monson
PHONE #: (435 )649 .0092
EMAIL: jmonson@elliottworkgroup.com
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ACKNOWLEDGMENT OF RESPONSIBILITY

This is to certify that | am making an application for the described action by the City and that | am responsible for complying with
all City requirements with regard to this request. This application should be processed in my name and | am a party whom the City
should contact regarding any matter pertaining to this application.

| have read and understood the instructions supplied by Park City for processing this application. The documents and/or
information | have submitted are true and correct to the best of my knowledge. | understand that my application is not deemed
complete until a Project Planner has reviewed the application and has notified me that it has been deemed complete.

| will keep myself informed of the deadlines for submission of material and the progress of this application. | understand that a staff
report will be made available for my review three days prior to any public hearings or public meetings. This report will be on file and
available at the Planning Department in the Marsac Building.

| further understand that additional fees may be charged for the City’s review of the proposal. Any additional analysis required
would be processed through the City’s consultants with an estimate of time/expense provided prior to an authorization with the
study. ..

Signature of Applicant: gﬂ\] ;

Name of Applicant: Craig EI@/ \

Mailing P.O.Box 3419

Address: Park City, UT 84060

Phone #: (435 )649 -0092 Fax #: ( ) 2
Email: celliott@elliottworkgroup.com

Type of Application:

AFFIRMATION OF SUFFICIENT INTEREST

| hereby affirm that | am the fee title owner of the below described property or that | have written authorization from the owner
to pursue the described action. | further affirm that | am aware of the City policy that no application will be accepted nor work

performed for properties that are tax delinquent.

Park City Municipal Corporation
P.O. Box 1480
Park City, UT 84060

Name of Owner:

Mailing Address:

Street Address/ Legal 1333 Park Avenue
Description of Subject Property: Park City, UT 84060

Signature: Date:

1. If you are not the fee owner attach a copy of your authorization to pursue this action provided by the fee owner.
If a corporation is fee titleholder, attach copy of the resolution of the Board of Directors authorizing the action.

3. If ajoint venture or partnership is the fee owner, attach a copy of agreement authorizing this action on behalf of the joint
venture or partnership

4. If aHome Owner's Association is the applicant than the representative/president must attaché a notarized letter stating they
have notified the owners of the proposed application. A vote should be taken prior to the submittal and a statement of the
outcome provided to the City along with the statement that the vote meets the requirements set forth in the CC&Rs.

Please note that this affirmation is not submitted in lieu of sufficient title evidence. You will be required to submit a title opinion,
certificate of title, or title insurance policy showing your interest in the property prior to Final Action.

Packet Pg. 104




SAMPLE PHYSICAL CONDITIONS REPORT

This sample is based on the residence located at 664 Woodside Ave.

ion of Existing Conditions:

7. Porches

Use this section to describe the porches Address decorative features including porch posts, brackets, railing,
and floor and ceiling materials. Supplemental pages should be used to describe additional elements and
features.

Element/Feature: Front Porch (East Facade)

This involves: X An original part of the building
[] Alater addition Estimated date of construction: __1930s

Describe existing feature:

Based on evidence from Sanborn Maps and historic tax photographs, the L-shaped front porch is an
extension of the original 1905 porch and was constructed sometime in the 1930s. The square railings
and square balustrades, square porch posts, porch ceiling, roof structure, and square horizontal
members are all made of painted wood. The decking material is poured concrete. The roof of the
porch is a shed roof and the roof material is standing seam metal. The porch is located on the east
facade, wraps along the south facade, and continues to the west facade. The railing and balustrades
break at the front entrance door, at the south end of the east facade, and at the side entrance which
is centered on the south facade. The porch is flush with the existing grade on the east facade. The
porch is very un-ornamental with no brackets or other decorative features.

Describe any deficiencies: Existing Condition: [] Excellent  [] Good [X] Fair  [] Poor

Several of the wood porch posts and horizontal members have been replaced. The new wood porch
posts and horizontal members are unpainted. The remaining historic wood railings and balustrades,
porch posts, porch ceiling, roof structure, and horizontal members are missing paint. The fascia board
at the connection between the east facade gable and porch roof is rotted and damaged. Wires are
hanging/detached near the east facade gable and porch roof connection on the east facade. The
flashing between the main roof and the porch roof is showing signs of rust.

Photo Numbers: 1,2, 3,4,5,6,7,9, 12, 13  |llustration Numbers: 7a

A ~
Multiple photos provide detailed Number corresponding to the
documentation of existing illustration on the following page.

features and any deficiencies.
mber of 1heN@W A5 2006:c
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East Facade:

NOV 15 2016

If you have questions negarding the requirements on this application or process please contact @ mamber of (he Park City Planning
Stafi g1 (435) 615-5080 or visil us anline al wwwiparkeitvorg. Updated 10/2014

10
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PHYSICAL CONDITIONS REPORT

Detailed Description of Existing Conditions. Use this page to describe all existing conditions.
Number items consecutively to describe all conditions, including building exterior, additions, site
work, landscaping, and new construction. Provide supplemental pages of descriptions as necessary
for those items not specifically outlined below.

1. Site Design

This section should address landscape features such as stone retaining walls, hillside steps, and fencing.
Existing landscaping and site grading as well as parking should also be documented. Use as many boxes
as necessary to describe the physical features of the site. Supplemental pages should be used to describe
additional elements and features.

Landscape and Site

Element/Feature:

This involves: M An original part of the building
[] Alater addition Estimated date of construction:

Describe existing feature:

The site has a slope of 6" from East to West with no retaining walls or fences. An asphalt
driveway is found on the West side of the parcel.

Landscape areas with bushes and flowers are located in the North, South and East side of
the House, with an evergreen tree in the main entrance area.

Concrete stairs are located in the front porch of the house (East side of house) and back
door (West side of the house).

Describe any deficiencies: Existing Condition: [] Excellent W Good (] Fair [ Poor

Photo Numbers: lllustration Numbers:

13
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2. Structure

Use this section to describe the general structural system of the building including floor and ceiling systems as
well as the roof structure. Supplemental pages should be used to describe additional elements and features.

Element/Feature: WOOd Frame
This involves: @ An original part of the building 905
[ A later addition Estimated date of construction:

Describe existing feature:

Packet Pg. 110

The Original one story frame Hall-Parlor type house and first addition (Shed addition) is made of
light frame construction; wood frame walls, floor joists and roof rafters. By 1995, the house was
raised on a concrete foundation. Additional steel beams and wood columns where added under the
floor joists to keep the integrity of the wood frame system, in an unfinished basement area where
the mechanical system is located.

The second addition of the house, on the West side, is made of light wood framing system; wood
walls, roof rafters and wood floor joist over slab on grade concrete. A small difference of height on
the floor can be notice inside the house. No data is found of the construction of this addition but it
was probably during a period of non historical significance.

Describe any deficiencies: Existing Condition: [] Excellent  [] Good [®m Fair [] Poor

The structure of the Original house is compromise by the raised concrete foundation. The
new steel beams under the floor are supported by wood columns with no structural
attachments to it and place over the concrete slabs in the basement.

Photo Numbers: 1 ’2’3’4’1 0’1 1 lllustration Numbers: 5a’5b’6a’6b’6c’6d
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3. Roof

Use this section to describe the roofing system, flashing, drainage such as downspouts and gutters, skylights,
chimneys, and other rooftop features. Supplemental pages should be used to describe additional elements
and features.

Roof System

Element/Feature:

This involves: @ An original part of the building
[ A later addition Estimated date of construction:

Describe existing feature:

Packet Pg. 111

The house has a light wood frame system with wood rafters through out the building. The historic
double pitched gable roof was modified by adding a gable roof over the entrance area and the roof
line was altered to accommodate the first historic shed addition of the house. On the West side of the
house a non-historic structure was added by connecting the historic roof with a new double pitch roof.
The historic gable roof is at 9:12 pitch with a 4 1/2:12 pitch over the first historic shed addition.

The original shingles have been replace with asphalt shingles and heat tape.

One gutter and downspout is found on the south side of the house.

The eaves are square cut rafter tails with metal fascia and wood soffit.

A Brick chimney flue is located in the south-east corner of the original house.

Describe any deficiencies: Existing Condition: [] Excellent [H Good [] Fair [ Poor

Photo Numbers: 1 ’2’3’4 lllustration Numbers: 1 a’2a’2b
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4. Chimney

Use this section to describe any existing chimneys. One box should be devoted to each existing chimney.
Supplemental pages should be used to describe additional elements and features.

Chimney

Element/Feature:

This involves: [ An original part of the building
[] Alater addition Estimated date of construction:

Describe existing feature:

Packet Pg. 112

A brick chimney is found at the South-east corner of the original house. The chimney runs

from the basement where it is use as ventilation for the mechanical equipment, through the
main level and the roof.

No evidence of the original chimney on the main level is found.

The exterior brick of the chimney has been repair and a metal flue added inside it with
metal cap at the end of it.

Describe any deficiencies: Existing Condition: [] Excellent (W Good [J Fair [ Poor

The chimney serves as a ventilation flue, not as a chimney as original intended.

8,12

Photo Numbers: lllustration Numbers:

16




5. Exterior Walls

Use this section to describe exterior wall construction, finishes, and masonry. Be sure to also document other
exterior elements such as porches and porticoes separately. Must include descriptions of decorative elements
such as corner boards, fascia board, and trim. Supplemental pages should be used to describe additional ele-
ments and features.

cementFeature. AYiGINAI €xterior walls

This involves: @ An original part of the building 0 5
[[] Alater addition Estimated date of construction:

Describe existing feature:

Packet Pg. 113

The original hall-parlor house with first addition (shed addition) has a clad in narrow
horizontal wood lap siding with 4" vertical wood trim. Also a 9" top and bottom board is
found on the siding.

The original facade presents two historic double hung windows with wood framing. All side
windows are sliders with wood trim.

A height louver window is located on the north side of the house, possible to vent the new
attic area created by the interior vermiculite ceiling in the front room.

Five openings are located on the concrete foundation to give ventilation and light to the
basement.

Describe any deficiencies: Existing Condition: [ ] Excellent [ Good [] Fair [] Poor

The North and South facade presents slider windows that do not represent the original
architectural proportion of the era.

Photo Numbers: 1 ’2’4 lllustration Numbers: 1 a’ 2a’ 4a
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EementFeature. A ditiON walls
This involves: [ An original part of the building
A later addition Estimated date of construction:

Packet Pg. 114

Describe existing feature:

The second addition of the hall-parlor house has horizontal wood lap siding with 4" vertical
wood trim and 9" top and bottom boards. The horizontal wood lap siding on the second
addition walls are slightly bigger than the ones on the original side of the house, indicating
a different time of construction.

The windows on the North and South facade are horizontal sliders and the window on the
West facade is a new double hung. All doors and windows have wood trim around them.

Describe any deficiencies: Existing Condition: [] Excellent [m Good [ ] Fair [ Poor

The North and South facade presents slider windows that do not represent the original
architectural proportion of the era.

2,3,4

Photo Numbers: lllustration Numbers: 2b’ 3&, 4b
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Element/Feature:

This involves: [] An original part of the building
[] Alater addition Estimated date of construction:

Describe existing feature:

Describe any deficiencies: Existing Condition: [] Excellent [] Good [] Fair [ Poor

Photo Numbers: lllustration Numbers:

19
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6. Foundation

Use this section to describe the foundation including its system, materials, perimeter foundation drainage, and

other foundation-related features. Supplemental pages should be used to describe additional elements and
features.

Element/Feature: FOU ndatlon
This involves: []J An original part of the building 1 995
| A later addition Estimated date of construction:

Describe existing feature:

Packet Pg. 116

By 1995 the house was raised on a concrete foundation that accommodates an unfinished
basement where all mechanical systems are located.
The concrete foundation is located under all exterior walls as well as under the transition of

the second addition. Concrete slabs are use in the basement to support new structural
columns.

No perimeter foundation drainage is found.

Five small openings that work as windows with clear cover give light and ventilation to the
Basement.

Describe any deficiencies: Existing Condition: [] Excellent [] Good W Fair [] Poor

The structure of the Original house is compromise by the raised concrete foundation. The
new steel beams under the floor are supported by wood columns with no structural
attachments to it and place over the concrete slabs in the basement.

Photo Numbers: 9’1 0’1 1 ’1 2 lllustration Numbers: 5a
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7. Porches

Use this section to describe the porches Address decorative features including porch posts, brackets, railing,
and floor and ceiling materials. Supplemental pages should be used to describe additional elements and
features.

_Front Porch (East Elevation)

Element/Feature:

This involves: [1 An original part of the building
[ A later addition Estimated date of construction:

Describe existing feature:

Based on evidence from the 1907 Sanborn Maps, the front porch was a later addition of
the original house. The front porch is a small projecting entry porch with gable roof
supported by square wood columns. The 4"x4" columns support the wood railing and
vertical wood guard. The gable roof has a flat tongue and groove wooden ceiling at 8'
above the concrete entrance.

Concrete steps and entrance that slope away from the house are connected to the existing
house floor with a 1"x1" piece of wood.

Describe any deficiencies: Existing Condition: [] Excellent [] Good W Fair [] Poor

The concrete steps and entry are from a later addition and where never well connected to
the existing wood floor of the house. There is a gap of about 1" in between.
The slope of the concrete entrance is greater than permitted.

15,6 1b,6a

Photo Numbers: lllustration Numbers:

21
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8. Mechanical System, Utility Systems, Service Equipment & Electrical

Use this section to describe items such as the existing HVAC system, ventilation, plumbing, electrical, and fire
suppression systems. Supplemental pages should be used to describe additional elements and features.

‘Mechanical System

Element/Feature:

This involves: [] An original part of the building

m A later addition Estimated date of construction:

1995

Describe existing feature:

Packet Pg. 118

The mechanical system of the house has been updated with modern machines. The water
heather and Furnace are located in the basement. All vent systems run through the
basement ceiling and then vertical through the walls or brick chimney.

Describe any deficiencies: Existing Condition: [] Excellent [ Good [] Fair  [] Poor

The brick chimney that was used in the original house as a heating element is now use as
vertical vent.

There are no signs of the old chimney on the main space. The brick flue is cover by wood
paneling.

10,11,12 5b,6e

Photo Numbers: lllustration Numbers:
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9. Door Survey

Basic Requirements

I3

All door openings on the exterior of the structure should be assigned a number and described under the
same number in the survey form. Doors in pairs or groupings should be assigned individual numbers. Even
those not being replaced should be assigned a number corresponding to a photograph or drawing of the
elevation, unless otherwise specified specifically by the planner.

Describe the issues and conditions of each exterior door in detail, referring to specific parts of the door.
Photographs depicting existing conditions may be from the interior, exterior, or both. Additional close-up
photos documenting the conditions should be provided to document specific problem areas.

The Planning Department’s evaluation and recommendation is based on deterioration/damage to the
door unit and associated trim. Broken glass and normal wear and tear are not necessarily grounds for
approving replacement.

The condition of each door should be documented based on the same criteria used to evaluate the
condition of specific elements and features of the historic structure or site: Good, Fair, Poor.

Don’t forget to address service, utility, and garage doors where applicable.
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Total number of door openings on the exterior of the structure:

Packet Pg. 120

Number of historic doors on the structure:

Number of existing replacement/non-historic doors:

Number of doors completely missing:

Please reference assigned door numbers based on the Physical Conditions Report.

Number of doors to be replaced: 2

Existing Condition

Door#: | (Excellent, Good, Fair, Poor):

Describe any deficiencies:

Photo #:

Historic (50
years or older):

1 Good

19,20

Fair

2 Good

21

Fair

Fair

Fair

Fair

Fair

Fair

Fair

Fair

Fair

Fair

24




10. Window Survey

Basic Requirements

| P

All window openings on the structure should be assigned a number and described under the same number
in the survey form. Windows in pairs or groupings should be assigned individual numbers. Even those not
being replaced should be assigned a number corresponding to a photograph or drawing of the elevation,

unless otherwise specified specifically by the planner.

Describe the issues and conditions of each window in detail, referring to specific parts of the window.
Photographs depicting existing conditions may be from the interior, exterior, or both. Additional close-up
photos documenting the conditions should be provided to document specific problem areas.

The Planning Department’s evaluation and recommendation is based on deterioration/damage to the
window unit and associated trim. Broken glass and windows that are painted shut alone are not grounds

for approving replacement.
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Total number of window openings on the exterior of the structure:

Number of historic windows on the structure:
Number of existing replacement/non-historic windows

Number of windows completely missing:
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o |l~N|IN |

Please reference assigned window numbers based on the Physical Conditions Report.

Number of windows to be replaced: 9

imou| o SB S | ooy | 700 | Horels

A |Good Wooden double hung window| 22 X
B |Good Wooden double hung window| 22 X
v |- Vinyl slider window | 23
L Vinyl slider window | 24
= |Good Vinyl slider window | 25
| Good Vinyl double hung window| 27
& |- Vinyl slider window | 25
- Vinyl slider window | 26
o Vinyl slider window | 23

Fair

Fair

Fair

Fair
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11. Interior Photographs

Use this section to describe interior conditions. Provide photographs of the interior elevations of each room.

(This can be done by standing in opposite corners of a square room and capturing two walls in each photo.)

o Original Hall-Parlor House

Packet Pg. 123

This involves: An original part of the building 90 5
[] A later addition Estimated date of construction:

Describe existing feature:

The original hall-parlor house interior has been modify through the years. It has one large
room at the front of the house with new vertical wood paneling in three walls, carpet and
vermiculite flat ceiling. The windows on the East side are historic wood double hung
windows and the two windows on the North and South of the room are vinyl slider
windows, probably from a time of non historical significance.

The brick chimney flue is furred in with wood paneling.

Describe any deficiencies: Existing Condition: [] Excellent M Good ] Fair ] Poor

28 be

Photo Numbers: lllustration Numbers:
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Eementreanre. I IFST Addition

This involves: [] An original part of the building
[® A later addition Estimated date of construction:

Packet Pg. 124

Describe existing feature:

The first addition (shed addition) of the house was build in a time of historical significance
but the interior has been modify through the years.

We found two smaller rooms with flat ceilings. The rooms are finish with painted gypsum
board in the wall and ceiling, wood baseboard and carpet.

In between them is located the only bathroom of the house. Consisting of a sink and toilet,
no shower is located in the house.

Describe any deficiencies: Existing Condition: [] Excellent W Good [] Fair [ Poor

29,30 6f,6h

Photo Numbers; Illustration Numbers:
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Second Addition

This involves: [] An original part of the building
[ A later addition Estimated date of construction:

Element/Feature:

995

Describe existing feature:
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The second addition of the house, consist of two rooms on the West side of the house.

Both rooms have vaulted ceiling with painted gypsum board in the walls and ceilings,
carpet, and wood baseboards.

One of the rooms has a door to the exterior and the stairs to the basement.

Describe any deficiencies: Existing Condition: [] Excellent W Good [] Fair [] Poor

31,32

Photo Numbers: lllustration Numbers:
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Element/Feature:

This involves: [C] An original part of the building
[C] A later addition Estimated date of construction:

Describe existing feature:

Describe any deficiencies: Existing Condition: [] Excellent [ Good [] Fair  [] Poor

Photo Numbers: Illustration Numbers:

30

Packet Pg. 126




Supplemental Sheets Supplemental Page ___ of

Supplemental pages should be used to describe any additional elements and features not previously described
in this packet.

Element/Feature: Utility system

.

This involves: [C1 An original part of the building
| A later addition Estimated date of construction:

Describe existing feature:

All utility systems have been updated from the original house.
The electrical panel is located in the basement.

The gas and electric meter are located on the North exterior wall of the house.

Describe any deficiencies: Existing Condition: [] Excellent [m] Good [] Fair [ Poor

The brick chimney that was used in the original house as a heating element is now use as
vertical vent.

Photo Numbers: 1 7’1 8 lllustration Numbers: 20’2d’6b

31
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Exhibit E - 1333 Park Avenue
Historic Preservation Plan
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Exhibit E - 1333 Park Avenue
Historic Preservation Plan


PARK CITY MUNICIPAL CORPORATION
PLANNING DEPARTMENT

445 MARSAC AVE - PO BOX 1480
PARK CITY, UT 84060

(435) 615-5060

HISTORIC PRESERVATION PLAN

PARK CITY

For Use with the Historic Distﬁct/Sire Design Review Application

Form UCOOW

PLANNlNG DIRECTOR CH!EF Buu,,nmﬁ gpp.'---'__f 2 f

APPROVAL DATE/INITIALS: __ APPROVAL DATE/INITIALS: _
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PROJECT INFORMATION
[ 1 LANDMARK ®m SIGNIFICANT DISTRICT:

NAME:

ADDRESS: 1333 Park Avenue

Park City, UT 84060

TAX ID: fane

OR

sUBDIViSiON: STyders Additian to Park City

OR

SURVEY: LOT #: BLOCK #: 24

APPLICANT INFORMATION
NAME: Craig Elliott

PHONE #: (435 (649 .0092 FAX # ( ) }

EMAIL: celliott@elliottworkgroup.com

RECEIVED
NOV 15 2016

PLANNING DEPT

PARK CITY

If you have guestions regarding the requirements on this application or process please contact a member of the F‘ark ,Clty Planning

Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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INSTRUCTIONS FOR HISTORIC PRESERVATION PLAN

The purpose of the HISTORIC PRESERVATION PLAN is to provide a detailed description of the pro-
posed project, including the scope of work, methods/techniques being considered, and the potential im-
pacts and/or benefits to Park City’s historic resources. The Planning Department is authorized to require
a Historic Preservation Plan as a condition of approving an application for a building project that affects a
historic structure, site or object. The Planning Director and the Chief Building Official, or their designees,
must approve the Historic Preservation Plan.

It is important to address the condition of each element, feature, or space of a historic site and/or structure
as identified by the Physical Conditions Report.

Please note the following:

1. Multiple Buildings and/or Structures. For Historic District Design Reviews (HDDRs) that
include more than one (1) structure, please complete an individual Physical Conditions Report
for each structure on the site.

2. Scope of Work. Summarize the impacts the proposed project will have on each of the
elements/features identified by th Physical Conditions Report. If the project proposes a negative
impact on any character-defining feature, explain why it is unavoidable and what measures are
proposed to mitigate the adverse affects.

3. Construction Issues. Following the format of the Physical Condition Report, summarize the work
being proposed for each feature. Provide reference to or excerpts from the Physical Condition
Report if needed to supplement the work summaries. Address the treatments being considered and
the methods and techniques being proposed.

According to the Design Guidelines for Historic Districts and Historic Sites the four treatments for
historic sites include:

* Preservation. If you want to stabilize a building or structure, retain most or all of its historic
fabric, and keep it looking the way it does now, you will be preserving it. Preservation is the
first treatment to consider and it emphasizes conservation, maintenance and repair.

* Rehabilitation. If you want to update a building for its current or a new use, you will be
rehabilitating it. Rehabilitation, the second treatment, also emphasizes retention and repair of
historic materials, though replacement is allowed because it is assumed that the condition of
existing materials is poor.

* Restoration. If you want to take a building back to an earlier time by removing later features,
you will be restoring it. Restoration, the third treatment, centers on retaining materials from the
most significant period in the property’s history. Because changes in a site convey important
information about the development history of that site and its structures, restoration is less
common than the previous treatments.

* Reconstruction. If you want to bring back a building that no longer exists or cannot be
repaired, you will be reconstructing it. Reconstruction, the fourth treatment, is used to
recreate a non-surviving building or one that exists now, but is extremely deteriorated and un-
salvageable. Reconstruction is rarely recommended.

4. Conditions Evaluation. The scope of work for those features/elements identified as fair or poor in
the Physical Conditions Report require a more comprehensive approach to its deteriorated condition.
Please provide specific details outlining your scope of work.

5. References. Specific conditions should be addressed using recognized pre
It may be helpful to reference the National Park Service's Preservation Briefs inorder to specn‘y

NOV 15 2016
If you have questions regarding the requirements on this application or process please contact ajmember of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014. LA P
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recognized preservation methods for features/elements such as wood windows, porches, and
masonry chimneys. These and other features are described in the Preservation Briefs, available
online at: http://www.nps.gov/tps/how-to-preserve/briefs.htm.

RECEIVED
NOV 15 2016

PARK CI
PLANNING EYEPT,

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Site Design

Use this section should describe the scope of work and preservation treatment for landscape features such
as stone retaining walls, hillside steps, and fencing. Existing landscaping and site grading as well as parking
should also be documented. Use supplemental pages if necessary.

Site

Element/Feature:

This involves: [[] Preservation [ ] Restoration
[] Reconstruction M Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Packet Pg. 132

Demolish existing non- historic garage to bring back the original layout of the site. Add new
landscape area on the West side of the house.

Structure

Use this section to describe scope of work and preservation treatment for the general structural system of the

building including floor and ceiling systems as well as the roof structure. Supplemental pages should be used
to describe additional elements and features.

Element/Feature: Wood Frame

This involves: [] Preservation [] Restoration
[] Reconstruction @ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Lift the existing wood frame house to rehabilitate the structural foundation. Replace floor
structure, add new beams, columns and repair concrete foundation to give adequate
structural support to the house.

PARK CITY

PLANNING DEPT.

If you have questions regarding the requirements on this application or process please contact a membeF 6T the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.

38




Roof

Use this section to describe the proposed scope of work and preservation treatment for the roofing system,
flashing, drainage such as downspouts and gutters, skylights, chimneys, and other rooftop features. Use
supplemental pages if necessary.

Element/Feature: ROOf SyStem
This involves: [] Preservation [ Restoration
[ Reconstruction @ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Packet Pg. 133

Rehabilitated the roof flashing, eave and drainage system as well as the exterior brick
chimney. Replace and add new downspouts and gutters where needed.

Chimney

Use this section to describe the proposed scope of work and preservation treatment for any existing chimneys.
One box should be devoted to each existing chimney. Supplemental pages should be used to describe
additional elements and features.

Brick Chimney

Element/Feature:

This involves: [] Preservation [[] Restoration
] Reconstruction @ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Rehabilitated the exterior brick chimney of the house to preserved the original architecture
of the front facade. Remove the modify interior brick flue left from previous remodels,
including the metal flue in the basement and main level.
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If you have questions regarding the requirements on this application or process please contact :1 menpg;fm:gmmty P
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Exterior Walls

Use this section to describe the proposed scope of work and preservation treatment for the exterior wall
construction, finishes, and masonry. Please describe the scope of work for each individual exterior wall, use
supplemental pages if necessary.

_East Wall

Element/Feature:

Packet Pg. 134

This involves: [] Preservation [[] Restoration
[ Reconstruction [@ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Rehabilitated the concrete porch with new concrete stairs and entrance floor. Level
entrance with interior floor level.

Replace existing double hung windows with new wood windows of the same dimensions
and characteristics. New windows will be added where the basement opening are located
to avoid any water leaking into the basement.

The exterior siding will be replace by new lap siding throughout all four facades of the
same proportions and characteristics of the original house.

North Wall

Element/Feature:

This involves: [[] Preservation [[] Restoration
[] Reconstruction [ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The proposed work will include the replacement of the existing non-historic slider windows
with new wood casement windows. New windows will meet egress requirements and will
have the vertical proportions of the historic era. New windows will be added where the
basement openings are located to avoid any water leaking into the basement.

The exterior siding will be replace by new lap siding throughout all four facades of the
same proportions and characteristics of the original house.

RECEIVED
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PARK CITY
PLANNING DEPT.

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning

Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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West Wall

Element/Feature:

This involves: [ ] Preservation [] Restoration
[1 Reconstruction [ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The proposed work will include the replacement of the existing vinyl double hung window
with new double hung wood window of the same dimensions. The back entrance porch will
be replace with a new concrete slab with stairs looking north into the new back yard and
the non-historic metal railing will be replace by wood railing.

The exterior siding will be replace by new lap siding throughout all four facades of the
same proportions and characteristics of the original house.

South Wall

This involves: [] Preservation [] Restoration
[] Reconstruction [ Rehabilitation

Element/Feature:

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The proposed work will include the replacement of the existing non-historic slider windows
with new wood casement windows of similar proportions. New windows will meet egress
requirements and will have the vertical proportions of the historic era. New windows will be
added where the basement openings are located to avoid any water leaking into the
basement.

The exterior siding will be replace by new lap siding throughout all four facades of the
same proportions and characteristics of the original house.

RECEIVED

| NOV {5 2016

PARK CITY
PLANNING DEPT.
If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Foundation

Use this section to describe the proposed scope of work and preservation treatment for the foundation
including its system, materials, perimeter foundation drainage, and other foundation-related features. Use
supplemental pages if necessary.

Concrete Foundation

Element/Feature:
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This involves: 1 Preservation [] Restoration
[] Reconstruction M Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Lift the existing wood frame house to rehabilitate the structural foundation. Replace floor
structure, add new beams, columns and repair concrete foundation to give adequate
structural support to the house.

Porches

Use this section to describe the proposed scope of work and preservation treatment for all porches Address
decorative features including porch posts, brackets, railing, and fioor and ceiling materials.

Entry Porch

Element/Feature:

This involves: [] Preservation (] Restoration
[] Reconstruction [ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The proposed work for the entry porch includes the rehabilitation of the concrete. New
concrete stairs and entrance floor level with the main house.

T — — 'Etl:).
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! PARK CITY
| PLANNING DEPT,

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning

Staff at (435) 615-5060 or visit us online at www.parkeity.org. Updated 10/2014.
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Doors

Use this section to describe the proposed scope of work and preservation treatment for all exterior doors, door
openings, and door parts referenced in the Door Survey of the Physical Conditions Report. Please describe
the scope of work for each individual exterior door, use supplemental pages if necessary.

S Front Door

This involves: [1 Preservation [l Restoration
[C] Reconstruction @ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:
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The front door will be replace by a new solid wood door of the same dimensions and
characteristics.

Back Door

Element/Feature:

This involves: [1 Preservation [] Restoration
[] Reconstruction (@ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The back non-historic door will be replace by a new full glass door with wood frame of the
same dimensions.

: PARK CITY
|___ PLANNING DEPT.

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Windows

Use this section to describe the proposed scope of work and preservation treatment for all exterior windows,
window openings, and windows parts referenced in the Door Survey of the Physical Conditions Report. Please
describe the scope of work for each individual exterior window, use supplemental pages if necessary.

Front Windows

Element/Feature:

This involves: [C] Preservation [[] Restoration
[] Reconstruction Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Replace existing double hung windows with new wood windows of the same dimensions
and characteristics.

Side Windows

This involves: [] Preservation [E Restoration
[] Reconstruction [ Rehabilitation

Element/Feature:

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Replace existing non-historic slider windows for new wood casement windows of similar
proportions. New windows will meet egress requirements and will have the vertical
proportions of the historic era.

RECEIVED
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PARK CITY
PLANNING DEPT.

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Mechanical System, Utility Systems, Service Equipment & Electrical

Use this section to describe proposed scope of work and preservation treatment for items such as the existing
HVAC system, ventilation, plumbing, electrical, and fire suppression systems. Supplemental pages should be
used to describe additional elements and features. Use supplemental pages if necessary.

Mechanical and Utility Systems

Element/Feature:

This involves: [C1 Preservation [1 Restoration
[] Reconstruction @ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The mechanical ducts and vents will be replace to meet the new needs of the interior
space of the house.

Additions
Use this section to describe the proposed scope of work for any additions. Describe the impact and the

preservation treatment for any historic materials. Supplemental pages should be used to describe additional
elements and features. Use supplemental pages if necessary.

Element/Feature:

This involves: [] Preservation [] Restoration
[ Reconstruction [] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

ED

Y 1Y 20

 RECEIVED]

PARK G
PLANNING DEpT

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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4. PROJECT TEAM

List the individuals and firms involved in designing and executing the proposed work. Include the names
and contact information for the architect, designer, preservation professional, contractor, subcontractors,
specialized craftspeople, specialty fabricators, etc...

Provide a statement of competency for each individual and/or firm listed above. Include a list or descrip-
tion of relevant experience and/or specialized training or skills.

Will a licensed architect or qualified preservation professional be involved in the analysis and design alter-
natives chosen for the project? Yp§ or No. If yes, provide his/her name.

Will a licensed architect or other qualified professional be available during construction to ensure the proj-
ect is executed according to the approved plans? Y¥s or No. If yes, provide his/her name.

5. SITE HISTORY

Provide a brief history of the site to augment information from the Historic Site Form. Include information
about uses, owners, and dates of changes made (if known) to the site and/or buildings. Please list all
sources such as permit records, current/past owner interviews, newspapers, etc. used in compiling the
information.

6. FINANCIAL GUARANTEE

The Planning Department is authorized to require that the Applicant provide the City with a financial Guar-
antee to ensure compliance with the conditions and terms of the Historic Preservation Plan. (See Title 15,
LMC Chapter 11-9) Describe how you will satisfy the financial guarantee requirements.

7. ACKNOWLEDGMENT OF RESPONSIBILITY

| have read and understand the instructions supplied by Park City for processing this form as part of the
Historic District/Site Design Review application. The information | have provided is true and correct to the
best of my knowledge.

Signature of Applicant: %‘:ﬁi‘\ Date:‘lj_/LQgL&Lb_
Craig Effiott’ 3

Name of Applicant:

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Exhibit F - 1353 Park Avenue
Historic Preservation Package Plans
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Exhibit F - 1353 Park Avenue
Historic Preservation Package Plans


1353 Park Avenue

Historic Preservation Package

1353 Park Avenue

(old 1323 Woodside Ave)

Park City, Utah
November 1st, 2016

PROJECT CONTACT INFORMATION

Owner Architect

Park City Municipal Corporation EWG Architecture

445 Marsac Avenue. P.O.Box 1480 449 Main Street, PO BOX 3419
Park City, UT 84060 Park City, Utah 84060

801.415.1839
CONTACT: Craig Elliott

DRAWING INDEX

Historic Preservation Drawings

HPP-001
HPP-002
HPP-003
HPP-004
HPP-005
HPP-006

Cover Sheet

Historic Preservation Photo Documentation
Existing Survey

Demolition/ Preservation Site Plans
Demolition/ Preservation Floor Plan
Demolition/ Preservation Elevations

Historic Preservation Package
November 1st, 2016

!

i

ell
WO

Green House Foundation

1353 Park Avenue

Cover Sheet

HPP-001

COPYRIGHT ELLIOTT WOR

group

PO Box 3419 Park City, Utah 84060

435.649.0092 801.415.1839 www.elliottworkgroup.com

architectur

1353 Park Avenue 364 Main Street

(old 1323 Woodside Ave)
Park City, Utah

11/8/16 12:09:36 PM

GROUP ARCHITECTURE 11 C 2007
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Remove/Replace Existing Hip Roof
Structure

Remove/Replace Existing Brick
Pattern Asphalt Shingle Siding on
Stud Walls

Remove Non-Historic Windows and
Filled in Porch-Replicate Original
Porch

Remove Existing Fence

Remove Existing Chimney/Flues

Remove/Replace Existing Hip Roof
Structure; Remove added Shed
Roof

Remove Existing Windows

Remove Existing Vertical Siding on
Stud Walls - Replace with Historic
Brick Pattern Asphalt Shingle
Siding or Horizontal Lap Siding

Remove Existing Plumbing Vent

Remove Non-Historic Door and
Added Shed

Remove/Replace Existing Hip Roof
Structure

Remove/Replace Existing Windows

Remove/Replace Existing Brick
Pattern Asphalt Shingle Siding on
Stud Walls

Existing Looking North @ Existing Looking South
SCALE:N.T.S.

SCALE:N.T.S.

Remove/Replace Existing Hip Roof Structure

Remove Existing Dormer

Remove Non-Historic Windows/ Door
Placement and Filled in Porch Area -
Replicate Original Porch

Remove/Replace Existing Brick Pattern
Asphalt Shingle Siding on Stud Walls

Remove/Replace Existing Windows

Remove Existing Fence

Existing Looking West

GENERAL NOTES

Existing Looking East

SCALE:N.T.S. SCALE:N.T.S.

CENTER

DOUBLE JACK
CONDOMINUMS

SILVER CLIFF
VILLAGE

1323 WOODSIDE AVE

WOODSIDE AVENUE|

Site plan/ photo documentation
SCALE: 1" = 20"-0"

1. Non-Historic Additions Are to be Removed by
Contractor & Disposed of Properly According to the
Municipality

2. Items to be Removed Shown Dashed.
3. House to be Reconstructed as per Building's Historical

Character within Project Location to be Determined at
Later Date as Approved by Planning Process.

LEl ELLIOTT

WORKGROUFP

Historic Preservation Photo Documentation
HPP-002

November 1st, 2016

1353 Park Avenue
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‘ 1323 WOODSIDE AVE

PROPOSED DEMO/PRESERVATION SITE

@ PLAN
SCALE: 1/8" = 10"

PARK CITY MUNICIPAL
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Exhibit G - 1353 Park Avenue
Historic Preservation Plan


PARK CITY MUNICIPAL CORPORATION
PLANNING DEPARTMENT

445 MARSAC AVE - PO BOX 1480
PARK CITY, UT 84060

(435) 615-5060

HISTORIC PRESERVATION PLAN

For Use with the Historic District/Site Design Review Application

PLANNER: HANNAU M TieR APPLICATION# ____ FL-16-0%576
| DATE RECEWVED: || /15/210

PLANNING DIRECTOR CHIEF BUILDING OFFICIAL

APPROVAL DATE/INITIALS: 'APPROVAL DATE/INITIALS: __

PROJECT INFORMATION

[0 LANDMARK @ SIGNIFICANT DISTRICT:

NAME: 1323 Woodside Avenue (Old site location per Demolition Permit)

ADDRESS: 1353 Park Avenue (New site location)
Park City, UT 84060

TAX ID: SA-273-x o
SUBDIVISION: _Snyder's Addition to Park City .
SURVEY: LOT #: BLOCK #: 24
APPLICANT INFORMATION

NAME: Craig Elliott

PHONE #: (435 1649 _0092 FAX#:  ( ) ]

EMAIL: celliott@elliottworkgroup.com

NOV 15 2016

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
35
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INSTRUCTIONS FOR HISTORIC PRESERVATION PLAN

The purpose of the HISTORIC PRESERVATION PLAN is to provide a detailed description of the pro-
posed project, including the scope of work, methods/techniques being considered, and the potential im-
pacts and/or benefits to Park City’s historic resources. The Planning Department is authorized to require
a Historic Preservation Plan as a condition of approving an application for a building project that affects a
historic structure, site or object. The Planning Director and the Chief Building Official, or their designees,
must approve the Historic Preservation Plan.

It is important to address the condition of each element, feature, or space of a historic site and/or structure
as identified by the Physical Conditions Report.

Please note the following:

1. Multiple Buildings and/or Structures. For Historic District Design Reviews (HDDRs) that
include more than one (1) structure, please complete an individual Physical Conditions Report
for each structure on the site.

2. Scope of Work. Summarize the impacts the proposed project will have on each of the
elements/features identified by th Physical Conditions Report. If the project proposes a negative
impact on any character-defining feature, explain why it is unavoidable and what measures are
proposed to mitigate the adverse affects.

3. Construction Issues. Following the format of the Physical Condition Report, summarize the work
being proposed for each feature. Provide reference to or excerpts from the Physical Condition
Report if needed to supplement the work summaries. Address the treatments being considered and
the methods and techniques being proposed.

According to the Design Guidelines for Historic Districts and Historic Sites the four treatments for
historic sites include:

* Preservation. If you want to stabilize a building or structure, retain most or all of its historic
fabric, and keep it looking the way it does now, you will be preserving it. Preservation is the
first treatment to consider and it emphasizes conservation, maintenance and repair.

« Rehabilitation. If you want to update a building for its current or a new use, you will be
rehabilitating it. Rehabilitation, the second treatment, also emphasizes retention and repair of
historic materials, though replacement is allowed because it is assumed that the condition of
existing materials is poor.

» Restoration. If you want to take a building back to an earlier time by removing later features,
you will be restoring it. Restoration, the third treatment, centers on retaining materials from the
most significant period in the property’s history. Because changes in a site convey important
information about the development history of that site and its structures, restoration is less
common than the previous treatments.

¢« Reconstruction. If you want to bring back a building that no longer exists or cannot be
repaired, you will be reconstructing it. Reconstruction, the fourth treatment, is used to
recreate a non-surviving building or one that exists now, but is extremely deteriorated and un-
salvageable. Reconstruction is rarely recommended.

4. Conditions Evaluation. The scope of work for those features/elements identified as fair or poor in
the Physical Conditions Report require a more comprehensive approach to its deteriorated condition.
Please provide specific details outlining your scope of work.

5. References. Specific conditions should be addressed using recognized preservation methods.
It may be helpful to reference the National Park Service’s Preservation Briefs in order to specify

If you have questions regarding the requirements on this application or process please contact a member of the Park Ci't'y,.r Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
36
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recognized preservation methods for features/elements such as wood windows, porches, and
masonry chimneys. These and other features are described in the Preservation Briefs, available
online at: http://www.nps.gov/tps/how-to-preserve/briefs.htm.

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Site Design

Use this section should describe the scope of work and preservation treatment for landscape features such
as stone retaining walls, hillside steps, and fencing. Existing landscaping and site grading as well as parking
should also be documented. Use supplemental pages if necessary.

Element/Feature: Site

This involves: (] Preservation [] Restoration
(@] Reconstruction [] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

Packet Pg. 152

The new 1353 Park Avenue site will be restore to accommodate the reconstruction of 1323
Woodside Avenue historic house. The existing non- historic Fire Station building presented
on the site will be demolish, per demolition permit.

Structure

Use this section to describe scope of work and preservation treatment for the general structural system of the
building including floor and ceiling systems as well as the roof structure. Supplemental pages should be used
to describe additional elements and features.

I ),
v s Structural System

This involves: [ 1 Preservation [] Restoration
(@] Reconstruction [] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The poor condition of the structural system made the building deemed unsafe. The
structural system will be reconstructed to bring the historic house to a safe condition.
Reference Preservation Package Plans (attached).

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.

38




Roof

Use this section to describe the proposed scope of work and preservation treatment for the roofing system,
flashing, drainage such as downspouts and gutters, skylights, chimneys, and other rooftop features. Use
supplemental pages if necessary.

Element/Feature: Roof

This involves: [] Preservation [] Restoration
(@] Reconstruction [[] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:
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The roof system was collapsing by the time it was disassemble. The proposed work will
reconstruct the original roof lines bringing the historic house to a safe condition. Reference
Preservation Package Plans (attached).

Chimney

Use this section to describe the proposed scope of work and preservation treatment for any existing chimneys.
One box should be devoted to each existing chimney. Supplemental pages should be used to describe
additional elements and features.

Element/Feature:

This involves: [] Preservation (@] Restoration
[] Reconstruction [[] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The non-historic chimney and metal flue will be remove and replace by a new ventilation
system. Reference Preservation Package Plans (attached).

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Exterior Walls

Use this section to describe the proposed scope of work and preservation treatment for the exterior wall

construction, finishes, and masonry. Please describe the scope of work for each individual exterior wall, use
supplemental pages if necessary.

Element/Feature: Pmary Facade

This involves: [ 1 Preservation [ ] Restoration
(m] Reconstruction [] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:
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The poor condition of the structure made the building deemed unsafe. The proposed work
will reconstruct the exterior walls to bring the historic house to a safe condition and it's
original architectural value. The existing non-historic dormer will be removed and the filled
in porch will be restore to it's original layout by removing the non-historic windows. The
windows on the Primary facade will be replaced by new ones and the siding will be replace
by horizontal lap siding. Reference Preservation Package Plans (attached).

Secondary Facade
Element/Feature: Y

This involves: [] Preservation [] Restoration
(@] Reconstruction [] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The poor condition of the structure made the building deemed unsafe. The proposed work
will reconstruct the exterior walls to bring the historic house to a safe condition and it's
original architectural value. The filled in porch will be restore to it's original layout by
removing the non-historic windows on the South -East corner. The non-historic shed on the
South-West corner of the house will be removed. The windows on the South facade will be

replaced by new ones and the siding will be replace by horizontal lap siding. Reference
Preservation Package Plans (attached).

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Secondary Facade

Element/Feature:

This involves: [C] Preservation [l Restoration
@ Reconstruction [[] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:
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The poor condition of the exterior walls made the building deemed unsafe. The proposed
work will reconstruct the exterior walls to bring the historic house to a safe condition and
its original architectural value. The windows on the North facade will be replaced by new
ones and the siding will be replace by horizontal lap siding. Reference Preservation
Package Plans (attached).

Rear Facade
Element/Feature:

This involves: [] Preservation [] Restoration
(m] Reconstruction [[] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The poor condition of the structure made the building deemed unsafe. The proposed work
will reconstruct the exterior walls to bring the historic house to a safe condition and it's
original architectural value. The non-historic shed will be removed. Part of the rear wall and
two windows will be remove to accommodate the new addition of the house. The siding will
be replace by horizontal lap siding. Reference Preservation Package Plans (attached).

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Foundation

Use this section to describe the proposed scope of work and preservation treatment for the foundation

including its system, materials, perimeter foundation drainage, and other foundation-related features. Use
supplemental pages if necessary.

Concrete Foundation
Element/Feature:
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This involves: [] Preservation [1 Restoration
[] Reconstruction [®] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

A new concrete foundation will be added to the historic house to assure a safe structural
system.

Porches

Use this section to describe the proposed scope of work and preservation treatment for all porches Address
decorative features including porch posts, brackets, railing, and fioor and ceiling materials.

Porch
Element/Feature: are

This involves: [ 1 Preservation [m] Restoration
[1 Reconstruction [ Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The existing inclose porch will be restore to its original use by removing the non- historic
walls and windows.

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning

Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Doors

Use this section to describe the proposed scope of work and preservation treatment for all exterior doors, door

openings, and door parts referenced in the Door Survey of the Physical Conditions Report. Please describe
the scope of work for each individual exterior door, use supplemental pages if necessary.

Entrance Door
Element/Feature:
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This involves: [] Preservation (m] Restoration
[ Reconstruction [1 Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

A new wood door will be install where the original door was ones located.

Shed Door
Element/Feature:
This involves: [] Preservation (@] Restoration
[1 Reconstruction "] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The non-historic shed door will be remove to accommodate the new addition of the house.

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Windows

Use this section to describe the proposed scope of work and preservation treatment for all exterior windows,
window openings, and windows parts referenced in the Door Survey of the Physical Conditions Report. Please
describe the scope of work for each individual exterior window, use supplemental pages if necessary.

Original windows
Element/Feature:

This involves: [] Preservation [] Restoration
@] Reconstruction [] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The original windows will be replace for new wood windows. The window on the North
Facade will be replace by two casement wood windows to meet egress requirements.
Reference Preservation Package Plans (attached).

Non-historic windows
Element/Feature:

This involves: [C] Preservation @] Restoration
1 Reconstruction [[] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The non-historic windows on the porch will be remove to restore the original facade of the
house. The rear facade widows will be removed to accommodate the new addition of the
house.

Reference Preservation Package Plans (attached).

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Mechanical System, Utility Systems, Service Equipment & Electrical

Use this section to describe proposed scope of work and preservation treatment for items such as the existing
HVAC system, ventilation, plumbing, electrical, and fire suppression systems. Supplemental pages should be
used to describe additional elements and features. Use supplemental pages if necessary.

Mechanical System
Element/Feature:

This involves: [] Preservation [] Restoration
[] Reconstruction [®] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:
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A new mechanical system will be install in the house. New utility systems and service
equipment will be install in the new site location.

Additions

Use this section to describe the proposed scope of work for any additions. Describe the impact and the

preservation treatment for any historic materials. Supplemental pages should be used to describe additional
elements and features. Use supplemental pages if necessary.

Shed
Element/Feature:

This involves: [] Preservation (m] Restoration
[] Reconstruction [] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The non-historic shed will be remove to accommodate the new addition of the house.
Reference Preservation Package Plans (attached).

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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4. PROJECT TEAM

List the individuals and firms involved in designing and executing the proposed work. Include the names
and contact information for the architect, designer, preservation professional, contractor, subcontractors,
specialized craftspeople, specialty fabricators, etc...

Provide a statement of competency for each individual and/or firm listed above. Include a list or descrip-
tion of relevant experience and/or specialized training or skills.

Will a licensed architect or qualified preservation professional be involved in the analysis and design alter-
natives chosen for the project? Ygs or No. If yes, provide his/her name.

Will a licensed architect or other qualified professional be available during construction to ensure the proj-
ect is executed according to the approved plans? Ygs or No. If yes, provide his/her name.

5. SITE HISTORY

Provide a brief history of the site to augment information from the Historic Site Form. Include information
about uses, owners, and dates of changes made (if known) to the site and/or buildings. Please list all
sources such as permit records, current/past owner interviews, newspapers, etc. used in compiling the
information.

6. FINANCIAL GUARANTEE

The Planning Department is authorized to require that the Applicant provide the City with a financial Guar-
antee to ensure compliance with the conditions and terms of the Historic Preservation Plan. (See Title 15,
LMC Chapter 11-9) Describe how you will satisfy the financial guarantee requirements.

7. ACKNOWLEDGMENT OF RESPONSIBILITY

| have read and understand the instructions supplied by Park City for processing this form as part of the
Historic District/Site Design Review application. The information | have provided is true and correct to the
best of my knowledge. ‘

Signature of Applicant: %}W
Craig Elliog—) B

Date: ”l/ 0] ‘/ 20l

Name of Applicant:

If you have questions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
46
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Supplemental Sheets Supplemental Page ___ of

Supplemental pages should be used to describe the scope of work and preservation treatment for any
additional elements and features not previously described in this packet.
Trim
Element/Feature:
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This involves: [1 Preservation [1 Restoration
(@] Reconstruction [[1 Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

The existing trim will be replace by new trim that follows the original house architecture.

Element/Feature:

This involves: [1 Preservation [ Restoration
[ Reconstruction [C] Rehabilitation

Based on the condition and deficiencies outlined in the Physical Conditions Report, please describe in detail
the proposed work:

If you have guestions regarding the requirements on this application or process please contact a member of the Park City Planning
Staff at (435) 615-5060 or visit us online at www.parkcity.org. Updated 10/2014.
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Site History

1323 Woodside Avenue
Park City, UT 84060

Historic Preservation Plan
ildi ription

The building is a one story structure with a modified pyramid roof. The exterior is a

mismatch of brick asphalt shingle siding, lap siding and vertical groove plywood siding.

The roofing is a deteriorated asphalt shingle. After further investigation, the brick
asphalt shingle siding and the existing windows (With the exception of the windows in
the filled in porch area) appear to be the original components to the house. The roof
has partially collapsed and the south-east corner of the building has split open. The
existing condition is very poor and is rapidly deteriorating.

Original Date of Construction

1925

History

Year Owner

1924 Ontario Silver Mining Co.
1936 Laura Trotman

1941 Robert Wall

1946 Clyde/Araminta Henrikson
1977 Clyde/Araminta Henrikson & Jack Merrill Henrikson
1980 Woodside LTD Trust

1983 David R and Carol C Downs
2006 Katherine/Paul Marsh

2008 Woodside One L.L.C.

2008 Elliott Workgroup Development, L.L.C.
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Exhibit H - 1353 Park Avenue
Physical Conditions Report
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Exhibit H - 1353 Park Avenue
Physical Conditions Report


PARK CITY

PHYSICAL CONDITIONS REPORT

For Use with the Historic District Design Review (HDDR) Application

PLANNER: _LAWWAR M. T{ied APPLICATION #: _ L~ "f‘._'_af??ﬁ;?@-
DATE RECEIVED: __i1 /!5 /1]

PROJECT INFORMATION
NAME: 1323 Woodside Avenue (Old site per Demolition Permit)
ADDRESS: 1353 Park Avenue (New proposed site location)
Park City, UT 84060
TAX ID: SA-273-x (1353 Park Avenue) OR
SUBDIVISION: Snyder's addition to Park City &5
SURVEY: LOT # BLOCK #: 24
HISTORIC DESIGNATION: (] LANDMARK m] SIGNIFICANT L] NOT HISTORIC
APPLICANT INFORMATION
NAME: Craig Elliott
MAILING P.O. Box 3419

ADDRESS: Park City UT 84060

PHONE #: (435 (649 .0092 FAX# ( ) .
EMAIL: celliott@elliottworkgroup.com

APPLICANT’S REPRESENTATIVE INFORMATION

NAME: Johanna Monson
PHONE #: (435 )649 .0092
EMAIL: jmonson@elliottworkgroup.com
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ACKNOWLEDGMENT OF RESPONSIBILITY

This is to certify that | am making an application for the described action by the City and that | am responsible for complying with
all City requirements with regard to this request. This application should be processed in my name and | am a party whom the City
should contact regarding any matter pertaining to this application.

| have read and understood the instructions supplied by Park City for processing this application. The documents and/or
information | have submitted are true and correct to the best of my knowledge. | understand that my application is not deemed
complete until a Project Planner has reviewed the application and has notified me that it has been deemed complete.

I will keep myself informed of the deadlines for submission of material and the progress of this application. | understand that a staff
report will be made available for my review three days prior to any public hearings or public meetings. This report will be on file and
available at the Planning Department in the Marsac Building.

| further understand that additional fees may be charged for the City's review of the proposal. Any additional analysis required
would be processed through the City's consultants with an estimate of time/expense provided prior to an authorization with the
study. .

Signature of Applicant: : 611 " ‘\_/

CraigEliott |

Name of Applicant:

Mailing P.O. Box 3419

Address: Park City UT 84060

Phone #: (435 )649 -0092 Fax #: ( ) 5
Email: celliott@elliottworkgroup.com

Type of Application: HDDR

AFFIRMATION OF SUFFICIENT INTEREST

| hereby affirm that | am the fee title owner of the below described property or that | have written authorization from the owner
to pursue the described action. | further affirm that | am aware of the City policy that no application will be accepted nor work

performed for properties that are tax delinquent.
Name ol Onneh Park City Municipal Corporation

P.O.Box 1480
Park City UT 84060
1323 Woodside Avenue, Park City UT 8460

Mailing Address:

Street Address/ Legal
Description of Subject Property: Residential not in use

Signature: Date:

1. If you are not the fee owner attach a copy of your authorization to pursue this action provided by the fee owner.
2. If a corporation is fee titleholder, attach copy of the resolution of the Board of Directors authorizing the action.

3. If ajoint venture or partnership is the fee owner, attach a copy of agreement authorizing this action on behalf of the joint
venture or partnership
4. If a Home Owner's Association is the applicant than the representative/president must attaché a notarized letter stating they

have notified the owners of the proposed application. A vote should be taken prior to the submittal and a statement of the
outcome provided to the City along with the statement that the vote meets the requirements set forth in the CC&Rs.

Please note that this affirmation is not submitted in lieu of sufficient title evidence. You will be required to submit a title opinion,
certificate of title, or title insurance policy showing your interest in the property prior to Final Action.
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PHYSICAL CONDITIONS REPORT

Detailed Description of Existing Conditions. Use this page to describe all existing conditions.
Number items consecutively to describe all conditions, including building exterior, additions, site
work, landscaping, and new construction. Provide supplemental pages of descriptions as necessary
for those items not specifically outlined below.

1. Site Design

This section should address landscape features such as stone retaining walls, hillside steps, and fencing.
Existing landscaping and site grading as well as parking should also be documented. Use as many boxes
as necessary to describe the physical features of the site. Supplemental pages should be used to describe
additional elements and features.

Element/Feature: ke
This involves: (@] An original part of the building
[] A later addition Estimated date of construction:

Describe existing feature:

No natural landscape present on new site. A non-historic building located on the center of
the property is present. Asphalt driveway and parking exist covering the site.

For old site landscaping reference Preservation Package submitted on February 19, 2009.
No retaining walls, exterior steps or fences found on new site.

Describe any deficiencies: Existing Condition: [ ] Excellent  [®] Good [] Fair [] Poor

1,2

Photo Numbers: lllustration Numbers:

13
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2. Structure

Use this section to describe the general structural system of the building including floor and ceiling systems as
well as the roof structure. Supplemental pages should be used to describe additional elements and features.

Structural System
Element/Feature:

This involves: (=] An original part of the building

1925
[1 Alater addition Estimated date of construction:

Describe existing feature:
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The building was boarded up and deemed unsafe. Any interior investigation of the building

was not allowed. No records of the existing structural system exist. It is assumed to be a
wood framed building.

Describe any deficiencies: Existing Condition: [] Excellent [] Good [ Fair (w] Poor

56,7&8

Photo Numbers: lllustration Numbers:
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3. Roof

Use this section to describe the roofing system, flashing, drainage such as downspouts and gutters, skylights,
chimneys, and other rooftop features. Supplemental pages should be used to describe additional elements
and features.

Roof
Element/Feature:
This involves: [m] An original part of the building 1925
[1 A later addition Estimated date of construction:

Describe existing feature:
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Hip roof structure with asphalt shingles. Roof have either collapsed or are in the process of
collapsing. By comparing historic photos to the existing structure, it appears that, several
roof lines have been altered. The historic roof at the East side of the house was modified
by adding a pitched roof over the porch area. On the west side of the house a non-historic
shed structure was added by extending the roof at the same angle as the historic pitch.
The historic hip roof is at a 5.5:12 pitch. At the west side of the roof a brick chimney and a
metal vent were added.

Reference Preservation Package.

Describe any deficiencies: Existing Condition: [] Excellent [ Good [] Fair [=m] Poor

The roof have either collapsed or be in the process of collapsing by the time it was
disassemble and save in storage for new reconstruction.

3.4 _ 1a
Photo Numbers: lllustration Numbers:
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4. Chimney

Use this section to describe any existing chimneys. One box should be devoted to each existing chimney.
Supplemental pages should be used to describe additional elements and features.

Brick Chimney
Element/Feature:
This involves: [ An original part of the building
=] A later addition Estimated date of construction:

Describe existing feature:
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At the West side of the roof a brick chimney and a metal vent are found.

Describe any deficiencies: Existing Condition: [] Excellent [ Good [ Fair [E] Poor

The chimney and vent were collapsing by the time the house was disassemble.

34,8

Photo Numbers: lllustration Numbers:
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5. Exterior Walls

Use this section to describe exterior wall construction, finishes, and masonry. Be sure to also document other
exterior elements such as porches and porticoes separately. Must include descriptions of decorative elements
such as corner boards, fascia board, and trim. Supplemental pages should be used to describe additional ele-
ments and features.

Primary Facade
Element/Feature:

This involves: [(m] An original part of the building 1925

[ Alater addition Estimated date of construction:

Describe existing feature:
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The primary facade adjacent to Woodside Avenue has a brick pattern asphalt shingle
siding on stud wall. The historic porch area has been framed in and converted to interior
space. Non-historic windows and door have been added and this area is currently boarded
up.

The facade presents a historic three partition window with wood framing. The windows are
believed to be casements windows.

The primary facade measures 29'-5" length by 8'-0" height.

Reference submitted Preservation.

Describe any deficiencies: Existing Condition: [] Excellent [] Good [] Fair [E|] Poor

The primary facade is in poor condition. Exterior studs where place to hold the existing
facade and avoiding it to collapsed.

1a
Photo Numbers: lllustration Numbers:

17




Secondary Facade 1
Element/Feature:
This involves: @] An original part of the building 1925
] Alater addition Estimated date of construction:

Describe existing feature:
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The South facade consists of brick asphalt shingle siding on the stud wall. On the South -
East corner the non-historic windows and filled in porch area have been added to convert
this area into interior space. No other penetration has been made into this facade.

On the South-West corner of the facade a non-historic shed structure was added with
asphalt shingle siding on the stud wall.

Historic facade measures 21'-2" by 8'-0".

Non-historic shed measures 6'-6" in length.

Reference Preservation Package.

Describe any deficiencies: Existing Condition: [ Excellent [] Good [] Fair [m] Poor

The secondary facade is in poor condition. Exterior studs where place to hold the existing
facade and avoiding it to collapsed.

Photo Numbers: lllustration Numbers:
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Secondary Facade 2
Element/Feature:
This involves: [®] An original part of the building 1925
[] Alater addition Estimated date of construction:
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Describe existing feature:

The North facade consists of brick asphalt shingle siding on the stud wall. Two historic
windows exist on this facade, a casement and a slider window with wood framing.

No other modified elements are present.

The North facade measures 21'-2" by 8'-0"

Reference Preservation Package.

Describe any deficiencies: Existing Condition: [] Excellent [ Good [] Fair [=] Poor

Possible decay of the facade structure because of the unsave condition of the building.

4a
Photo Numbers: Illustration Numbers:
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6. Foundation

Use this section to describe the foundation including its system, materials, perimeter foundation drainage, and

other foundation-related features. Supplemental pages should be used to describe additional elements and
features.

: Foundation
Element/Feature:
This involves: (w] An original part of the building 1925
[] A later addition Estimated date of construction:

Describe existing feature:
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No known foundation exists for this building. The Historic site Form states that there is no
existing foundation.

Describe any deficiencies: Existing Condition: [] Excellent [] Good [] Fair [=] Poor

17

Photo Numbers: lllustration Numbers:
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7. Porches

Use this section to describe the porches Address decorative features including porch posts, brackets, railing,
and floor and ceiling materials. Supplemental pages should be used to describe additional elements and
features.
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Porch
Element/Feature:
This involves: @] An original part of the building 1925
[1 Alater addition Estimated date of construction:

Describe existing feature:

The historic porch is located on the South - East corner of the building. The porch has
been framed in and converted to interior space. Door and windows have been added. 96
square feet of adjacent space was capture to increase the footprint of the building.

The historic pony wall exist of brick asphalt shingles on stud wall.

The dimension of the original porch was 14'-10" by 6'-6".

Reference Preservation Package.

Describe any deficiencies: Existing Condition: [] Excellent [] Good [] Fair @] Poor

The modify historic porch is in poor condition. Studs were added to the exterior of the
porch to support the structure of the building.

56 &9 1b, 3b

Photo Numbers: lllustration Numbers:
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8. Mechanical System, Utility Systems, Service Equipment & Electrical

Use this section to describe items such as the existing HVAC system, ventilation, plumbing, electrical, and fire
suppression systems. Supplemental pages should be used to describe additional elements and features.

Mechanical system
Element/Feature:

This involves: [1 An original part of the building
[m] A later addition Estimated date of construction:

Describe existing feature:
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The building was boarded up and deemed unsafe. Any interior investigation of the building
was not allowed. No records of the existing mechanical system exist.

Describe any deficiencies: Existing Condition: [] Excellent [] Good ] Fair ] Poor

Photo Numbers: lllustration Numbers:
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9. Door Survey

Basic Requirements

1.

All door openings on the exterior of the structure should be assigned a number and described under the
same number in the survey form. Doors in pairs or groupings should be assigned individual numbers. Even
those not being replaced should be assigned a number corresponding to a photograph or drawing of the
elevation, unless otherwise specified specifically by the planner.

Describe the issues and conditions of each exterior door in detail, referring to specific parts of the door.
Photographs depicting existing conditions may be from the interior, exterior, or both. Additional close-up
photos documenting the conditions should be provided to document specific problem areas.

The Planning Department’s evaluation and recommendation is based on deterioration/damage to the
door unit and associated trim. Broken glass and normal wear and tear are not necessarily grounds for
approving replacement.

The condition of each door should be documented based on the same criteria used to evaluate the
condition of specific elements and features of the historic structure or site: Good, Fair, Poor.

Don't forget to address service, utility, and garage doors where applicable.
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Total number of door openings on the exterior of the structure:
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Number of historic doors on the structure:

Number of existing replacement/non-historic doors:

— ==

Number of doors completely missing:

Please reference assigned door numbers based on the Physical Conditions Report.

Number of doors to be replaced: 2

Existing Condition

Door#: | (excellent, Good, Fair, Poor):

Describe any deficiencies: Photo #:

Historic (50
years or older):

L Poor Entrance door is boarded up 9

2 Poor Non historic shed door 10

Fair

Fair

Fair

Fair

Fair

Fair

Fair

Fair

Fair

Fair
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10. Window Survey

Basic Requirements

1.

All window openings on the structure should be assigned a number and described under the same number
in the survey form. Windows in pairs or groupings should be assigned individual numbers. Even those not
being replaced should be assigned a number corresponding to a phatograph or drawing of the elevation,
unless otherwise specified specifically by the planner.

Describe the issues and conditions of each window in detail, referring to specific parts of the window.
Photographs depicting existing conditions may be from the interior, exterior, or both. Additional close-up
photos documenting the conditions should be provided to document specific problem areas.

The Planning Department'’s evaluation and recommendation is based on deterioration/damage to the
window unit and associated trim. Broken glass and windows that are painted shut alone are not grounds
for approving replacement.
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Total number of window openings on the exterior of the structure: 11
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Number of historic windows on the structure: 7

Number of existing replacement/non-historic windows 4

Number of windows completely missing: 3

Please reference assigned window numbers based on the Physical Conditions Report.

Number of windows to be replaced: 11

. Existing Condition ; A Phot; Historic (50
Window #: (Exceflont. Good, Fair. Foor): Describe any deficiencies: 4 years or older):
1 Poor fixed window 11 X
2 Poor inoperable window 11 X
° Foor inoperable window 11 X
i — inoperable slider window 12 X
5 Poor inoperable casement window 13 X
6 Fear non-historic 14
7 g non-historic 14
8 Poor e
missing 6
9 Poor -
missing 6
10 Poor oL
missing 8
1 Poor non visible slider 8
Fair
Fair
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11. Interior Photographs

Use this section to describe interior conditions. Provide photographs of the interior elevations of each room.

(This can be done by standing in opposite corners of a square room and capturing two walls in each photo.)
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Interior
Element/Feature:
This involves: [m] An original part of the building 1925
[] Alater addition Estimated date of construction:

Describe existing feature:

The building was boarded up and deemed unsfe. Any interior of the building was not
allowed .

Describe any deficiencies: Existing Condition: [] Excellent [| Good [] Fair [m] Poor

Photo Numbers: lllustration Numbers:
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Supplemental Sheets Supplemental Page ___ of ___

Supplemental pages should be used to describe any additional elements and features not previously described
in this packet.

_ Rear Facade
Element/Feature:
This involves: [®] An original part of the building 1925
[] A later addition Estimated date of construction:

Describe existing feature:

The West facade consists of non-historic vertical wood siding on the stud wall.

On the South-West corner a non-historic door and shed structure were added with a
combination of vertical wood siding and brick asphalt shingles siding on the stud wall.
One slider window and a casement window exists on the vertical siding. A non-historic
plumbing vertical vent exist on the center of the facade.

The West facade measures 29'-5" by 8'-0".

Reference Preservation Package.

Describe any deficiencies: Existing Condition: [] Excellent [ Good [] Fair [m] Poor

The rear facade is in poor condition with not maintain vertical siding. The structure of the
facade is compromised by the unsafe interior of the house.

2a
Photo Numbers: lllustration Numbers:

31
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Supplemental Page ___of

Trim
Element/Feature:
This involves: [m] An original part of the building 1925
[] A later addition Estimated date of construction:

Describe existing feature:
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No visible trim found around windows and doors. The windows have a 2" square edge
wood frame.

The eaves and soffits of the roof had a 1"x4" square wood fascia with no details.

No corner boards or pilasters are found in this building.

Reference Preservation Package.

Describe any deficiencies: Existing Condition: [] Excellent [] Good [] Fair [m] Poor

The trim of the house was collapsing by the time the house was disassemble.

15& 16
Photo Numbers: lllustration Numbers:
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Supplemental Page __ of

Packet Pg. 183

Shed
Element/Feature:
This involves: [l An original part of the building
®] A later addition Estimated date of construction:

Describe existing feature:

The shed on the South-West corner was added to the building. No chronological
information is available. The shed consist of a combination of brick asphalt shingle and
vertical wood siding with a single pitch roof attached to the original building.

The shed measures 9'-8" length by 6'-6" with.

The porch framed in is consider by the Historic Site Form a major addition.

Describe any deficiencies: Existing Condition: [] Excellent [ Good [] Fair [=] Poor

The building was deemed unsafe.

10

Photo Numbers: lllustration Numbers:
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Exhibit F - Historic District Design Review
Existing and Proposed Plans

Packet Pg. 184



hannah.turpen
Text Box
















Exhibit F - Historic District Design Review 
Existing and Proposed Plans
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BUILDING DESCRIPTION

The resident located at 1323 Woodside in Park City, was
built in 1925 on the Woodside Avenue site (Per Demolition
Permit). The proposed location in 1353 Park Avenue, has a
relatively flat site with no natural landscape.

The historic House is a "foursquare" form one story structure
with hipped roof. Many element of the house where altered
like the roof and porch (See Preservation Package).

The porch area has it's original form as well as the roof. A
new addition on the back follows the historic era and
improves the interior space.

In response to statutory regulation, all new work or repair,
replacement, rehabilitation or restoration shall be compliant.
Design Guidelines intended to secure, compatibility with and
provide for visual aesthetic complement to the character and
function of the community shall be paramount to any
proposed improvement. All new design on this house has
been design to comply with the Design Guidelines
regulation.
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Neighborhood Looking West

SCALE: 1" =1-0"

Existing Looking North

2 SCALE:N.T.S.
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Remove Non-Historic
Remove Non-Historic Metal
Flue

Remove/Replace Windows
Remove/Replace Brick
Pattern Aspalt Shingle
Siding on Stud Walls

Chimney
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Remove Vertical Siding on Stud Walls

Remove Non-Historic Door and

Remove Non-Historic Chimney
Shed Structure

and Metal Flue
Remove Non-Historic Shed

Remove/Replace Hip Roof
Roof Structure
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Siding on Stud Walls
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PARK CITY

Planning Commission

Staff Report 1884

PLANNING DEPARTMENT

Subject: Treasure

Project #: PL-08-00370

Author: Francisco Astorga, AICP, Senior Planner

Date: 12 July 2017

Type of Item: Administrative — Conditional Use Permit
Constructability Assessment Report & Refinement 17.1 and
17.2

Summary Recommendations

Staff recommends that the Planning Commission review the applicant’s submitted
updated Construction Assessment Report and allow the applicant to present refinement
17.1 and 17.2. As noticed, a public hearing should be held. Staff recommends that the
Planning Commission continue the item to the August 9, 2017 Planning Commission
meeting.

Description

Property Owner: Sweeney Land Company and Park City Il, LLC represented
by Patrick Sweeney

Location: Creole Gulch and Mid-station Sites
Sweeney Properties Master Plan

Zoning: Estate (E) District — Master Planned Development

Adjacent Land Use: Ski resort area and residential

Topic of Discussion: Constructability Assessment Report & Refinement 17.1
and 17.2

Reason for Review: Conditional Use Permits are required for development per

the Sweeney Properties Master Plan. Conditional Use
Permits are reviewed by the Park City Planning Commission

Background
Despite the applicant’s stated goal of completing their Transportation/Traffic Study

addendum in February 2017, the applicant was not able to conclude their update until
early May 2017. The applicant introduced this update on May 10, 2017 and again on
June 14, 2017. The applicant is currently updating their Transportation/Traffic Study final
version and was unable to submit it to the City and present it to the Planning
Commission for this meeting. Staff will have to receive the Applicant’s final version of
the Transportation/Traffic Study on July 20, 2017 in order to have ample time to prepare
a staff report and recommendation for the scheduled August 9, 2017 Planning
Commission meeting.

Applicant requests to present the Constructability Assessment Report to the Planning
Commission, also Refinement 17.1 which includes video renderings, as well as providing
an introduction of Refinement 17.2.
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Refinement Summaries
Refinement 17.1 (Exhibit D) submitted to the City on June 27, 2017, includes the
following components as summarized by the applicant:

Elimination of the mine exhibit.

Shifted a nominal number of commercial and residential UEs from the Creole-
Gulch to the Mid-Station Site.

Reduced the footprint and added a penthouse unit to Building 1B.

Eliminated one (1) story from Building 3B.

Added a step at the top story, southeast corner, of a Building 4A.

Added a step at the top story, east end, and eliminated two (2) stories from the
west wing of Building 5A.

Converted Building 5B from 3-story townhouses to flats.

Added a step at the top story, west end, of Building 5C.

Total gross area was reduced from 1,016,887 square feet (2009) to 1,005,387
square feet (V17.1), which is an 11,500 square foot reduction.

10. Reconfigured the Cliffscape behind Building 1 and 5 based upon further
geotechnical analysis.

A
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Refinement 17.1 (Exhibit D) includes plans, plans compared to 2009 plans, photo
viewpoints location plan, rendering stills and view points.

Refinement 17.2-partial (Exhibit E) submitted to the City on June 30, 2017, includes the
following components as summarized by the applicant:

1. Acceptance of the existing grade of the Lowell/Empire turnaround.

2. Elimination of the Footprints and below grade accessory space of Building 5B and
5D.

3. Transfer of the above grade mass from Building 5B and 5D to Building 5A-5C and
Building 4B, stepping of Building 5A-5C east to west.

4. Compression of the footprint of Building 4B and shifting the footprint downhill,
widening of Creole ski trail.

5. More efficient parking and underground circulation. Centralized check-in and
lobby, shifting of the main entrance off Lowell Avenue away from residences.

6. More efficient design of Building 1B and 1C consisting of conversion of Building
1C to flats, elimination of some accessory space, and bringing in the Cliffscapes
behind Building 1B and 1C (design work still progressing).

7. All resulting in less excavation, cliffscapes, site disturbance, and accessory
spaces, i.e., less impact and gross, more efficient design.

Refinement 17.2-partial (Exhibit E) includes comparison of Refinement 17.2 vs.
Refinement 17, and working massing, elevations, and plans. Near the end of July the
applicant expects to submit finished drawings of Refinement 17.2, comparison video,
and still renderings. Applicant also expects to have an updated Written and Pictorial
Explanation which will be intended to serve to tie everything together in an easier to read
package. Staff will have to receive the Applicant’s final version of this refinement on July
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20, 2017 in order to have ample time to prepare a staff report and recommendation for
the scheduled August 9, 2017 Planning Commission meeting.

Constructability Assessment Report

The updated Constructability Assessment Report and its exhibits, and various
references, were submitted to the Planning Department on June 27, 2017. As indicated
on the report, it is an overview study of the constructability of the project. The applicant
outlined planned construction methods and mitigation measures. Planning Staff’s initial
concern, shared by other relevant departments, is that the “plans” primarily commit to
perform or meet a certain standard in the future without any specific detail identifying
and mitigating the specific impacts of the proposal.

Excavation

Applicant explains that in an effort to reduce the excavation impact and to improve
efficiency, they have developed two (2) refinements referred to as version 17.1 and
version 17.2 respectively to the 2009 packet. The applicant would like to present these
two (2) refinements to the Planning Commission via presentation.

The Applicant requests to manage and place the excavated materials principally on site
and on the adjacent Park City Mountain (Resort) property. Three (3) primary material
placement zones have been identified on exhibit E2.0 Material Placement Zones. The
Applicant requests to strip the existing topsoil and layback the soils in a berm that is
then used in the re-vegetation and restoration operation. The estimated excavation
guantities listed below, provided by the applicant, are “neat line” template quantities and
do not account for material “swell” or expansion. For placement operations and zone
capacity a swell factor of 25% was used by the applicant to estimate the expected
guantity of material to be transported and placed in the material placement zones.

The applicant indicates that the subject site can be divided into four (4) main excavation
sites as shown on exhibits E1.0 Refinement 17.1 Excavation Volumes and E1.1
Refinement 17.2 Excavation Volumes. Listed below are the estimated “neat line”
guantities of total material to be excavated:

2009 packet 960,000 cubic yards
17.1 Refinement 905,000 cubic yards
17.2 Refinement 868,500 cubic yards

The three (3) primary material placement zones are identified on exhibit E2.0 Material
Placement Zones. The primary placement zone is the Creole Gulch which is
supplemented with the Kings Crown and Payday placement zones. Listed below are
the placement zones and the estimated capacities as identified by the Applicant:

Area (Acres) Capacity (CY)
Creole Zone 16.0 1,040,500
Kings Crown Zone 6.0 117,500
Payday Zone 55 86,000
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The excavation section of the Constructability Assessment Plan (June 27, 2017)
has a significant change from ref.3, Treasure Excavation Management Plan
(December 2008), to the Creole (placement) Zone which was listed as a 5.0 acre
site with capacity of 125,000 cubic yards. The Excavation Management Plan
(December 2008) also had a Secondary Zones Combined areas with a capacity of
625,000 cubic yards. Staff is in the process of reviewing the current proposal
which includes this significant change to the Creole placement excavation Zone.

While the Applicant explains that AGEC has provided a technical review that outlines
AGEC'’s confirmation of the viability of the submitted placement and excavation design,
Staff finds that there remaining components that need to be addressed and
resolved, e.g., AGEC'’s letter dated May 15, 2017 (ref.4.1 AGEC Geo Opinion Letter
15May2017) indicates that AGEC has been requested to proceed with their
recommended scope of work to conduct the geotechnical investigation. AGEC’s
investigation will include providing their professional opinions and
recommendations on the following items for design and construction:

Temporary construction slopes

Long-term slopes and “cliff” like landscaping
Foundation support

Lateral support for the deep cuts, it needed
Excavated material placement.

agrwnE

The City Engineer provided a preliminary review of the geotechnical studies and
provides the following comments/concerns:

e All three (3) soils studies and opinion reports note that the hillside is
creeping.

e All three (3) soils studies and opinion reports recommend that all surface
waters crossing the site and generated from the site must be routed around
and/or immediately off the site.

e None of the studies evaluated the potential soil waste sites located higher

up on the mountain.

The studies assume two to three stories at best with stick construction.

The allowable bearing pressures are assumed.

The first report has a short inadequate section on slope stability.

None of the studies provide insight on soil/rock management (other than

the concern with protecting down slope houses from rolling boulders).

e The field investigations did not necessarily located the exact location of the
bedrock.

Soil Management & Water Source Protection

The applicant requests to follow their referenced report which recommends a protocol of
maintaining the soil on-site and capping it to comply with current regulations. The
applicant estimates the total quantity of the mine waste areas to be less than 3,500

Packet Pg. 201



http://www.parkcity.org/Home/ShowDocument?id=42018
http://www.parkcity.org/Home/ShowDocument?id=42038
http://www.parkcity.org/Home/ShowDocument?id=42040
http://www.parkcity.org/Home/ShowDocument?id=42040

cubic yards. The Applicant request to encapsulate the concentrated material, if
necessary, and bury it on-site in environmentally acceptable areas.

The applicant retained a regional culinary water consulting firm to study the
hydrogeology and the drinking water impacts of the project. They provided a technical
review that summarizes the evaluation of the excavation and material placement sites
and concludes that construction of the project does not pose a risk to the Park City
drinking water sources.

Storm Water Management

Applicant explains that it is expected that construction phase storm water management
will entail the design of a construction storm water management plan and the
procurement of a Storm Water Pollution Prevention Plan (SWPPP) permit for the entire
project. The items to be employed will include a storm water detention facility with
supportive erosion control fencing and channeling. Applicant also further explains that
the ongoing practices and design facilities of the post construction design will be in
accordance and comply with the Park City Storm Water Master Plan and the State of
Utah MS-4 (Municipal Separate Storm Sewer System) Program. Staff requests to
understand specifics of the mentioned storm water detention facilities, such as
location, capacity, diversion of run-off water, etc.

Service Utilities- Storm Sewer & Culinary Water

The planned internal storm water collection system and planned outfall are shown on
the Concept Utilities Plans exhibits E4.0 Refinement 17.1 Concept Utility Plan and E4.1
Refinement 17.2 Concept Utility Plan. Applicant explains that the water service and fire
flow requirements of the project were discussed with the Park City Public Works
Department and it was determined that a twelve inch (12”) dedicated water main line
would be required. The Applicant acknowledges the financial responsibility of the
required improvements to offsite infrastructure made necessary by the development of
the project. This mentioned main water line is not being built on the current
Lowell Avenue road reconstruction. The future water tank will need to be located
somewhere within Park City Mountain.

Service Utilities-Sanitary Sewer/Telecommunications/Power/Natural Gas

Various utility letters explains that the servicing entities can provide services to the
project provided that the established procedure is followed with each entity that may
include subsequent receipt of payments of all required fees including impact fees,
signed contracts, review of development plans, specific requirements, etc. See ref.8-
11. Service routes and locations of dry utilities, transformers, etc., have not been
identified and determined.

Construction Phase Activities

The applicant provided an updated a letter from Big-D Construction, see ref.13 Big-D
Opinion Letter 30May2017, regarding construction feasibility and mitigation. The letter
indicates that they conclude that the project is buildable within an estimated timeline of
3-5 years in the general configuration of construction. The applicant recognizes that
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their outlined measures will be part of an approved Construction Mitigation Plan (CMP)
which will be collaboratively developed. Currently CMPs are reviewed and approve
approved by the Building Department as each CMP is specifically tailored to each
project depending upon the extent of construction.

Applicant also provided a construction phasing and construction staging section on their
Constructability Assessment Report. The construction phasing section fails to
deliver a specific timeframe for the various construction phases, e.g., how long
they will take for excavation, footing & foundation, vertical construction, etc. The
Constructability Assessment Report provides a summary of construction
mitigation regarding construction traffic, environmental impacts, construction
schedule, and construction staging. Staff requests specificity of the construction
impacts and mitigation. The submitted Big-D construction letter and summary of
construction mitigation in the Constructability Assessment Report provide
current construction standards and do not outline specific mitigation measures
aligned with direct and indirect construction impacts within Old Town. It does
not adequately describe the proposed mitigations based on the size and scale of
the proposal. Planning Staff does not recommend relying solely on current CMP
standards at time of building permit due to the size and scale of the project.

All of the approaches above steer towards formation of conditions of approval
addressing future performance- Does the Planning Commission agree with this
approach? If not, the Commission should request specific follow-up information
to enable a finding of compliance with the applicable Conditional Use Permit
criteria, approved Sweeney Properties Master Plan, and applicable standards.

Notice

The property was posted and notice was mailed to property owners within 300 feet on
May 11, 2016 for the initial meeting held on June 8, 2106. Legal notice was published
in the Park Record according to requirements of the Land Management Code prior to

every meeting.

Public Input
Public input has been received by the time of this report. See the following hyperlink:

Link A - Public Comments with public input received as of April 2016. All public
comments are forwarded to the Planning Commission via the staff report link above and
kept on file at the Planning Office. Planning Staff will not typically respond directly to
the public comments, but may choose to address substantive review issues in
subsequent staff reports. There are four (4) methods for public input to the Planning
Commission:

e Attending the Planning Commission meetings and giving comments in the
public hearing portion of the meeting

e Preparing comments in an e-mail to treasure.comments@parkcity.org

e Visiting the Planning office and filling out a Treasure CUP project Comment
Card
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e Preparing a letter and mailing/delivering it to the Planning Office

Summary Recommendations

Staff recommends that the Planning Commission review the applicant’s submitted
updated Construction Assessment Report and allow the applicant to present refinement
17.1 and 17.2. As noticed, a public hearing should be held. Staff recommends that the
Planning Commission continue the item to the August 9, 2017 Planning Commission
meeting.

Exhibits
Exhibit A — Constructability Assessment Report (Printed)
Exhibit B — Constructability Assessment Report Exhibits (Printed)
E1.0 Refinement 17.1 Excavation Volumes
E1l.1 Refinement 17.2 Excavation Volumes
E2.0 Material Placement Zones
E3.0 Vicinity Map & Ski Run Grading
E4.0 Refinement 17.1 Concept Utility Plan
E4.1 Refinement 17.2 Concept Utility Plan
Exhibit C — Constructability Assessment References
ref.1.1 Soils Studies And Opinion Reports Rollins
ref.1.2 Soils Studies And Opinion Reports Lund
ref.1.3 Soils Studies And Opinion Reports SHB Agra
ref.2.1 AGEC ESA 120ct2005
ref.2.2 AGEC ESA Figl-5
ref.2.3 AGEC ESA AppA
ref.2.4 AGEC ESA AppB
ref.2.5 AGEC ESA AppC
ref.3 Excavation Management Plan 15Dec2008
ref.4.1 AGEC Geo. Opinion Letter 15May2017
ref.4.2 AGEC Geo. Opinion Letter 70ct2003
ref.4.3 AGEC Geo. Opinion Letter 28Sep2016
ref.4.4 AGEC Geo. Opinion Letter 10Jan2017
ref.5 Robinson Const. Opinion Letter 24May2017
ref.6 Alta Mine Waste Quant 27Jan2006
ref.7 Hansen Water Sources 25May2017
ref.8 SBWRD SPLetter 14Jun2017
ref.9 Comcast SPLetter 30May2017
ref.10 Rocky Mountain Power SPLetter 7Jun2017
ref.11 Questar SPLetter 31May2017
ref.12.1 050126 presentations Big-D
ref.12.2 060111 presentations Big-D
ref.12.3 060208 presentations-Big-D
ref.13 Big-D Opinion Letter 30May2017
ref.14.1 060308 presentations blasting concrete
ref.14.2 060308 reports
Exhibit D — Refinement 17.1
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Exhibit E — Refinement 17.2-partial

Hyperlinks
Link A - Public Comments

Link B - Approved Sweeney Properties Master Plan (Narrative)

Link C - Approved MPD Plans

Link D - Proposed Plans — Visualization Drawingsl

Link E

Sheet BP-01 The Big Picture

Sheet V-1
Sheet V-2
Sheet V-3
Sheet V-4
Sheet V-5
Sheet V-6
Sheet V-7
Sheet V-8
Sheet V-9
Sheet V-10
Sheet V-11
Sheet V-12
Sheet V-13
Sheet V-14
Sheet V-15
Sheet V-16

lllustrative Plan

lllustrative Pool Plaza Plan

Upper Area 5 Pathways

Plaza and Street Entry Plan

Building 4b Cliffscape Area

Exterior Circulation Plan

Parking and Emergency Vehicular Access
Internal Emergency Access Plan

Internal Service Circulation

Site Amenities Plan

Usable Open Space with Development Parcels
Separation-Fencing, Screening & Landscaping
Noise Mitigation Diagrams

Signage & Lighting

Contextual Site Sections - Sheet 1

Contextual Site Sections - Sheet 2

- Proposed Plans — Visualization Drawings?2

Link F

Sheet V-17
Sheet V-18
Sheet V-19
Sheet V-20
Sheet V-21
Sheet V-22
Sheet V-23
Sheet V-24
Sheet V-25
Sheet V-26
Sheet V-27
Sheet V-28

Cliffscapes

Retaining Systems

Selected Views of 3D Model - 1
Selected Views of 3D Model — 2
Viewpoints Index

Camera Viewpoints 1 & 2
Camera Viewpoints 3 & 4
Camera Viewpoints 5 & 6
Camera Viewpoints 7 & 8
Camera Viewpoints 9 & 10
Camera Viewpoint 11
lllustrative Plan — Setback

- Proposed Plans — Architectural/Engineering Drawings la

Sheet VM-1
Sheet EC.1
Sheet SP.1
Sheet GP.1
Sheet HL.1
Sheet HL.2
Sheet FD.1

Vicinity & Proposed Ski Run Map
Existing Conditions

Site & Circulation Plan Sheet

Grading Plan

Height Limits Plan

Roof Heights Relative to Existing Grade
Fire Department Access Plan

Link G - Proposed Plans — Architectural/Engineering Drawings 1b
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Sheet P.1  Level 1 Use Plan

Sheet P.2 Level 2 Use Plan

Sheet P.3  Level 3 Use Plan

Sheet P.4 Level 4 Use Plan

Sheet P.5 Level 5 Use Plan

Sheet P.6  Level 6 Use Plan

Sheet P.7  Level 7 Use Plan

Sheet P.8 Level 8 Use Plan

Sheet P.9 Level 9 Use Plan

Sheet P.10 Level 10 Use Plan

Sheet P.11 Level 11 Use Plan

Sheet P.12 Level 12 Use Plan

Sheet P.13 Level 13 Use Plan

Sheet P.14 Level 14 Use Plan

Sheet P.15 Level 15 Use Plan

Sheet P.16 Area, Unit Equivalent & Parking Calculations
Link H — Proposed Plans — Architectural/Engineering Drawings 2

Sheet E.1AC2.1 Buildings 1A, 1C& 2 Exterior Elevations

Sheet E.1B.1 Building 1B Exterior Elevations

Sheet E.3A.1 Building & Parking Garage Exterior Elevations

Sheet E.3BC.1 Building 3BC Exterior Elevations

Sheet E.3BC.2 Building 3BC Exterior Elevations

Sheet E.3BC.3 Building 3BC Exterior Elevations

Sheet E.4A.1 Building 4A Exterior Elevations

Sheet E.4A.2 Building 4A Exterior Elevations
Sheet E.4B.1 Building 4B Exterior Elevations
Sheet E.4B.2 Building 4B Exterior Elevations
Sheet E.4B.3 Building 4B Exterior Elevations
SheetE.4B.4 Building 4B Exterior Elevations
Sheet E.5A.1 Building 5A Exterior Elevations
Sheet E.5B.1 Building 5B Exterior Elevations
Sheet E.5C.1 Building 5C Exterior Elevations
Sheet E.5C.2 Building 5C Exterior Elevations
Sheet E.5D.1 Building 5D Exterior Elevations
Sheet S.1 Cross Section

Sheet S.2 Cross Section

Sheet S.3 Cross Section

Sheet S.4 Cross Section

Sheet S.5 Cross Section

Sheet S.6 Cross Section

Sheet S.7 Cross Section

Sheet S.8 Cross Section

Sheet S.9 Cross Section

Sheet UP.1 Concept Utility Plan

Link | — Applicant’'s Written & Pictorial Explanation
Link J — Fire Protection Plan (Appendix A-2)
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Link K — Utility Capacity Letters (Appendix A-4)

Link L — Soils Capacity Letters (Appendix A-5)

Link M — Mine Waste Mitigation Plan (Appendix (A-6)
Link N — Employee Housing Contribution (Appendix A-7)

Link O — Proposed Finish Materials (Appendix A-9)

Link P — Economic Impact Analysis (Appendix A-10)
Link QO — Signage & Lighting (appendix A-13)

Link R — LEED (Appendix A-14)

Link S — Worklist (Appendix A-15)

Link T — Excavation Management Plan (Appendix A-16)
Link U — Project Mitigators (Appendix A-18)

Link V — Outside The Box (Appendix A-20)

Additional Hyperlinks

2009.04.22 Jody Burnett MPD Vesting Letter

Staff Reports and Minutes 2017

Staff Reports and Minutes 2016

Staff Reports and Minutes 2009-2010

Staff Reports and Minutes 2006

Staff Reports and Minutes 2005

Staff Reports and Minutes 2004

2004 LMC 50th Edition

1997 General Plan

1986.10.16 City Council Minutes

1985.12.18 Planning Commission Minutes

1986 Comprehensive Plan

1985 Minutes

1985 LMC 3™ Edition

1983 Park City Historic District Design Guidelines

Parking, Traffic Reports and Documents

MPD Amendments:
October 14, 1987 - Woodside (ski) Tralil
December 30, 1992 - Town Lift Base
November 7, 1996 — Town Bridge
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Exhibit A — Constructability Assessment Report

TREASURE

CONSTRUCTABILITY
ASSESSMENT
REPORT

June 26, 2017

MPE INC.
PO BOX 2429
PARK CITY, UTAH 84060
psbro23@mac.com

ALTA
ENGINEERING
INC.

CiviL ENGINEERING » LAND PLANNING
SURVEYING - PROJECT MANAGEMENT

PO BOX 2864 PARK CITY, UTAH B4060 435-640-8777
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Exhibit A — Constructability Assessment Report

ALTA
ENGINEERING
INC.

CiviL ENGINEERING . LAND PLANNING
SURVEYING . PROJECT MANAGEMENT
I

June 26, 2017

Pat Sweeney

MPE, Inc.

P.O. Box 2429

Park City, Utah 84060

RE: Treasure Project
Constructability Assessment

This Report is an overview study of the constructability of the Treasure Project. The following
planned construction methods and mitigation measures are outlined and support related activities
defined.

Excavation

Estimated Material Quantities

Excavated Material Management and Procedures
Soils Management & Water Source Protection

Soils Protocol

Park City Municipal Corporation (PCMC) Water Sources
Storm Water Management

Construction Phase

Post Construction
Service Utilities

Existing Facilities

Anticipated PCMC Utility Improvements

Updated Services Provider Letters
Construction Phase Activities

Employee Transportation

Materials Delivery

Overview of Construction Methodology

General Outline of Project Schedule

sbart-C) YleHlakion
Rob McMahgh, P.E.

1352 WHITE PINE CANYON RD P.O. Box 2864
PARK CITY, UTAH 84068 (435)640-8777 WWW.ALTA-ENGR.COM
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Exhibit A — Constructability Assessment Report

SUMMARY

This report brings together items that are anticipated to be encountered in the construction phase of the
Treasure Project. The scope of the following construction items are defined together with mitigation
measures. It is expected that the following construction items and mitigation measures will be augmented
and further defined in the final design and review processes related to building permit application(s).

The construction related items methodology and design have been defined and evaluated by professional
consultants and references to supporting reports and documentation are provided.

PRE-DEVELOPMENT SITE

The existing geology and soil of the Treasure Site is characterized by a series of soil reports prepared for the
Treasure Site and are assembled in the Historical Soils Reports ( ref. 1) including a geologic reconnaissance
study conducted on the subject property dated April 22, 1994, prepared by SHB Agra. The environmental
assessment of the subject property is outlined in a comprehensive Phase 1 Environmental Site Assessment
dated October 12, 2005, prepared by AGEC P.C. Project No. 1051008 (ref. 2).

The study area is comprised of approximately 63.9 acres vegetated with indigenous aspen, fir, oak, mountain
maple and various scrubs and grasses. The site is primarily undeveloped other than the existing ski runs and
lift traversing the property, bike & footpaths, and power & PCMC water utilities. There is evidence of prior
mining activities and the existing old Silver King mine tram towers traverse the property. Elevation of the
site ranges between 7,080 feet above mean sea level at the Northeast corner to 7,760 feet at the Southwest
corner.

The site is geologically characterized as consisting of Permian Park City Formation consisting of pale grey
weathered fossiliferous and cherty limestone containing a medial phosphatic shale member and
Pennsylvanian Weber Quartzite consisting of pale gray tan weathered quartzite and limy sandstone with
some inter bedded gray to white limestone and dolomite.

The majority of the excavation materials from the site are expected to be weathered quartzite and white
limestone and dolomite. These materials are generally easy to process into compactable and workable fill
material through the use of conventional earthmoving equipment.

EXCAVATION

In an effort to reduce the excavation impact of the Treasure Project and to improve efficiency, the project
team has developed two refinements referred to as version 17.1 and version 17.2 respectively to the 2009
Treasure Conditional Use Plan packet. The first refinement, version 17.1, is partially the result of further
analysis of the geologic structure of the excavation site that allows steeper cut slopes. These modifications to
the “cliffscape” cut slopes reduce the disturbed area of the excavation and reduce the anticipated excavation
guantities.

Other refinements contained in version 17.1 are shifting commercial and residential back to the Midstation
Site at the request of the present PCMC staff and massing adjustments to address what has been previously
stated by the Park City Planning Commission.
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The second refinement, version 17.2, contains individual refinements to the overall plan and site that reduce
and shift the footprint, reduce accessory space, resulting in further reduction of site disturbance and
excavation limits and quantities. This plan refinement was developed in response to the comments from the
Planning Staff and Planning Commission during the more recent Conditional Use Permit Application
meetings taking place in 2016-2017.

Other refinements of version 17.2 include more efficient parking and underground driveways and
redistributing building massing in order to achieve the density allowed by the Sweeney Master Plan.

The 2009 plan, refinement 17.1, and refinement 17.2 “neat line” quantities of total material to be excavated
are listed below.

Estimated Material Quantities

The overall concept of the excavation operations is to manage and place the excavated materials principally
on site and to a lesser extent on the adjacent Park City Mountain (Resort) property. The excess excavation
material not used for the restoration of the building sites will be transported to material placement sites
higher on the Sweeney Master Plan property and the adjacent Park City Mountain (Resort) property. Three
primary material placement zones have been identified on exhibit E-2.0. The concept is to strip the existing
topsoil and layback the soils in a berm that is then used in the revegetation and restoration operation. The
three placement zones have capacity to accept the estimated excess excavated material that will be generated
by the construction of the Treasure buildings including parking garages and landscape features. The purpose
of managing the excavated material on site is to reduce construction related trips to and from the Project and
thus significantly reduce the impact of the Project on surrounding neighborhoods and streets.

Volumetric analysis of the excavation required for the construction of the Treasure Project was performed
and presented to the PCMC Planning Commission in 2008-2009 and is summarized in the Excavation
Management Plan, December 15, 2008, prepared by Alta Engineering, (ref. 3). A topographic analysis of the
above referenced excavation template with the existing topography was performed in 2016-2017 to verify
and confirm the previous volumetric analysis. The estimated excavation quantities listed below are “neat
line” template quantities and do not account for material “swell” or expansion. For placement operations and
zone capacity a swell factor of 25% was used to estimate the expected quantity of material to be transported
and placed in the material placement zones.

The site can be divided into four main excavation sites as shown on exhibits E-1.0 and E-1.1. Listed below
are the estimated “neat line” quantities of total material to be excavated.

2009
Entry Level Site Buildings 3A,3B3C, 4A 240,000 cy
Mid Level Site Building 4B 270,000 cy
Upper Level Site Buildings 5A,5B,5C,5D 275,000 cy
Mid Station Site Buildings 1A,1B,1C 175,000 cy
Estimated Total 960,000 cy
17.1 Refinement
Entry Level Site Buildings 3A,3B3C, 4A 240,000 cy
Mid Level Site Building 4B 270,000 cy
Upper Level Site Buildings 5A,5B,5C,5D 252,000 cy
Mid Station Site Buildings 1A,1B,1C 143,000 cy
Estimated Total 905,000 cy
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17.2 Refinement

Entry Level Site Buildings 3A,3B3C, 4A 232,000 cy
Mid Level Site Building 4B 265,000 cy
Upper Level Site Buildings 5A,5B,5C,5D 236,000 cy
Mid Station Site Buildings 1A,1B,1C 135,500 cy

Estimated Total 868,500 cy

The four sites can be separate excavation operations or can operate concurrently. The initial phase will most
likely be to establish the entry level site adjacent to Lowell and Empire Avenues. This site could then serve
as the initial staging area and contain the erosion control and storm water structures necessary for the
subsequent phases. This staging area will proactively implement landscaping, sound abatement, and other
screening measures to mitigate the excavation impacts on the immediate surrounding neighborhoods. Each
subsequent excavation operation can then follow different phasing schemes.

Itis likely that lift and ski run improvements and the associated excavation will proceed concurrently.
However it is conceivable that lift improvements may occur in advance of, or after other excavation
operations. The critical item dictating the schedule of the lift improvements is that the lifts be operational
with sufficient skiable terrain each ski season.

Three primary material placement zones are identified on exhibit E-2.0. The primary placement zone is the
Creole Gulch which is supplemented with the Kings Crown and Payday placement zones. The grading of the
excavated material is designed to improve the existing ski run system into the Old Town service area
including improving the beginner/ intermediate experience. Listed below are the placement zones and the
estimated capacities.

Area (Acres) Capacity (CY
Creole Zone 16.0 1,040,500
Kings Crown Zone 6.0 117,500
Payday Zone 55 86,000

Excavated Material Management and Placement

Applied Geotechnical Engineering Consultants (AGEC), a regional geotechnical consulting firm
headquartered in Salt Lake City, Utah, with extensive knowledge of the Treasure Site, has been involved in
studying and defining parameters for the current refined Treasure CUP. AGEC has provided a technical
review that outlines it’s confirmation of the viability of the submitted placement and excavation design.
(ref. 4)

Robinson Construction Group LLC (Robinson), a large regional excavation and heavy civil construction
company headquartered in Provo, Utah, was retained to study the current Treasure CUP application packet
items pertaining to excavation and materials placement. Robinson has provided an opinion letter verifying
the construction method feasibility and general construction time frame. (ref. 5)

A construction protocol for the excavation operations and materials placement with final geotechnical design
will be followed with quality control measures incorporated into the construction process as further defined
in the code defined building permit process. The protocol outlining the proposed final design grading and
revegetation methods are anticipated to also be further defined in the code required building permit process.
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SOIL MANAGEMENT & WATER SOURCE PROTECTION
Soil Management

The Treasure Project is not part of, nor does the Treasure Project intend to become part of the Park City Soil
Overlay Zone. The above referenced comprehensive Phase 1 Environmental Site Assessment found “no
evidence of recognized environmental conditions” except for four defined historic mine waste areas that
contained significant concentrations of arsenic and lead. The above referenced report recommends a protocol
of maintaining the soil onsite and capping it to comply with current regulations. The total quantity of the
mine waste areas is estimated to be less than 3,500 CY. (ref. 6)

Accordingly, the concentrated material will be encapsulated if necessary, and buried on site in
environmentally acceptable areas. The material placement will follow protocol standards of the EPA and
State of Utah Department of Environmental Quality (DEQ).

Water Quality

Hansen Allen & Luce Consultants (Hansen), a regional Hydro-Geologic and Hydrology consulting firm
headquartered in Salt Lake City, Utah, with prior knowledge of the PCMC Spiro water source, has been
retained to study the hydrogeology and storm water hydrology of the Treasure Project. Hansen has provided
a technical review that summarizes the evaluation of the hydrogeology of the excavation and material
placement sites and concludes that construction of the Treasure Project does not pose a risk to the Park City
water sources. (ref. 7)

STORM WATER MANAGEMENT

Storm water management is divided into the construction phase management and post construction
operational management.

Construction Phase

It is expected that construction phase storm water management will entail the design of a construction storm
water management plan and the procurement of a Storm Water Pollution Prevention Plan (SWPPP) permit
for the entire project. The items to be employed will include a storm water detention facility with supportive
erosion control fencing and channeling. The development of the construction storm water management plan
together with the pollution control best management practices will be a coordinated effort between the
Treasure general contractor and the Park City Building Department. It is anticipated that a comprehensive
plan will be designed to include the entire construction operations of the Project and that the comprehensive
plan will be put in place as part of the initial building permit to be issued for the below grade segment of the
project.

Post Construction

The Post Construction Management will rely on a designed internal storm drain collection system that will
be maintained by the master condominium management association. Onsite retention will be provided in
accordance with the MS-4 requirements through the use of onsite surface features and augmented with
subsurface holding structures where required. Onsite detention facilities will be designed to meet the
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individual requirements of each of the components of the Project in the final design and building permit
phase.

The internal collection system will utilize the existing municipal infrastructure in 8th Street for the outfall
connection. The ongoing practices and design facilities of the post construction design will be in accordance
and comply with the Park City Storm Water Master Plan and the State of Utah MS-4 Program.

SERVICE UTILITIES

Storm Sewer & Culinary Water
Provider: Park City Municipal

The planned internal storm water collection system and planned outfall are shown on the Concept Utilities
Plans exhibits E-4.0 and E-4.1. The Project detention system will be designed to keep the post development
storm water outflow rates equal to the predevelopment outflow rates. These facilities will be engineered and
designed as part of the final design process.

The water service and fire flow requirements of the Treasure Project were discussed with the Park City
Public Works Department and it was determined that a 12” dedicated water main is required. Accordingly a
12 water main as per PCMC Public Works requirements will be installed in the Lowell right of way in a
PCMC dedicated corridor concurrent with the Treasure Project Construction.

The Treasure Project acknowledges the financial responsibility of the required improvements to offsite
infrastructure made necessary by the development of the Project.

Sanitary Sewer

Provider: Snyderville Basin Water Reclamation District (SBWRD)

The Concept Utilities Plan was submitted to SBWRD June 05, 2017, and a service provider letter was
received on June 14, 2017. (ref. 8)

Telecommunications

Provider: fiber optics provider of choice

The Concept Utilities Plan was submitted to Comcast May 30, 2017, and a service provider letter was
received May 30, 2017. (ref. 9)

Power

Provider: Rocky Mountain Power

The Concept Utilities Plan was submitted to Rocky Mountain Power May 30, 2017, and a service provider
letter was received June 7. 2017. (ref. 10)

Natural Gas

Provider: Questar Inc.

The Concept Utilities Plan was submitted to Questar May 30, 2017, and a service provider letter was
received May 31, 2017. (ref. 11)

Concept Alternative Energy Sources

Geothermal and solar systems will be considered during final design according to any applicable ordinances
subject to maintaining exterior heat melting systems integral to the Fire Protection Plan and Project snow
management.

7 Packet Pg. 214




Exhibit A — Constructability Assessment Report

CONSTRUCTION PHASE ACTIVITIES
Construction Impacts of Traffic, Environmental Quality, Noise

Big-D Construction Corporation (Big-D), a large regional, multi-disciplined construction company
headquartered in Salt Lake City, Utah, was retained to study the Treasure CUP application and provide an
outline of construction method feasibility, a general construction time frame, and to address proposed traffic
management of construction personnel and construction material deliveries. Big-D made three presentations
to the Planning Commission on January 26, 2005, January 11, 2006, and February 8, 2006 (ref. 12). The
presentations provided an overview of the traffic reduction methods to be used such as offsite parking for
construction personnel with planned shuttles to the job site and coordinated material delivery routes and
managed hours of delivery. The presentations discussed environmental controls and the SWPPP compliance
procedure. The mitigation measures to address construction phase noise, dust control, and public
communications were discussed with an acknowledgement of sensitivity to the surrounding neighborhoods
and the desire to buffer the construction impacts as much as possible.

Big-D has provided an updated opinion letter that reviews the current refined Treasure CUP with regard to
the prior proposed management practices. The memorandum reaffirms and updates certain measures and
approaches discussed in the previous presentations referenced above. (ref. 13)

Excavation of the site may require blasting as part of the construction process When necessary due to hard
rock conditions, blasting is a more efficient construction methodology with less environmental impact and
disruption than the alternatives of hammer drilling or tedious ripping with large dozers/tractors or excavators.
A presentation and a comprehensive report discussing the construction protocol, safety, and effects of
blasting was presented to the Planning Commission on March 08, 2006, (ref. 14). The conclusion of the
report is that blasting can be designed and managed to effectively aid in the excavation process with minimal
impacts to the surrounding areas and neighborhoods. The included report’s evaluations and conclusions,
based on current industry standards remain a valid assessment of the blasting operations anticipated.

Construction Phasing

The initial excavation of the site will most likely be concentrated in the entry level site shown on Exhibit E-
1.0. This zone will serve as the initial staging area that will contain the storm water management to be
utilized throughout the construction phase.

The Treasure Project anticipates that a building permit will be issued for the below grade work either as an
overall permit or a series of phase dependent permits. A subgrade permit would include the grading,
excavation, material placement and the construction of the parking structure(s) that would then be pad ready
for construction of the associated above grade structures. Permits can then be submitted sequentially or
concurrently for construction of the subsequent above grade structures as appropriate.

During the initial phase of excavation and parking structure construction, the Town Lift(s) will operate each
ski season and ski access into the Old Town Core area will remain a priority and will be maintained to the
reasonable extent practicable with all presently functioning ski routes restored and new routes added as soon
as possible as construction progresses.
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Construction Staging

The overall concept of construction staging will be to expeditiously establish an initial staging area on site,
then construct and move as much activity as possible into the parking structures as soon as possible. As
construction progresses staging can move further into the property away from the adjacent neighborhoods.
Early establishment of the initial staging area will serve for construction of the first section of the
underground parking structure, most likely the parking structure under the Midtation site. This approach will
bring almost all construction related activities immediately onsite. Berming, fencing, screening, and
aggressive re-vegetation will be employed as noise and visual abatement measures. As staging moves further
into the site, intervening landscaping to create a visual barrier will be completed.

Due to the requirement for ambulances to be able to be driven throughout the parking structures and fire
trucks through portions of the parking structures, and the enhanced dimensions of the parking spaces and
driveways, the parking structures and associated surface routes to the interior of the Project will serve
particularly well for construction staging on site screened from the neighbors.

The overall construction schedule will be developed through a collaborative effort with the PCMC building
department and will adhere to current Park City ordinances at the time of building permit application.
Detailed mitigation measures will be defined and coordinated through the Building Department and will be
incorporated in the construction mitigation plan submitted as part of the code required building permit
process.

Summary of Construction Mitigation

Listed below are some key mitigation measures. The mitigation measures mentioned or referenced in this
report will be part of a mitigation plan satisfactory to PCMC, fully developed, implemented, and monitored
during all phases of construction.

Construction Traffic

e The enhanced road section on Lowell Avenue will be used for heavy loads.

e Significant offsite parking for employees and shuttles to the Project will be provided.

e Material deliveries will be coordinated and adhere to a traffic control plan and will be limited to
favorable weather conditions on delivery routes.

e Excavated waste material will be placed onsite and the adjacent Park City Mountain to the
greatest extent possible resulting in reduced construction haul traffic on access routes.

e Traffic Control meetings will be held regularly addressing employee parking, safety, and noise.

e A project website will be maintained to communicate schedules to neighbors as well as receive
input from neighbors; the construction superintendent will be available to communicate directly
with neighbors.

Environmental Impacts

e Fencing, screening, and berms will be installed and proactive re-vegetation will occur.

e  Material deliveries will be coordinated and adhere to an agreed upon traffic control plan.

e Deliveries will be limited to favorable weather conditions on delivery routes.

e Noise levels will be limited in accordance with the Noise Ordinance at the time of building
permit issuance.

e  Construction work hours (and associated noise) will comply with Park City ordinances and,
nonetheless, hours will be reduced and/or skeleton crews used during busy holidays periods and
special events.
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Environmental protection (temporary erosion and sedimentation control facilities) will be
installed in accordance with Best Management Practices.

Fugitive dust control measures will be employed according to DEQ standards.

If necessary, a wash station will be installed on site to decrease tracking of mud and dirt onto
City streets; dirt and debris carried from the construction site on tires of vehicles to the street will
be removed at the end of each working day.

Construction Schedule

Construction will progress for each phase adhering to the principal of “time is of the essence”
with no period of inactivity (except for special events, holidays, and necessary re-scheduling due
to unforeseen circumstances such as inclement weather, and periods of inactivity between
phases).

A construction schedule will be submitted and approved by the City and updated periodically for
each phase of the Project.

Hours of Construction will comply with Ordinances in place at the time of building permit
issuance.

Construction Staging

Initial Construction Staging will be expeditiously established on site and internalized to the
extent practical and as soon as possible inside the Project parking structures.

Pro-active re-vegetation will be scheduled to occur as soon as practical and installed and
maintained in accordance with the approved construction mitigation plan.

Material placement and laydown will be carefully managed onsite.

Staging will move further towards the interior of site as construction progresses.
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EXHIBITS

E 1.0 Refinement 17.1 Excavation Volumes
E1.1 Refinement 17.2 Excavation Volumes
E 2.0 Material Placement Zones

E 3.0 Vicinity Map & Ski Run Grading
E4.0 Refinement 17.1 Concept Utility Plan
E4.1 Refinement 17.2 Concept Utility Plan
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Ref. 1

Ref. 2

Ref. 3

Ref. 4

Ref. 5

Ref. 6

Ref. 7

Ref. 8

Ref. 9

Ref. 10

Ref. 11

Ref. 12

Ref. 13

Ref. 14

APPENDIX

Historic Soils Studies: Rollins June 1977; Lund May 1979;
SHB Agra; Project No. E 93-22-67 April 22, 1994

ESA AGEC P.C.; Project No. 1051008 October 12, 2005

EMP Alta Engineering Inc.; December 15, 2008

Applied Geotechnical Engineering Consultants: Project No. 1160503 May 17, 2017;
Project No. 1030820 October 7, 2003; Project No. 1160503 September 8, 2016;
Project No. 1160503 January 10, 2016

Robinson Construction Technical Letter; May 24, 2017

Quantities; Alliance Engineering Technical Letter; January 27, 2006

Hansen Allen & Luce Consultants; Project No. 344.150.100 May 25, 2017
Snyderville Basin Water Reclamation Service Provider Letter
Telecommunications Service Provider Letter

Rocky Mountain Power Service Provider Letter

Questar Gas Service Provider Letter

Big D Construction Presentations to Planning Commission:

January 26, 2005

January 11, 2006

February 8, 2006

Bid-D Construction Technical Letter; May 30, 2017

Blasting Analysis Report; March 05, 2006
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PARK CITY

Planning Commission W

Staff Report PLANNING DEPARTMENT
Application: PL-15-03005

Subject: First Amendment to the Park City Film Studios Subdivision
Author: Kirsten Whetstone, MS, AICP- Senior Planner

Date: July 12, 2017

Type of Item: Legislative

Summary Recommendation

Staff recommends Planning Commission conduct a public hearing and forward a
positive recommendation to City Council to approve the First Amendment to the Park
City Film Studios Subdivision plat to create three lots of record pursuant to the findings
of fact, conclusions of law, and conditions of approval as stated in the draft Ordinance.

Description

Applicant: Quinn’s Junction Partners L.C.

Location: 4001 Kearns Blvd

Zoning District: Community Transition (CT) with Regional Commercial

Overlay (RCO) per Annexation Agreement

Surrounding Land Uses: IHC Park City Medical Campus, Summit County Health
Department and People’s Health clinic, USSA Training
Facility, Quinn’s Recreation and Park City Ice Rink complex,
US 40, Park City Heights residential MPD, open space and
trails.

Reason for Review: Plat amendments require a public hearing and
recommendation by the Planning Commission with final
action by City Council.

Summary of Proposal

This application for the First Amended Park City Film Studios Subdivision plat (Exhibit
A) is a request to create three platted lots of record from an existing 29.55 acre lot and
to include a 0.8 acre parcel acquired from the Utah Department of Transportation
(UDOQOT) for storm water detention into Lot A. The purpose of the subdivision is to
provide platted lots for the three phases of the Quinn’s Junction Partnership Master
Planned Development (MPD). Uses on the lots are restricted by conditions of the MPD
and associated Development Agreement. See Exhibits B, C, and D for the existing Park
City Studio plat and ordinances for the approved subdivision and annexation.
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Purpose of CT Zoning District

The purpose of the Community Transition (CT) District is to:

(A)  Encourage low-Density public, quasi-public, and/or institutional Uses relating to
community open space, recreation, sports training and Development, tourism, and
community health;

(B) Encourage low Density Development designed in a manner so as to cluster Uses
in the least visually sensitive Areas and maximizes open space;

(C) Enhance and expand public open space and recreation Uses Compatible with
the adjacent public deed-restricted open space;

(D)  Prohibit highway service commercial, regional-commercial, and limit residential
land Uses;

(E) Require Building and Site design solutions that minimize the visual impacts of
parking and parking lot lighting from the entry corridor and adjacent neighborhoods and
land Uses;

(F)  Preserve and enhance environmentally Sensitive Lands such as wetlands, Steep
Slopes, ridgelines, wooded Areas, and Stream Corridors;

(G) Preserve Park City’s scenic entry corridor by providing significant open space
and landscape buffers between Development and the highway corridor;

(H)  Encourage transit-oriented Development and Uses;

() Promote significant linkages to the broader community open space and tralil
network;

J) Encourage the Development of high quality public places such as parks, trails,
and recreation facilities;

(K)  Encourage Development which preserves the natural setting to the greatest
extent possible; and

(L) Minimize curb cuts, driveways, and Access points to the highway.

(M)  Encourage sustainability, conservation, and renewable energy.
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Background

May 12, 2012 — The property was annexed into Park City with the Quinn’s Junction
Partnership (QJP) Annexation and was zoned Community Transition (CT) with Regional
Commercial Overlay (RCO). The intent of the RCO is to allow for commercial uses on
properties not otherwise zoned for regional commercial uses. The property is subject to
Annexation Ordinancel2-12 and a Master Planned Development (MPD) Development
Agreement (May 24, 2012). The Development Agreement includes concept plans for a
film studio campus, including film studios and support uses, a 100 key hotel with an
events center/film screening theater component, as well as support retail uses for the
campus, as further defined in the Agreement, and consistent with a January 17, 2012
pre-annexation Agreement. The permitted uses, density, and development
requirements were part of the negotiated Annexation Agreement.

December 5, 2013 — City Council approved an amendment to the Phasing Plan
allowing Phase One to be broken into three sub-phases (1-A, 1-B, 1-C). Council
included a condition of approval requiring approval and recordation of a subdivision plat
for the property prior to issuance of a building permit for the Film Studio project.

December 11, 2013 — Administrative Conditional Use Permit (CUP) application for
Phase 1-A of the Park City Film Studios project was submitted.

April 17, 2014 - City Council approved a final subdivision plat to create a 29.55 acre
platted lot of record for the Park City Film Studios project pursuant to the Quinn’s
Junction Partnership Annexation and the Park City Film Studio project Master Planned
Development (MPD). Conditions of approval of the Annexation and MPD Development
Agreements, including conditions of approval of the amended phasing plan and the Film
Studio Conditional Use permit, continued to apply.

April 30, 2014 — Planning Director approved the Administrative Conditional Use Permit
for Phase 1-A.

May 23, 2014 — Park City Film Studio Subdivision plat recorded at Summit County.

March 28, 2014 — Park City Film Studio submitted for a building permit for Buildings 7,
7a, and 7b (Phase 1A).

May 23, 2014 - Park City Film Studio building permit issued for Phase 1A.

September 9, 2015 - final planning, building, and engineering site inspections were
conducted.

October 13, 2015 - constructed Phase 1-A (Buildings 7, 7A, and 7B) received a
certificate of occupancy and a landscape bond for completion of a portion of the
landscaping for this phase was posted. All of the required landscaping was installed and
inspected per the landscape plan approved with the Conditional Use Permit for Phase
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1-A. The area south of the studio building, used for the access road, construction
trailers, stockpiling of materials as well as excess top soil and dirt, had not been
sufficiently graded and seeded at the time of requested certificate of occupancy. Due to
weather and contract for studio uses the applicant posted a landscape bond for
completion of this landscaping. As of today, this landscaping has not been completed,
an inspection has not been requested and the bond has not been released.

November 19, 2015 - applicant submitted an application for the First Amended Park
City Film Studios Subdivision plat.

December 15, 2015 - Initial Development Review and comment letter sent to applicant
requested revised plat and resolution of utility issues. SBWRD commented that they
would be unable to provide sewer service to all of the lots due to the configuration.

February 16, 2016 — application was taken to Development Review for second time
with revised Plat addressing comments from Engineering Department and SBWRD.

April 19, 2016 — staff visited the site and observed that many trees along the perimeter
fence and in the parking islands at the rear of the building were not thriving. Staff
verbally communicated to the applicant that they should check on the landscape
warranty and have the dying trees replaced while still on warranty.

June 14, 2016 — Third time to Development Review with revised plat and information
from the Park City Fire District related to fire flow and water storage requirements.

October 3, 2016 - staff met with the applicants to discuss the plat application and
reminded the applicant that the dying and now dead trees needed to be replaced.

January 30, 2017 - following a meeting regarding the plat amendment application staff
again reminded the applicant to inspect the trees and arrange to have someone replace
the dead trees in the Spring (of 2017) when the weather would be conducive to planting.

February 14, 2017 — Fourth time to Development Review with revised plat and
additional information regarding adequacy of water for fire flow and water storage
related to the proposed type of construction.

April 5, 2017 — amended application for a three lot subdivision was deemed complete
upon submittal of final letters from the Park City Fire District, Summit Water Company,
and Weber Basin Conservancy District addressing water concerns raised at the
development review meetings.

May 10", 2017 - staff visited the site to post the notice sign and again observed that
the trees previously identified as dead or dying and not been replaced and
communicated this to the applicant.
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Analysis

The proposed subdivision plat creates three lots of record from Lot One (29.55 acres) of
the Park City Film Studios Subdivision and a 0.8 acre parcel acquired by the owner from
UDOT and utilized for storm water detention. Total property is 30.35 acres in area.
Access for all lots is at an existing signalized intersection of SR 248 with Round Valley
Way. This is an approved UDOT access point according to the 248 Corridor
Preservation Plan and a traffic signal for west bound traffic was installed during
construction of the first phase of the Film Studio building.

All streets and drives within the subdivision plat are private and all maintenance and
snow removal is the responsibility of the property owner. Shared public utility, drainage
easements and sewer easements are provided on the proposed plat, subject to final
review by the City Engineer and Snyderville Basin Water Reclamation District
(SBWRD).

The property is subject to the Quinn’s Junction Property Annexation and Master
Planned Development Agreements (Exhibit H) that identified uses, site layout for
buildings and parking, specific building heights and setbacks, architectural character,
green building requirements, landscaping, and pedestrian connectivity. This proposed
plat amendment does not propose changes to these requirements.

On October 13, 2015, the constructed Phase 1-A (Buildings 7, 7A, and 7B) received a
certificate of occupancy and a landscape bond for completion of a portion of the
landscaping for this phase was posted. All of the required landscaping was installed and
inspected per the landscape plan approved with the Conditional Use Permit for Phase
1-A. The area south of the studio building, used for the access road, construction
trailers, stockpiling of materials as well as excess top soil and dirt, had not been
sufficiently graded and seeded at the time of requested certificate of occupancy. Due to
weather and contract for studio uses the applicant posted a landscape bond for
completion of this landscaping. As of today, this landscaping has not been completed,
an inspection has not been requested and the bond has not been released.

On April 19, 2016, staff visited the site and observed that many trees along the
perimeter fence and in the parking islands at the rear of the building were not thriving.
Staff verbally communicated to the applicant that they should check on the landscape
warranty and have the dying trees replaced while still on warranty. October 3, 2016,
staff met with the applicants to discuss the plat application and reminded the applicant
that the dying and now dead trees needed to be replaced. On January 30, 2017,
following a meeting regarding the plat amendment application staff again reminded the
applicant to inspect the trees and arrange to have someone replace the dead trees in
the Spring (of 2017) when the weather would be conducive to planting. On May 10,
2017 staff visited the site to post the notice sign and again observed that the trees
previously identified as dead or dying and not been replaced and communicated this to
the applicant.

Based on the timeline above Staff recommends a condition of approval of this plat that

Packet Pg. 230




prior to plat recordation a revised landscape plan shall be submitted to the Planning
Department for approval. The landscape plan is for landscaping in Phase 1-A that did
not survive initial planting, e.g. primarily the perimeter landscaping and trees within the
parking islands located north and east of the building.The landscape plan shall include
appropriate drought tolerant trees and shrubs and shall indicate the methods of
irrigation. A landscape bond for this landscaping shall be posted prior to plat
recordation. The amount of the bond shall be approved by the City Attorney. See

Condition #16.

Land Management Code and Master Planned Development review

Zoning for the subdivision is Community Transition (CT) with Regional Commercial
Overlay (RCO) zone, subject to the Quinn’s Junction Partnership Annexation and MPD
Agreement (Exhibit H) as further described below:

CT Zone

Permitted through MPD

Proposed

Building Height

MPD allowed max 32’,
except 50’ for main Sound
Stage Building 7 or up to
max of 60’ if contract for
long term film production
necessitated full studio
height. Also 70% of non-
studio buildings may have
height of 36 — 40 feet.

Heights per Annexation and
MPD Development
Agreement. No changes to
permitted heights are
requested. No buildings are
proposed with this plat.

Unit Equivalents

Up to 1 unit per acre for
residential with MPD/bonus
criteria of the zone.

Up to 3 units per acre for
non-residential uses with
MPD/bonus criteria or as
negotiated during
Annexation/MPD process.

Per Annexation/MPD
maximum total of 374,000
sf as specified in the
Annexation and
Development Agreement.
No change to density is
requested with this plat.

Lot Size

No minimum lot size

A- 14.71 acres

B- 7.42 acres

C- 8.22 acres
Total- 30.35 acres (29.55 +
0.8).

Front setback (minimum)

CT zone requires minimum
25’ setback. MPD requires
minimum 150’ setback from
centerline of SR 248 and
US 40 for any building over
28’ in height and 100’
setback for all other
buildings and structures.

No changes proposed to
allowable setbacks with this
plat.
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Rear setback (minimum)

CT zone requires minimum
25’ setback. MPD requires
minimum 150’ setback from
centerline of SR 248 and
US 40 for any building over
28’ in height and 100’
setback for all other
buildings and structures.

No changes proposed to
allowable setbacks with this
plat.

Side setbacks (minimum)

CT zone requires minimum
25’ setback from side
property lines.

No changes proposed to
allowable setbacks with this
plat.

Parking Per LMC for specific uses Phase 1 parking proposed
or as approved by Planning | is 449 spaces with 316
Commission during MPD spaces constructed with
review. Maximum of 730 Phase 1-A and 133 spaces
surface spaces and 150 remaining to be built on Lot
underground spaces A for the rest of Phase 1.
permitted by the Parking for future phases
Annexation Ordinance with | on Lots B and C will be
parking to be phased with reviewed with each
phases of development. Administrative CUP and if

shared parking is desired
between lots, then a shared
parking agreement will be
submitted with the Admin
CUP applications and
recorded at Summit County
upon approval (Exhibits E
and F). No changes to
parking are requested with
this plat.

Uses MPD allows specific uses No changes in uses are

as outlined in the
Annexation and MPD
Agreements, such as
recreation, international film
school, commercial support
retail, entertainment center,
hotel/lodging, motion
picture media campus,
sound stages/studios, and
event center.

proposed with this plat.

General Subdivision Requirements

(A) Subdivision Name- The proposed subdivision name does not duplicate or
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closely approximate the name of another Subdivision in the area.

(B) Monuments- All survey monumentation is required to be completed prior to
acceptance of public improvements.

(C) Limits of Disturbance- A landscape and limits of disturbance plan for
construction will be submitted with the CUP applications as well as with building
permit applications per the MPD Agreement for each phase of development.

(D) Ridgeline Development- Not applicable as there are no major or minor
ridgelines within the property.

(E) Open Space- There are no open space parcels designated with this property per
conditions of the QJP Annexation and MPD Agreement.

(F) Roads and Utility Lines- All roads internal to the development are to be
designated as private drives. Easements are provided as needed for public
utilities and storm drainage. A shared access easement with the City’s parcel to
the south is provided for possible future shared access point with SR 248,
consistent with the existing subdivision plat. Staff recommends a condition of
approval that dry utility infrastructure must be located on the property and shown
on the building plans prior to building permit issuance to ensure that utility
companies verify that the areas provided for their facilities are viable and that
exposed meters and boxes can be screened with landscaping elements.

(G) Drainage Ways- Final design of the storm water management system and
required public utility easements are subject to approval by the City Engineer.

(H) Soils Conditions- Due to the potential for areas of expansive soils within this
subdivision, a soils conditions report shall be submitted prior to issuance of any
building permits for structures, utilities, and roads, and shall be reviewed by the
City Engineer and Building Official prior to issuance of an excavation permit for
any construction. The property is not located within the Park City Soils Ordinance
boundary however; any areas of disturbance due to off-site utility improvements
that fall within the Park City Soils Ordinance boundary are required to adhere to
all requirements of the Ordinance.

() Trails and Sidewalks- Trails and sidewalks are to be provided consistent with
the MPD Development Agreement for each phase of development. Public
access easements shall be shown on the plat consistent with the MPD
Agreement. The applicant provided the City with the required $75,000 for trails to
be constructed to the site by the City.

(J) Limits of Disturbance/Building Pad locations- The MPD and Annexation
Agreement identify approximate location of building pads with final location to be
determined during Conditional Use Permit and building permit review.

(K) Top Soil Preservation and Final Grading- Top soil preservation and final
grading shall be reviewed with Conditional Use Permits for each phase of
development consistent with the Annexation and MPD Agreement. No portion of
this property is within the Park City Soils Ordinance boundary;

(L) Architectural Standards- Compliance with architectural guidelines is reviewed
by the Planning Director at the time of Administrative CUP per the Annexation
and MPD Agreement.

(M)Water Bodies and Water Courses- There are no bodies of water incorporated
into the lots so as to not burden the City with responsibility of a water body.
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There are remnants of an irrigation ditch on the southern portion of the property.
No water has been diverted through the ditch since 1995, according to the City
Water Department. If the applicant intends to use the ditch for irrigation of
landscaping for Phases Two and Three, there would first need to be resolution of
water right and water source issues relative to this ditch. The property owner is
responsible for maintenance of drainage areas, including any irrigation ditches
and canals that are required to provide water for downstream users. Retention
areas that are part of the storm water management plan may have standing
water at times. Maintenance of these areas is the responsibility of the property
owner.

(N) Fire Sprinkling- There is a plat note requiring all construction to comply with the
International Building Code requirements for fire protection or as required by the
City’s Chief Building Official.

General Lot Design Requirements
Staff has reviewed the proposed plat for compliance with the General Lot Design
Requirements per LMC 15-7.3-3 as follows:

(A) Lot Arrangement- there are no foreseeable difficulties, for reasons of
topography or access, in securing building permits to build on these lots subject
to compliance with the applicable building codes, the LMC, and in providing
reasonable access and utilities.

(B) Building Sites- building sites shall comply with the Annexation and MPD
Agreements and all LMC Setback requirements for the proposed lots, consistent
with the Annexation and Development stipulations (Exhibit H).

(C) Square footage- maximum building size and floor area for all buildings and uses
are identified in the Annexation and MPD Development Agreements (Exhibit H).

(D) Lot Dimensions- proposed lot dimensions comply with the minimum lot
dimensions of the CT and RCO zones per the MPD. No non-conforming
conditions are created by the proposed plat amendment.

(E) Double Frontage Lots and access to Lots- Lots fronting on two streets is
generally to be avoided. The lots front State Highway 248 to the west, and US 40
to the east. Only the west side frontage provides access.

(F) Lot Drainage- Drainage plans are required with each Conditional Use Permit
and building permit. Drainage easements on the plat are subject to final approval
by the City Engineer.

(G) Landscaping- Prior to issuance of building permits for each phase of
development a landscape plan is required to be submitted and reviewed by the
Staff for compliance with the LMC and conditions of the MPD and Administrative
Conditional Use Permits.

(H) Limits of Disturbance/Vegetation protection- Prior to issuance of a building
permit for each lot a limits of disturbance and vegetation protection plan is
required to be submitted and reviewed by the Staff for compliance with conditions
of the MPD and/or CUP plans and conditions.

(I) Re-vegetation, seed, and sod- All disturbed areas will be re-vegetated, seeded,
and/or sodded prior to issuance of a certificate of occupancy and a financial
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guarantee for the completion of this re-vegetation is required to be paid or posted
prior to issuance of the permit.

(J) Debris and Waste- Debris and waste are required to be removed per the LMC
prior to issuance of a certificate of occupancy. This is a condition of building
permitting. Consolidation and recycling of construction waste and debris shall be
identified on the Construction Mitigation Plan prior to issuance of a building
permit.

(K) Fencing- Fencing of hazardous conditions may be required by the Chief Building
Official. Fences will be constructed according to standards of the LMC and
conditions of approval of the MPD and CUP for the various phases of
development.

Road Requirements and Design

Staff has reviewed the proposed plat for compliance with the Road Requirements and
Design per LMC 15-7.3-4. There are no public streets proposed. The MPD access point
is at an existing signalized intersection with Round Valley Way as contemplated by the
February 1, 2007 Cooperative Corridor Preservation Agreement between UDOT and
Park City. Staff recommends a condition of approval that a note shall be added to
the plat regarding a future shared access easement with the City’s parcel to the
south to provide shared access to SR 248 if this access is approved by UDOT
consistent with existing plat. The City Engineer shall approve access easement
language prior to plat recordation.

Utility Requirements

Sanitary sewer facilities are required to be installed in a manner prescribed by the
SBWRD. The applicants have met with the SBWRD officials to review the plat and utility
plans for compliance with these requirements (Exhibit G). Final approval of the sewer
facilities and a signature on the plat from SBWRD is required prior to final plat
recordation. Water is provided by Summit Water for this property, per the Annexation
Agreement. The applicant coordinated with Park City Fire District, Summit Water, and
Weber Basin regarding water service, adequacy of water storage and sufficient fire
flows for existing and future construction (Exhibit I).

Green Building

The Annexation/MPD requires LEED construction at the certified level without
commissioning per the Annexation Agreement for the Studio Building. Also, at a
minimum, the future Hotel shall include a “Green” operational policy within industry
standards and a door key activated light shut-off (or similar system) in all rooms.

Analysis Summary

Staff finds this subdivision, as conditioned complies with the Land Management Code
regarding final subdivision plats, including zoning requirements (with exceptions as
permitted during the Annexation /MPD approvals), general subdivision requirements,
and lot and street design standards and requirements. 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.; 5) public uses,
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such as trails and trail heads; and 6) preservation of natural amenities and features
have been addressed through the Master Planned Development process and this plat
amendment application as required by the Land Management Code.

Process

Approval of this application by the City Council constitutes Final Action that may be
appealed following the procedures found in LMC 1-18. Development of each lot is
subject to requirements of the Community Transition zone and the Annexation and MPD
Agreement. Lots are also subject to approved Conditional Use Permits.

Good Cause

There is good cause for this subdivision plat in that it creates legal lots of record for
future phases of the Park City Film Studios MPD, incorporates a remnant parcel that the
applicant owns into Lot A, provides necessary utility and access easements, and is
consistent with the approved QJP Annexation and MPD.

Department Review

The application has been reviewed by the Planning, Building, Engineering and Legal
departments as well as the utility providers. Issues raised during the review process
have been addressed with revisions to the submittal, plat notes, and by conditions of
approval.

Notice

On May 10, 2017, the property was posted and notice was mailed to property owners
within 300 feet. Legal notice was published in the Park Record and on the Utah Public
Notice website on and May 10™ for the May 24™ meeting.

Public Input
No public input was received prior to publication of this report. The Planning

Commission held a public hearing on May 24™ and continued the item to June 14, 2017
to allow staff additional time for review of the staff's recommended conditions. There
was no public input at the meeting on May 24™. On June 14, 2017 the Commission
conducted a public hearing, there was no input, and voted to continue this item to June
28", Prior to the June 28™ meeting the applicant requested a continuation to July 12" as
he was unable to attend the June 28™ meeting. The Planning Commission opened a
public hearing on the 28", there was no public input provided, and the Commission
voted to continue this item to July 12",

Alternatives

¢ The Planning Commission may forward a positive recommendation to approve
the plat amendment as conditioned and/or amended; or

¢ The Planning Commission may forward a negative recommendation to deny the
plat amendment and direct staff to make findings of fact to support this decision;
or

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

Significant Impacts
There are no significant fiscal and environmental impacts from this amended
subdivision.

Consequences of not taking the Suggested Recommendation

Lot 1 will remain in its current configuration with future development occurring on the
single lot of record pursuant to the approved annexation and master planned
development agreements. Portions of the property could not be sold separately. The
acquired UDOT parcel will remain a separate parcel for storm drainage purposes.

Summary Recommendations

Staff recommends Planning Commission conduct a public hearing and forward a
positive recommendation to City Council to approve the First Amendment to the Park
City Film Studios Subdivision plat pursuant to the findings of fact, conclusions of law,
and conditions of approval as stated in the draft Ordinance.

Exhibits (link to June 28, 2017 PC Packet)

Ordinance

Exhibit A- Proposed plat

Exhibit B- Park City Film Studios Subdivision recorded plat
Exhibit C- Ordinance 14-16 (Subdivision approval)

Exhibit D- Ordinance 12-12 (Annexation approval)

Exhibit E- Parking layout

Exhibit F- Amended Phasing Plan

Exhibit G- SBWRD letter and Grant of Easement

Exhibit H- QJP Annexation and MPD Development Agreements
Exhibit | - Fire District, Summit Water, and Weber Basin letters regarding water service
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DRAFT Ordinance No. 2017-XX

AN ORDINANCE APPROVING A FIRST AMENDMENT TO THE PARK CITY FILM
STUDIOS SUBDIVISION PLAT, LOCATED AT 4001 KEARNS BLVD, PARK CITY,
UTAH.

WHEREAS, the owners of the property located at 4001 Kearns Boulevard
petitioned the City Council for approval of the First Amendment to the Park City Film
Studios Subdivision Plat; and

WHEREAS, on April 22 and May 10, 2017, proper legal notice was published in
the Park Record and on the Utah Public Notice website; and

WHEREAS, on May 10, 2017 the property was properly posted and notices were
sent to property owners according to the requirements of the Land Management Code;
and

WHEREAS, the Planning Commission held public hearings on May 24", June
14", June 28™, and July 12™, 2017, to receive input on the First Amendment to the Park
City Film Studios Subdivision plat;

WHEREAS, the Planning Commission, on July 12, 2017, forwarded a
recommendation to the City Council; and,

WHEREAS, on July 20, 2017, the City Council held a public hearing on the First
Amendment to the Park City Film Studios Subdivision plat; and

WHEREAS, there is good cause and it is in the best interest of Park City, Utah to
approve the First Amendment to the Park City Film Studios Subdivision plat.

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 First Amendment to the Park City Film Studios Subdivision plat 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 4001 Kearns Boulevard in Park City, Utah.

2. The property is located north of Richardson Flat Road, east of SR 248 and west of
US Highway 40.

3. The property contains 30.35 acres and includes a 29.55 acre Lot One of the Park
City Film Studios Subdivision and a 0.80 acre remnant parcel to be combined with
proposed Lot A.
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4. The property was annexed into Park City with the Quinn’s Junction Partnership
(QJP) Annexation on May 12, 2012, and is subject to Ordinance 12-12. The property
was zoned Community Transition (CT) with Regional Commercial Overlay (RCO).

5. On May 24, 2012 a Development Agreement was executed and recorded at Summit
County.

6. The Development Agreement includes concept plans for a film studio campus, a 100
key hotel, and commercial and support uses, as further defined in the Development
Agreement, consistent with the prior January 17, 2012 Annexation Agreement, a
pre-annexation agreement between the City and the property owner.

7. The Annexation Agreement and Ordinance 12-12 include a condition of approval
that an Administrative Conditional Use Permit is required for the Park City Film
Studio project prior to issuance of any building permits.

8. On December 5, 2013, the City Council approved an amended phasing plan for
Phase 1 allowing it to be broken into three sub-phases (1-A, 1-B, 1-C).

9. On December 11, 2013, the applicant submitted an Administrative Conditional Use
Permit (CUP) application for Phase 1-A of the Park City Film Studios project.

10.0n March 28, 2014, application for a building permit for Phase 1-A was submitted to
the Building Department.

11.0n April 17, 2014, City Council approved a final subdivision plat to create a 29.55
acre platted lot of record for the Park City Film Studios project pursuant to the
Quinn’s Junction Partnership Annexation and the Park City Film Studio project
Master Planned Development (MPD). The plat was recorded at Summit County on
May 23, 2014.

12.Conditions of approval of the Annexation and MPD Development Agreements,
including conditions of approval of the amended phasing plan and the Film Studio
Conditional Use permit, continued to apply to this property.

13.0n April 30, 2014, the Planning Director approved the Administrative Conditional
Use Permit for Phase 1-A.

14.0n May 23, 2014 a building permit for Phase 1-A was approved by the Building
Department.

15.0n September 9, 2015 final planning, building, and engineering site inspections
were conducted.

16.0October 13, 2015, constructed Phase 1-A (Buildings 7, 7A, and 7B) received a
certificate of occupancy and a landscape bond for completion of a portion of the
landscaping for this phase was posted. All of the required landscaping was installed
and inspected per the landscape plan approved with the Conditional Use Permit for
Phase 1-A. The area south of the studio building, used for the access road,
construction trailers, stockpiling of materials as well as excess top soil and dirt, had
not been sufficiently graded and seeded at the time of requested certificate of
occupancy. Due to weather and contract for studio uses the applicant posted a
landscape bond for completion of this landscaping. As of today, this landscaping has
not been completed, an inspection has not been requested and the bond has not
been released.

17.0n November 19, 2015, the applicant submitted an application for a four lot
subdivision plat amendment that was taken to Development Review on December
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15, 2015. SBWRD commented that they would be unable to provide sewer service
to all of the lots due to the configuration.

18.0n February 16, 2016, staff took a proposed three lot subdivision plat to
Development Review and provided comments to the applicant regarding utility and
drainage easements, parking requirements, and water service.

19.0n April 19, 2016, staff visited the site and observed that many trees along the
perimeter fence and in the parking islands at the rear of the building were not
thriving. Staff verbally communicated to the applicant that they should check on the
landscape warranty and have the dying trees replaced while still on warranty.

20.0n June 14, 2016, a further revised plat was taken to Development Review.

21.0n October 3, 2016, staff met with the applicants to discuss the plat application and
reminded the applicant that the dying and now dead trees needed to be replaced.

22.0n January 30, 2017, following a meeting regarding the plat amendment staff again
reminded the applicant to inspect the trees and arrange to have someone replace
the dead trees in the Spring (of 2017) when the weather would be conducive to
planting.

23.February 14, 2017, the application was taken back to Development Review with
information regarding water service provided by the applicant. Staff requested
further documentation regarding water storage and flow required for fire protection,
as well as information regarding anticipated type of construction of the remaining
phases.

24.0n April 5, 2017, the application for a three lot subdivision amendment was deemed
complete upon submittal of letters from the Park City Fire District, Summit Water
Company, and Weber Basin Conservancy District addressing water concerns raised
at the initial development review meeting.

25.0n May 10", 2017, staff visited the site to post the notice sign and again observed
that the trees previously identified as dead or dying and not been replaced and
communicated this to the applicant.

26.No portion of this plat is within the Park City Soils Ordinance boundary.

27.The proposed subdivision plat creates three lots of record for the Park City Film
Studios project.

28.Phase 1 parking proposed is 449 spaces with 316 spaces constructed with Phase 1-
A and 133 spaces remaining to be built on Lot A for Phase 1.

29.Parking for future phases shall be provided on each lot that corresponds to each
future Phase. Parking will be reviewed with each Administrative CUP and if shared
parking is desired between lots, then a shared parking agreement shall be submitted
with CUP applications and recorded at Summit County upon approval.

30.No non-conforming conditions are created by the subdivision plat.

31.The property is accessed from Kearns Blvd, aka SR 248, a State Highway. The
MPD access point is at an existing signalized intersection with Round Valley Way as
contemplated by the February 1, 2007 Cooperative Corridor Preservation
Agreement between UDOT and Park City.

32.All roads will be designated as private drives and streets. Easements are provided
as needed for public utilities, including storm drainage.

33.A shared access easement with the City’s parcel to the south is provided for
possible future shared access point with SR 248.
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34.There are no public streets within the subdivision. Each phase is designed to
accommodate fire and emergency vehicle circulation through the phase.

35.The subdivision plat application complies with the Land Management Code
regarding final subdivision plats.

36.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.; 5) public uses, such as parks and playgrounds; and 6) preservation of
natural amenities and features have been addressed through the Master Planned
Development process as required by the Land Management Code.

37.The Annexation Ordinance applies to this plat. The Ordinance requires LEED
construction at the certified level without commissioning per the Annexation
Agreement and at a minimum, the Hotel shall include a “Green” operational policy
within industry standards and a door key activated light shut-off (or similar system) in
all of the rooms.

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

39.Water facilities are required to be installed in a manner prescribed by the Park City
Fire District, Summit Water, and Weber Basin Water Conservancy District.

40.There are wetlands adjacent to the site to the north and east, as identified on the
National Wetlands Inventory. The Inventory does not identify wetlands on the
property.

41.There are remnants of an irrigation ditch running through the southern portion of the
property. If the applicant intends to use the ditch for irrigation of landscaping for
Phase Two, there would first need to be resolution of water right and water source
issues.

42.A Riparian Analysis prepared by Psomas and submitted with the CUP application,
concludes that no riparian conditions exist within the property boundaries.

43.Water service is provided by Summit Water for this property per the Annexation
Agreement.

44.There is good cause for this subdivision plat in that it creates legal lots of record for
the film studios campus uses.

45. Trails and sidewalks are provided consistent with the MPD Development Agreement.

46.The applicant has provided the City with the required $75,000 for trails to be
constructed to the site by the City.

47.Development of each lot requires an Administrative Conditional Use permit subject
to the QJP Annexation and MPD Agreement.

48. Attention to the location of visible dry utility boxes and installations is an important
consideration when designing a site in order to ensure that adequate area is
available for landscape elements to provide adequate screening from public view.

49.The findings in the Analysis section are incorporated herein.

Conclusions of Law:

1. There is good cause for this amended subdivision plat.

2. The plat complies with LMC 15-7.3 as conditioned.

3. The plat is consistent with the Park City Land Management Code and applicable
State law regarding subdivisions and amendments.
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4. The plat is consistent with the May 12, 2012, Quinn’s Junction Partnership
Annexation and May 24, 2012 MPD Development Agreement, as amended with the
December 5, 2013 Council approved phasing plan for Phase 1-A.

5. Neither the public nor any person will be materially injured as a result of approval of
the proposed subdivision plat, as conditioned herein.

6. Approval of the proposed subdivision amendment, subject to the conditions stated
herein, does not adversely affect the health, safety and welfare of the citizens of
Park City.

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 within one year from
the date of City Council approval. If recordation has not occurred within one year’s
time, this approval for the plat amendment will be void, unless a complete
application requesting an 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 May 12, 2012, Quinn’s Junction Partnership
Annexation, as stated in the Annexation Agreement and Ordinance 12-12, continue
to apply, and shall be noted on the plat.

4. Conditions of approval of the May 24, 2012, MPD Development Agreement, as
amended by the City Council on December 5, 2013, continue to apply, and shall be
noted on the plat.

5. Final utility, storm water, and grading plans shall be approved by the City Engineer
prior to Building Permit issuance.

6. Final sewer easements and conditions must be approved by the SBWRD prior to
recordation of the plat. A note shall be included on the plat prior to recordation
stating that at the time of any resurfacing of paved areas, the property owner shall
be responsible to adjust waste water manholes to grade according to SBWRD
standards. Prior notification of the adjustments and inspection by SBWRD are
required.

7. Any proposed impacts to the off-site wetland areas require prior approval from the
Army Corps of Engineers and/or UDOT. All proposed impacts shall be identified with
the conditional use and building permit applications.

8. A construction mitigation plan (CMP) shall be submitted and approved by the City for
compliance with the Municipal Code, LMC, and the MPD/CUP conditions of approval
prior to issuance of a building permit. A construction recycling area and excavation
materials storage area within the development shall be utilized and identified on the
CMP.

9. A financial guarantee, in a form and amount acceptable to the City and in
conformance MPD conditions of approvals, for the value of all public improvements,
including landscaping, 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 and accepted by the City Council prior to release of this
guarantee.
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10.Documentation reconfirming that there is water sufficient for adequate redundancy
and fire flows per the Park City Fire District, is required prior to issuance of building
permits for vertical construction for each phase of development.

11.Topsoil shall be stockpiled on site for use on the property and export of excess
material from the site shall be minimized and shall be described in the CMP prior to
building permit issuance.

12.A note shall be added to the plat regarding a future shared access easement with
the City’s parcel to the south to provide shared access to SR 248 if this access is
approved by UDOT consistent with the existing plat.

13.Due to the potential for areas of expansive soils within this subdivision, a soils
conditions report shall be submitted prior to issuance of any building permits for
structures, utilities, and roads, and shall be reviewed by the City Engineer and
Building Official prior to issuance of an excavation permit for any construction.

14. Dry utility infrastructure must be located on the property and shown on the building
plans prior to building permit issuance to ensure that utility companies verify that the
areas provided for their facilities are viable and that exposed meters and boxes can
be screened with landscaping elements.

15.The development will disturb over 1.0 acre and is part of a common plan
development therefore an MS4 storm water permit is required for all land
disturbance activities for each separate phase and/or each separate lot of
construction, prior to building permit issuance.

16.Prior to plat recordation a revised landscape plan shall be submitted to the Planning
Department for approval. The landscape plan is for landscaping in Phase 1-A that
did not survive initial planting, e.g. primarily the entrance and perimeter landscaping
and trees within the parking islands located north and east of the building. The
landscape plan shall include appropriate drought tolerant trees and shrubs and shall
indicate the methods of irrigation. The landscaping required in the revised plan shall
be installed before September 15, 2017. Additionally, prior to plat recordation a
financial guarantee, in a form approved by the City Attorney, in an amount for
installation of plant materials and irrigation, as shown on the approved, revised
landscape plan shall be posted. Once the landscaping has been installed and
inspected, the bond will be released, minus 10% of the bond amount, which shall be
held by the City until the end of a one year warranty period.

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

PASSED AND ADOPTED this 20" day of July, 2017.

PARK CITY MUNICIPAL CORPORATION

Jack Thomas, MAYOR
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ATTEST:

Michelle Kellogg, City Recorder

APPROVED AS TO FORM:

Mark Harrington, City Attorney

Exhibit
Exhibit A- Proposed plat
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PARK CITY.

Planning Commission 1884
Staff Report
PLANNING DEPARTMENT

Subject: Lilac Hill Subdivision- First Amended
at 632 Deer Valley Drive
Author: Anya Grahn, Historic Preservation Planner
Project Number: PL-17-03494
Date: July 12, 2017
Type of Item: Legislative — Plat Amendment

Summary Recommendations

Staff recommends the Planning Commission hold a public hearing for the Lilac Hill
Subdivision- First Amended located at 632 Deer Valley Loop and consider forwarding a
positive recommendation to the City Council based on the Findings of Fact, Conclusions
of Law, and Conditions of Approval as found in the draft ordinance.

Description

Applicant: Lilac Hill LLC, a Delaware limited liability company

Location: 632 Deer Valley Loop

Zoning: Residential-Medium Density (RM)

Adjacent Land Uses: Residential—Single family, duplex, and multi-family
dwellings

Reason for Review: Plat Amendments require Planning Commission review and
City Council review and action.

Proposal

The Lilac Hill Subdivision was approved by the Park City Council on October 20, 2016,
as Ordinance 16-32. The property has since been sold to Lilac Hill LLC, and the new
owner is requesting to subdivide the parcel in order to create two (2) legal lots of record.
The historic house at 632 Deer Valley Loop will be located on Lot 1A of the proposed
subdivision.

Background
On March 13, 2017, the City received a Subdivision application for the Lilac Hill

Subdivision—First Amended located at 632 Deer Valley Loop; the application was
deemed complete on March 15, 2017. The property is in the Residential Medium (RM)
District.

The site is listed on Park City’s Historic Sites Inventory (HSI) and is designated as a
Significant Site. The house was constructed ¢.1900 during the Mature Mining Era
(1894-1930) by George and Elizabeth Thompson. The early twentieth century Sanborn
Fire Insurance Maps show that this site was part of a much denser neighborhood
comprised of approximately fourteen (14) structures. Of these, only four (4) structures
currently exist.
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This property has had a long history. The house was initially constructed on mining
claims, which came to be held by the Bureau of Land Management (BLM). At the time
of its construction, it consisted of a two-room cottage; however, between 1912 and
1918, it was expanded to a four-room cottage. Then in ¢.1969, the house was
remodeled to what exists today. The property was purchased by William and Juli
Bertagnole in 1981 from Harold and Mary Dudley. On May 17, 1999, a fire severely
damaged the rear addition of the structure. The Bertagnoles did not make repairs
following the fire. The BLM granted the Bertagnoles a land patent for ownership of the
parcel on May 2, 2013.

On August 21, 2013, the Park City Building Department issued a Notice and Order to
Vacate and Demolish the structure due to fire damage and the dilapidated state of the
structure.

The Planning Department moved forward with a Determination of Significance (DOS) to
review the site’s historic designation. On November 13, 2013, the Historic Preservation
Board (HPB) found that the site should remain designated as “Significant” on the HSI in
accordance with LMC 15-11-10(A)(2). The Bertagnoles appealed the HPB’s decision to
the Board of Adjustment (BOA) on April 15, 2014; however, the BOA remanded it back
to the HPB as the applicant had submitted new evidence. The HPB once again found
that the site met the criteria for “Significant” on May 21, 2014. The Bertagnoles
withdrew their appeal on July 9, 2014.

The Bertagnoles finalized their sale of the property to 632 DVL, LLC in February 2016.
On April 26, 2016, the City received a subdivision application for the Lilac Hill
Subdivision. It was approved by the Park City Council on October 20, 2016, as
Ordinance 16-32.

The property was then sold to the current owners, Lilac Hill LLC in March 2017. The
current owner is proposing to subdivide the property into two (2) lots that will be
developed separately.

Purpose
The purpose of the Residential Medium Density RM District is to:

A. allow continuation of permanent residential and transient housing in original
residential Areas of Park City,

B. encourage new Development along an important corridor, that is Compatible with
Historic Structures in the surrounding Area,

C. encourage the rehabilitation of existing Historic Structures,

D. encourage Development that provides a transition in Use and scale between the

Historic District and the resort Developments,

encourage affordable housing,

encourage Development that minimizes the number of new driveways Accessing

existing thoroughfares and minimizes the visibility of Parking Areas.

m
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Analysis

The applicant located the proposed lot line to subdivide the property based on the
assumption that the rear addition of the historic house could be removed. The rear
addition was constructed in ¢.1969 and was severely damaged in a fire in 1999. Prior to
removal of the addition, the Historic Preservation Board (HPB) will need to find that the
addition is not historic and does not contribute to the historical significance of the house
through their Material Deconstruction Review. The applicant submitted a Historic
District Design Review (HDDR) application on March 26, 2017 and the Material
Deconstruction of the house has been scheduled for August 2, 2017.

Staff added Condition of Approval #8 in order to address this issue: The plat
amendment shall not be recorded unless the south (rear) addition has been removed
based on the approval of the Historic Preservation Board through their Material
Deconstruction Review.

The purpose of this application is to subdivide Lot 1 of the Lilac Hill Subdivision into two
legal lots of record. Following the subdivision, the following conditions will exist:

LMC Requirements for Lot 1A: Lot 1B:
RM Zoning District:

Lot Size: Single Family: 2,812 SF 7,616 SF 6,703 SF
Duplex: 3,750 SF

Lot Width: Minimum 37.50 ft. 128 ft. 116 ft.

measured 15 ft. back
from Front Lot Line.

Setbacks:
Front Yard: | 15 ft. 35 ft. 15 ft.
Rear Yard: | 10 ft. 10 ft. 10 ft.
Side Yard: |5 ft. 17 ft. (west), 66 ft. (east) | 5ft.
Height: 28 ft. from existing grade | 19.5 ft. (Historic House) | 28 ft.

When the Lilac Hill Subdivision was recorded on January 31, 2017, it included several
plat notes, including:

5. Any Development on this lot or future subdivided lots within this lot shall
provide a transition in scale between the historic structures in the neighborhood,
the Historic District, and Deer Valley Resort. Any new development on this lot or
future subdivided lots within this lot shall comply with Park City’s Design
Guidelines for Historic Districts and Historic Sites to ensure that the new
development is compatible with the historic structure on this lot and the historic
structures in the surrounding area.

6. Any new development on this lot or future subdivided lots within this lot shall
not block the view of the historic house from the 632 Deer Valley Loop and Deer
Valley Drive rights-of-way.
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7. So long as the zone remains RM, new construction on this lot or future
subdivided lots within this lot shall provide a minimum of 40% of the site to be
Open Space, Landscaped and/or Open Space, Natural as defined by the Park
City Land Management Code. If it is rezoned, open space requirements may be
re-established at that time.

8. Driveway access to any development to this one-lot subdivision shall be
limited from Deer Valley Loop Road. Should the future subdivision of this lot
result in new lots fronting Rossie Hill Drive, the new lots shall only be accessible
from the eastern half of the Rossie Hill frontage where the property line directly
abuts the City right-of-way.

9. Any future access off of Rossie Hill shall have a slope of no more than 5% for
the first 20 feet of the driveway off of the right-of-way to maintain sight lines.

These conditions will remain in effect for the Lilac Hill Subdivision- First Amended and
shall be noted on the plat. These conditions have not yet been met because the
applicant has not started construction on the redevelopment of the site. The applicant
has submitted two (2) separate Historic District Design Review (HDDR) applications for
the construction of separate duplex dwellings on both proposed lots—staff has required
that the new development comply with the plat notes of the first Lilac Hill Subdivision.

In particular, staff finds that the subdivision will actually create more open space square
footage than if the site were to remain a single lot. The following definitions apply to the
plat note:

e Open Space, Landscaped. Landscaped Areas, which may include local
government facilities, necessary public improvements, and playground
equipment, recreation amenities, public landscaped and hardscape plazas, and
public pedestrian amenities, but excluding Buildings or Structures.

e Open Space, Natural. A natural, undisturbed Area with little or no
improvements. Open space may include, but is not limited to, such Areas as
Ridge Line Area, Slopes over thirty percent (30%), wetlands, Stream Corridors,
trail linkages, Subdivision or Condominium Common Area, or view corridors.

As a single lot, the 14,319 square feet lot would require 5,727.6 square feet of open
space due to the plat note. Based on the setback required for each of the two lots,
there will be approximately 3,623 square feet of open space on Lot 1A (about 48% of
the total lot) and 4,110 square feet of open space on Lot 1B (about 61.3% of the total
lot) within the setback areas. The total amount of open space, based on the setbacks
alone, will equate to 7,733 square feet. Driveways in the setbacks will not count as
open space, and staff finds that additional open space will be provided within the
building pad of the house.

Access restrictions are based on feedback from the City Engineer during the Lilac Hill
Subdivision, and a plat note was added in order to restrict the location of any new
driveway access off of Rossie Hill Drive as well as the slope of the driveway. There is a
gap between the City’s right-of-way and the applicant’s property on the western side of
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the lot that is owned by the BLM; for this reason, the City Engineer limited access off of
Rossie Hill to the east side of the property. He also provided limitations on driveway
slope to ensure visibility from the driveway and road. The City Engineer does not find
that two additional units off of Rossie Hill Drive will significantly add to the existing
limitations of Rossie Hill Drive.

The only existing encroachments on site are the gravel driveway and parking area that
extends beyond the property lines along Deer Valley Loop.

Good Cause

Staff finds good cause for this Plat Amendment as the proposed subdivision complies
with the Land Management Code, a public snow storage easement will be provided
along Rossie Hill, and a utility easement will be dedicated for the waterline in Deer
Valley Loop Road. Staff has also worked with the applicant to require any future
development of these lots to comply with the Historic Site Design Guidelines and
provide a minimum of 40% open space on this lot.

As proposed, the two duplexes (total of four units) are an allowed use in the RM zone
on lots 3,750 square feet or larger. Should the subdivision not be approved, the
applicant would need to redesign the project in order to limit access from Deer Valley
Loop Road to meet Condition of Approval #8 of the Lilac Hill Subdivision for the single
lot.

Condo plat(s) will be required prior to the individual sale of the proposed units.

Process
The approval of this plat amendment application by the City Council constitutes Final
Action that may be appealed following the procedures found in LMC §15-1-18.

Department Review
This project has gone through an interdepartmental review. No further issues were
brought up at that time.

Notice

On June 28, 2017, the property was posted and notice was mailed to property owners
within 300 feet. Legal notice was also published in the Park Record and the Utah Public
Notice Website on June 24, 2017, according to requirements of the Land Management
Code.

Public Input
Public input from the neighborhood has been submitted in opposition of the proposed

subdivision. Itis included as Exhibit E.

Alternatives
e The Planning Commission may forward positive recommendation to the City
Council for the Lilac Hill Subdivision- First Amended at 632 Deer Valley Drive as
conditioned or amended; or
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e The Planning Commission may forward a negative recommendation to the City
Council for the Lilac Hill Subdivision- First Amended at 632 Deer Valley Drive
and direct staff to make Findings for this decision; or

e The Planning Commission may continue the discussion on the Lilac Hill
Subdivision- First Amended at 632 Deer Valley Drive.

Significant Impacts
There are no significant fiscal or environmental impacts from this application.

Consequences of not taking recommended action

Consequences of not taking the Planning Department's recommendation are that the
Site would remain as is—a single lot of record. The applicant would not be able to
pursue his plans to redevelop the site with four (4) units as currently proposed.

Summary Recommendation

Staff recommends the Planning Commission hold a public hearing for the Lilac Hill
Subdivision- First Amended at 632 Deer Valley Drive and consider forwarding a positive
recommendation to the City Council based on the Findings of Fact, Conclusions of Law,
and Conditions of Approval as found in the draft ordinance.

Exhibits

Exhibit A — Draft Ordinance with Proposed Plat (Attachment 1)
Exhibit B — Survey

Exhibit C — Aerial Photographs with 500’ Radius

Exhibit D — Site Photographs

Exhibit E — Public Comment
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Exhibit A — Draft Ordinance

Ordinance No. 17-XX

AN ORDINANCE APPROVING THE LILAC HILL SUBDIVISION- FIRST AMENDED AT
632 DEER VALLEY DRIVE

WHEREAS, the owner of the property (tax id LILACH-1) located at 632 Deer
Valley Drive have petitioned the City Council for approval of the Plat Amendment; and

WHEREAS, on June 28, 2017, the property was properly noticed and posted
according to the requirements of the Land Management Code; and

WHEREAS, on June 24, 2017, proper legal notice was published according to
requirements of the Land Management Code and courtesy letters were sent to
surrounding property owners; and

WHEREAS, the Planning Commission held a public hearing on July 12, 2017, to
receive input on plat amendment; and

WHEREAS, the Planning Commission, on July 12, 2017, forwarded a
recommendation to the City Council; and,

WHEREAS, on August 3, 2017, the City Council held a public hearing to receive
input on the plat amendment; and

WHEREAS, it is in the best interest of Park City, Utah to approve the Lilac Hill
Subdivision- First Amended at 632 Deer Valley Drive.

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

SECTION 1. APPROVAL. The Lilac Hill Subdivision- First Amended, as shown in
Attachment 1, 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 632 Deer Valley Loop.

2. The property consists of all of the Lilac Hill Subdivision. The applicant is proposing
to subdivide the property into two (2) lots.

3. The property is located in the Residential-Medium Density (RM) District.

4. This site is listed on Park City’s Historic Sites Inventory (HSI) and is designated as
Significant.
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5. The proposed subdivision will create two (2) lots of record: Lot 1A will contain 7,616

SF and Lot 1B will contain 6,703 SF.

Single-family, duplex, and triplex dwellings are allowed uses in this zone.

Lot 1A, along with the three historic cottages 555, 560, and 577 Deer Valley

contribute to Park City’s history and provide a density of historic structures that

largely retain their relationship with one another and the hillside.

8. The purpose statements of the RD zoning district include (B) encouraging new
Development along an important corridor, that is Compatible with Historic Structures
in the surrounding Area, and (C) encouraging the rehabilitation of existing Historic
Structures.

9. The proposed lot width of Lot 1A is 109.46 feet along the north property line (facing
Deer Valley Drive) and the proposed lot width of Lot 1B is 130.43 along the south
property line (facing Rossie Hill Drive). The minimum lot width required is 37.50
feet, and both proposed lots meet the minimum lot width requirement.

10.LMC 8§ 15-2.2-4 indicates that historic structures that do not comply with building
setbacks are valid complying structures. The applicant is not proposing to relocate
the historic house.

11.The minimum front yard setbacks are 15 feet and rear yards are 10 feet.

12.The minimum side yard setbacks are 5 feet.

13. An addition to the historic house encroaches over the proposed lot line between Lots
1A and 1B.

14.Existing access to the Lot 1A is limited to a driveway from Deer Valley Loop.

15.The City Engineer finds that only the eastern half of the lot directly abuts the City’s
right-of-way along Rossie Hill Drive and there are poor sight lines along Rossie Hill
Drive.

16.The utilities were disconnected from this property on May 26, 1999.

17.The property is located outside the Park City Landscaping and Maintenance of Soil
Cover Ordinance (Soils Ordinance)

18. All findings within the Analysis section and the recitals above are incorporated herein
as findings of fact.

N

Conclusions of Law:

1. There is good cause for this Plat Amendment.

2. The Plat Amendment is consistent with the Park City Land Management Code and
applicable State law regarding lot combinations.

3. Neither the public nor any person will be materially injured by the proposed Plat
Amendment.

4. Approval of the Plat Amendment, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.

Conditions of Approval:

1. The City Planner, City Attorney, and City Engineer will review and approve the final
form and content of the plat for compliance with State law, the Land Management
Code, and the conditions of approval, prior to recordation of the plat.

2. The applicant will record the plat at the County within one year from the date of City
Council approval. If recordation has not occurred within one (1) years’ time, this
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approval for the plat will be void, unless a request for an extension is made in writing
prior to the expiration date and an extension is granted by the City Council.

3. Any development on this lot or future subdivided lots within this lot shall provide a
transition in scale between the historic structures in this neighborhood, the Historic
District, and Deer Valley Resort. Any new development on this lot or future
subdivided lots within this lot shall comply with Park City’s Design Guidelines to
ensure that the new development is compatible with the Historic Structure on this lot
and the Historic Structures in the surrounding area.

4. Any new development on this lot or future subdivided lots within this lot shall not
block the view of the historic house from the 632 Deer Valley Loop and Deer Valley
Drive rights-of-way.

5. New construction on this lot or future subdivided lots within this lot shall provide a
minimum of 40% of the site to be Open Space, Landscaped and/or Open Space,
Natural as defined by the Park City Land Management Code.

6. A ten foot (10’) wide public snow storage easement is required along the Rossie Hill
frontage of the property.

7. Driveway access to any development of these lots shall be limited from Deer Valley
Loop Road and Rossie Hill Drive. The new lot facing Rossie Hill Drive shall only be
accessible from the eastern half of the Rossie Hill frontage where the property line
directly abuts the City right-of-way. The slope of the access off of Rossie Hill Drive
shall be no more than 5% for the first 20 feet of driveway off of the right-of-way to
maintain sight lines.

8. The plat amendment shall not be recorded unless the south (rear) addition has been
removed based on the approval of the Historic Preservation Board through their
Material Deconstruction Review. The property is located outside the Park City
Landscaping and Maintenance of Soil Cover Ordinance (Soils Ordinance) and
therefore not regulated by the City for mine related impacts. If the property owner
does encounter mine waste or mine waste impacted soils they must handle the
material in accordance with State and Federal law.

9. Modified 13-D sprinklers will be required for new construction by the Chief Building
Official at the time of review of the building permit submittal and shall be noted on
the final Mylar prior to recordation.

10. All conditions of the Lilac Hill Subdivision, approved as Ordinance 16-32, continue
to apply and shall be noted on this plat.

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

PASSED AND ADOPTED this 3rd day of August 2017.

PARK CITY MUNICIPAL CORPORATION

Jack Thomas, MAYOR
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ATTEST:

City Recorder

APPROVED AS TO FORM:

Mark Harrington, City Attorney

Attachment 1 — Proposed Plat
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Exhibit E

Anya Grahn

From: Allison Kitching <allison_kitching@me.com>

Sent: Monday, May 08, 2017 11:52 PM

To: Anya Grahn; Council_Mail

Cc: Mary Wintzer; Jennifer Strauss Gurss; Jeff Camp; robert.gurss@gmail.com; Diane
Bernhardt; Christina Shiebler

Subject: PL-17-03450 632 Deer Valley Loop - HDDR II

Hi Anya and Park City Council Members,

| appreciated the opportunity to view the plans for renovation of 632 Deer Valley Loop historic home and other
future structures on this property. 1 own and live full time at 670 Deer Valley Loop Unit #19. The 632 Deer
Valley Loop property is located just across the trail from my patio.

| request the access to the historic home and the new structures be limited to Deer Valley Loop. Before
any development plans are approved for this lot, the access must be defined. Rossi Hill Drive is known to
be a dangerous road. The city engineer has also noted the difficulties associated with a driveway coming
down from the steep slope of Rossi Hill Drive. Access can be limited to Deer Valley Loop and therefore
limiting the overall impact of this development. There will already be a natural driveway access point from
Deer Valley Loop. Let's request this small concession from the developer to create goodwill for the overall
project. If the developer does not support this idea, please note my request to have only one access point
off Deer Valley Loop.

I'm also hopeful there will be some focus on minimizing the evening light pollution from this new
development. Light pollution interferes with wildlife migratory and breeding patterns. This lot is located
adjacent to land that has been set aside to provide animals a migratory path to the creek. Please request
the developer use reflectors instead of using a row of lights on the driveway. Motion sensing lights will
reduce energy consumption as well as only turn on when needed. Full cutoff light fixtures can also be
used to shine light down vs. traveling across property lines.

Our town carefully approves renovations and additions to historic homes. Even with substantial additions to
historic homes, the front facade usually remains intact. A 600 square foot home can turn into a 2,500 square
foot home and still retain its historic character if done the right way. Additions to the homes seem to be
generally built behind the original facade.

After viewing some drawings of the proposed renovation and development on this lot, I am concerned the
original facade of the historic home will be amended with an addition on the west side. The additional
structures to be built will contribute to the overall feel of this special area of our town. | am hopeful the
structures will somewhat match the size and scale of the historic home. The drawings I viewed showed tall
structures behind the historic home which would change the character of the property and dwarf the historic
home.

| appreciate the opportunity to comment on the future plans for 632 Deer Valley Loop.
Sincerely,

Allison Kitching
670 Deer Valley Loop #19

Packet Pg. 262



anya.grahn
Typewritten Text
Exhibit E


Park City, UT 84060

Packet Pg. 263




Anya Grahn

From: Diane Bernhardt <diane.a.bernhardt@gmail.com>
Sent: Wednesday, March 08, 2017 5:43 PM
To: planning; Matt Cassel; Bruce Erickson; Anya Grahn
Subject: Subdivision of 632 Deer Valley Loop

Matt, Bruce and Anya,

As 632 Deer Valley Loop recently sold, my assumption is that the current owners are in front of the City
executing planning for its development. As the City considers future requests to subdivide 632 Deer Valley
Loop, I’d like to reiterate that there is continued and strong resistance from neighbors in the greater Rossie Hill
area to any new driveway cut on Rossie Hill Drive for 632 DVL. If the property is subdivided creating a
northern and southern lot, it forces a driveway on Rossie Hill Drive. In the October 20, 2016 City Council
Packet, the city engineer requested that the driveway for DVL site be limited to Deer Valley Loop. Expressed
concern was regarding slope and sight lines on Rossie Hill Drive and that BLM property is blocking a majority
of the access to 632 via Rossie Hill Drive.

It is widely acknowledged that Rossie Hill Drive is substandard. The residents of the greater Rossie Hill area
have already expressed concern that because of its substandard condition no development promoting additional
traffic above the hairpin turn should be permitted. Rossie Hill Drive hosts a variety of perils:

e Anblind, hairpin turn

e A non-standard, asymmetrical, steep 4-way intersection which posts an array of controls: 2 stop signs, 1
yield sign, and 1 through traffic

o A wide variety of traffic: pedestrian traffic, bike traffic, construction traffic, haphazard parking and
children walking to/from the bus stop often in the hours of darkness

e Added peril in winter conditions due to its pitch, snow, ice, relatively low plowing priority, and
additional temporary blind turns due to snow berms

Residents maintain and agree with Matt’s recommendation that access to 632 Deer Valley Loop should remain on Deer Valley
Loop.

Respectfully,

Diane Bernhardt

630 Coalition View Ct
530.575.0899

Please find below a link to and excerpts from the October 20, 2016 City Council Packet containing the agenda
item Consideration to Approve Ordinance 2016-32 beginning on page 108.

City Council Meeting Packet 10/20/2016

Finding of Fact

*“17.Existing access to the site is limited to a driveway from Deer Valley Loop.”
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*“18.The City Engineer finds that only the eastern half of the lot directly abuts the City’s
right-of-way along Rossie Hill Drive and there are poor sight lines along Rossie Hill
Drive.”

Analysis

“Due to the poor sight lines along Rossie Hill Drive, the City Engineer has also requested that the current
driveway on the site be limited to Deer Valley Loop. Should any future development result in new lots fronting
Rossie Hill Drive, the new lots shall only be accessible along the eastern half of the Rossie Hill frontage and
shall have a slope of no more than 5% for the first twenty feet (20”) to maintain sight lines. This is reflected in
Conditions of Approval #8 and #9.”

Conditions of Approval

“8. Driveway access to any development to this one-lot subdivision shall be limited from Deer Valley Loop
Road. Should the future subdivision of this lot result in new lots fronting Rossie Hill Drive, the new lots shall
only be accessible from the eastern half of the Rossie Hill frontage where the property line directly abuts the
City right-of- way.”

“9. Any future access off of Rossie Hill shall have a slope of no more than 5% for the first 20 feet of the
driveway off of the right-of-way to maintain sight lines.”
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Anya Grahn

From: Anya Grahn

Sent: Tuesday, May 09, 2017 7:57 AM

To: ‘Allison Kitching'; Council_Mail

Cc: Mary Wintzer; Jennifer Strauss Gurss; Jeff Camp; robert.gurss@gmail.com; Diane
Bernhardt; Christina Shiebler

Subject: RE: PL-17-03450 632 Deer Valley Loop - HDDR II

Thanks, Allison.

From: Allison Kitching [mailto:allison_kitching@me.com]

Sent: Monday, May 08, 2017 11:52 PM

To: Anya Grahn; Council_Malil

Cc: Mary Wintzer; Jennifer Strauss Gurss; Jeff Camp; robert.gurss@gmail.com; Diane Bernhardt; Christina Shiebler
Subject: PL-17-03450 632 Deer Valley Loop - HDDR 11

Hi Anya and Park City Council Members,

| appreciated the opportunity to view the plans for renovation of 632 Deer Valley Loop historic home and other
future structures on this property. | own and live full time at 670 Deer Valley Loop Unit #19. The 632 Deer
Valley Loop property is located just across the trail from my patio.

| request the access to the historic home and the new structures be limited to Deer Valley Loop. Before
any development plans are approved for this lot, the access must be defined. Rossi Hill Drive is known to
be a dangerous road. The city engineer has also noted the difficulties associated with a driveway coming
down from the steep slope of Rossi Hill Drive. Access can be limited to Deer Valley Loop and therefore
limiting the overall impact of this development. There will already be a natural driveway access point from
Deer Valley Loop. Let's request this small concession from the developer to create goodwill for the overall
project. If the developer does not support this idea, please note my request to have only one access point
off Deer Valley Loop.

I'm also hopeful there will be some focus on minimizing the evening light pollution from this new
development. Light pollution interferes with wildlife migratory and breeding patterns. This lot is located
adjacent to land that has been set aside to provide animals a migratory path to the creek. Please request
the developer use reflectors instead of using a row of lights on the driveway. Motion sensing lights will
reduce energy consumption as well as only turn on when needed. Full cutoff light fixtures can also be
used to shine light down vs. traveling across property lines.

Our town carefully approves renovations and additions to historic homes. Even with substantial additions to
historic homes, the front facade usually remains intact. A 600 square foot home can turn into a 2,500 square
foot home and still retain its historic character if done the right way. Additions to the homes seem to be
generally built behind the original facade.

After viewing some drawings of the proposed renovation and development on this lot, I am concerned the
original facade of the historic home will be amended with an addition on the west side. The additional
structures to be built will contribute to the overall feel of this special area of our town. | am hopeful the
structures will somewhat match the size and scale of the historic home. The drawings I viewed showed tall
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structures behind the historic home which would change the character of the property and dwarf the historic

home.

| appreciate the opportunity to comment on the future plans for 632 Deer Valley Loop.
Sincerely,

Allison Kitching

670 Deer Valley Loop #19
Park City, UT 84060
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Anya Grahn

From: Christina Marie Shiebler <christina@shiebler.com>
Sent: Wednesday, April 26, 2017 9:20 AM

To: Anya Grahn

Cc: Bruce Erickson

Subject: 632 Deer Valley Loop

Hi Anya -

To the best of my knowledge the 632 Deer Valley Loop has not been formally subdivided. If the lot has been
formally subdivided, there is concern that property owners within the notification boundary have not been
notified.

My feedback assumes it has not been subdivided.

It is my hope that it is determined it should remain in tact as one lot. Chopping an already tiny parcel up in to
two lots continues to dilute the neighborhood even more. The notion that we are looking at the front two home
sites in advance of the back two seems to indicate that the developer assumes a foregone conclusion with Rossie
Hill (top) access. Our neighborhood (Rossie, Deer Valley Loop, McHenry and Ontario - | assume minus Mullin,
the original developer) is collectively opposed to Rossie Hill access. It is on record that the city engineer agrees
that there should be no access. The 2016/17 winter proved to be hazardous at best for homeowners and renters
having to navigate upper Rossie after the hair pin and before the rally car intersection. Our road is currently in a
state of near disrepair. | encourage members of the city staff to drive Rossie this week to see the current road
conditions. And they are only getting worse.

I would like to encourage the city to keep the lot in tact and to look at the top / back two home sites first or at all
four together. It is imperative that access come off of Deer Valley Loop and not Rossie. It is imperative that the
developer be held to the standard in which our community fought so hard to protect. There were many issues
with the front two houses as shown on the drawing. The widows, deck, garage and transition from historic home
to new do not fit. In my opinion they have a lot more work to do.

Thank you for all you do on behalf of our community.

Christina Shiebler
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Anya Grahn

From: Christina Marie Shiebler <christina@shiebler.com>
Sent: Friday, March 10, 2017 11:27 AM

To: planning; Matt Cassel; Bruce Erickson; Anya Grahn
Subject: Subdivision of 632 Deer Valley Loop

Good morning and thank you for your time.

I have received notification that 632 Deer Valley Loop recently sold and that current owners are speaking with
the City regarding their plans for a future development. It is assumed that the proposal will include driveway
access from Rossie Hill. I would like to remind the City that the neighborhood (collective Rossie Hill including:
Rossie; Coalition View Court; McHenry; Ontario and Deer Valley Loop) as well as other neighbors in the area
are vehemently opposed to any driveway access / driveway cuts on Rossie. In the October 20, 2016 City
Council Packet, the city engineer requested that the driveway for the 632 DVL site be limited to Deer Valley
Loop. He articulated his concern regarding slope and sight lines on Rossie Hill Drive and that BLM property is
blocking a majority of the access to 632 via Rossie Hill Drive.

Rossie Hill Drive is substandard at best. Each year we see greater deterioration in the condition of the road. It is
alarming, at best. Local / full time residents have learned to navigate cracks, potholes, narrowing drive space
and other obstacles on any given day. We are accustomed to navigating our routes to and from our homes and
have respect for one another - whether in a car, on foot or on a bike. However, second homeowners and renters
whom occupy neighborhood properties, either short or long term, are unfamiliar with the roads and they add an
increased liability to the neighborhood. Rossie in particular is not only substandard based on current condition
but also by design. And certainly by use as a parking lot, old town cut through or autobon.

Our wonderful proximity to town comes with its pitfalls. We have been discovered and over the years have
become a very popular tourist destination - not only to rent, but also simply to park. We are an extension of
Swede Alley and China Bridge and it is creating a tremendous impact on the roads and mostly on our safety. |
first became a part of the neighborhood in 2004. At that time we had four seasons: winter, shoulder season,
summer and shoulder season. Now it appears as though we have one season: tourist season. And while | see the
value on the local economy, we must grow in a way that we do not cause irrevocable damage to our community.

This winter has been pretty epic. As residents of Rossie Hill it has also been taxing. We have spend a great deal
of time pulling new-to-snow or poorly equipped drivers out ditches and driveways. We narrowly pass one
another on seasonal one lane roads. We motion to drivers to SLOW DOWN when approaching the hair pin at
excessive speeds, especially knowing any one of our neighbors may be walking their dog or dogs or our local
children may be climbing the hill after a long day of school. We have watched our neighborhood turn from a
sanctuary to a year round parking lot.

I would like to encourage each of you to drive, or ideally walk through the neighborhood at various times
during any given day to experience our road. You will encounter:
e Ablind, hairpin turn
e A non-standard, asymmetrical, steep 4-way intersection which posts an array of controls: 2 stop signs, 1
yield sign, and 1 through traffic
o A wide variety of traffic: pedestrian traffic, bike traffic, construction traffic, haphazard parking and
children walking to/from the bus stop often in the hours of darkness, people walking animals and of
course wildlife
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o Added danger in winter conditions due to its pitch, snow, ice, relatively low plowing priority, and
additional temporary blind turns due to snow berms
Thank you for taking the time to read my note. | would like to reiterate that residents maintain and agree with
Matt Cassel, City Engineer’s, recommendation that access to 632 Deer Valley Loop should remain on
Deer Valley Loop.

Fondly,

Christina Shiebler

638 Coalition View Court

Park City, UT 84060

435/640/2862

Please find below a link to and excerpts from the October 20, 2016 City Council Packet containing the agenda

item Consideration to Approve Ordinance 2016-32 beginning on page 108.

City Council Meeting Packet 10/20/2016

Finding of Fact
*“17.Existing access to the site is limited to a driveway from Deer Valley Loop.”

*“18.The City Engineer finds that only the eastern half of the lot directly abuts the City’s
right-of-way along Rossie Hill Drive and there are poor sight lines along Rossie Hill
Drive.”

Analysis

“Due to the poor sight lines along Rossie Hill Drive, the City Engineer has also requested that the current
driveway on the site be limited to Deer Valley Loop. Should any future development result in new lots fronting
Rossie Hill Drive, the new lots shall only be accessible along the eastern half of the Rossie Hill frontage and
shall have a slope of no more than 5% for the first twenty feet (20”) to maintain sight lines. This is reflected in
Conditions of Approval #8 and #9.”

Conditions of Approval

“8. Driveway access to any development to this one-lot subdivision shall be limited from Deer Valley Loop
Road. Should the future subdivision of this lot result in new lots fronting Rossie Hill Drive, the new lots shall
only be accessible from the eastern half of the Rossie Hill frontage where the property line directly abuts the
City right-of- way.”

“9. Any future access off of Rossie Hill shall have a slope of no more than 5% for the first 20 feet of the
driveway off of the right-of-way to maintain sight lines.”
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From: Leonardo Trautwein

To: planning; Anya Grahn

Cc: Kelly Stankiewicz

Subject: Comments: PL-17-03512 632 Deer Valley Loop
Date: Sunday, April 30, 2017 2:10:02 PM

Hello Anya,

My name is Leo Trautwein and we own a property at 668 Coalition View Court. We
recently purchased it from Sydney Reed so we can move to Park City. Park City will
be our primary residence and our move is scheduled for the 1st week of August. My
wife, Kelly Stankiewicz, is opening a dermatology practice in Kimball Junction and |
will be working for Vista Outdoor, a sporting goods company headquartered in
Farmington-UT.

One of the key reasons why we purchased the property from Sydney is its location.
We felt that it was located in a residential area surrounded by single family homes,
but not far from Main St. This would allow our son (two years old) to safely enjoy
the neighborhood. Overall, we love how secluded and reserved it feels and that is
why we intend to make it our long-term house.

Having said that, I am worried that the property to be located at 632 Deer Valley
Loop (PL-17-03512 632) goes against this assumption. It would transform a
reserved low-density neighborhood into a cramped high-density neighborhood. For
instance, if I am not wrong, this lot size is 0.33 acres, which seems to be
significantly smaller than the other lots in the area, and leaves 0.08 acres per home.
This seems cramped quarters, even for Old Town standards. What | am trying to say
is.... it feels weird to add four units in such a small lot, which will ultimately change
the living dynamics of those already in the neighborhood. In addition, it sets a
dangerous precedent for the remaining lots in the area. Therefore, we are not in
favor of the proposed construction and changes.

Feel free to reach us if you have any question. | start my job in Farmington this
week (May 1) and | will be commuting from Chicago to Utah until our family moves
permanently (1st week of August) so | will be around for any questions/meetings.

Thanks, Leo

Leonardo Trautwein
| Mobile: +1 646 306 1597
| Skype: leonardo.trautwein

| e-mail: trautwein@gmail.com
| 852 N Rockwell, Chicago, IL, 60622, USA
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Anya Grahn

From: Diane Bernhardt <diane.a.bernhardt@gmail.com>
Sent: Wednesday, March 08, 2017 5:43 PM
To: planning; Matt Cassel; Bruce Erickson; Anya Grahn
Subject: Subdivision of 632 Deer Valley Loop

Matt, Bruce and Anya,

As 632 Deer Valley Loop recently sold, my assumption is that the current owners are in front of the City
executing planning for its development. As the City considers future requests to subdivide 632 Deer Valley
Loop, I’d like to reiterate that there is continued and strong resistance from neighbors in the greater Rossie Hill
area to any new driveway cut on Rossie Hill Drive for 632 DVL. If the property is subdivided creating a
northern and southern lot, it forces a driveway on Rossie Hill Drive. In the October 20, 2016 City Council
Packet, the city engineer requested that the driveway for DVL site be limited to Deer Valley Loop. Expressed
concern was regarding slope and sight lines on Rossie Hill Drive and that BLM property is blocking a majority
of the access to 632 via Rossie Hill Drive.

It is widely acknowledged that Rossie Hill Drive is substandard. The residents of the greater Rossie Hill area
have already expressed concern that because of its substandard condition no development promoting additional
traffic above the hairpin turn should be permitted. Rossie Hill Drive hosts a variety of perils:

e Anblind, hairpin turn

e A non-standard, asymmetrical, steep 4-way intersection which posts an array of controls: 2 stop signs, 1
yield sign, and 1 through traffic

o A wide variety of traffic: pedestrian traffic, bike traffic, construction traffic, haphazard parking and
children walking to/from the bus stop often in the hours of darkness

e Added peril in winter conditions due to its pitch, snow, ice, relatively low plowing priority, and
additional temporary blind turns due to snow berms

Residents maintain and agree with Matt’s recommendation that access to 632 Deer Valley Loop should remain on Deer Valley
Loop.

Respectfully,

Diane Bernhardt

630 Coalition View Ct
530.575.0899

Please find below a link to and excerpts from the October 20, 2016 City Council Packet containing the agenda
item Consideration to Approve Ordinance 2016-32 beginning on page 108.

City Council Meeting Packet 10/20/2016

Finding of Fact

*“17.Existing access to the site is limited to a driveway from Deer Valley Loop.”
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*“18.The City Engineer finds that only the eastern half of the lot directly abuts the City’s
right-of-way along Rossie Hill Drive and there are poor sight lines along Rossie Hill
Drive.”

Analysis

“Due to the poor sight lines along Rossie Hill Drive, the City Engineer has also requested that the current
driveway on the site be limited to Deer Valley Loop. Should any future development result in new lots fronting
Rossie Hill Drive, the new lots shall only be accessible along the eastern half of the Rossie Hill frontage and
shall have a slope of no more than 5% for the first twenty feet (20”) to maintain sight lines. This is reflected in
Conditions of Approval #8 and #9.”

Conditions of Approval

“8. Driveway access to any development to this one-lot subdivision shall be limited from Deer Valley Loop
Road. Should the future subdivision of this lot result in new lots fronting Rossie Hill Drive, the new lots shall
only be accessible from the eastern half of the Rossie Hill frontage where the property line directly abuts the
City right-of- way.”

“9. Any future access off of Rossie Hill shall have a slope of no more than 5% for the first 20 feet of the
driveway off of the right-of-way to maintain sight lines.”
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Anza Grahn

From: Jeff Camp <jeff@jeffcamp.com>

Sent: Thursday, April 27, 2017 12:46 PM

To: Anya Grahn

Cc: Christina Shiebler (christina@shiebler.com); Diane Bernhardt; Jennifer Strauss; Jeff
Camp

Subject: PL-17-03450 632 Deer Valley Loop

Thank you for your time yesterday. | wanted to send you a note to put all the most important issues we
discussed in writing.

First and foremost is the 40% open space requirement, as you stated yesterday “the owners need to comply
with a 40% open space requirement, and that does not include private driveways, sidewalks and patios.” The
other area of concern is the driveway access on the Rossie hill side of the lot. The neighborhood is vary
concerned with another driveway cut on that road. Most people don’t realize they are pulling out (likely
backing out) on a road with a 35mph speed limit, a hairpin turn, and a steep Icey (6 months out of the year)
hill just above the proposed driveway cut. Even the mayor and several council members made note that there
should not be a driveway accessing Rossie hill rd. So, in closing please make sure they adhere to the 40% open
space without hardscape being included, and don’t let them put a driveway on an already hazardous road.
Thanks again for your time.

Jeff and Jennifer Camp
590 coalition view ct.

Park City, Utah 84060

Jeff Camp owner/BrO PO Box 109
Jeff@HCPTeam.com Direct 435.776.7760
HCPRealEstate.com or JeffCamp.com Follow us on Facebook ' f
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Anya Grahn

From: Jordan Pynes <jordan@tsahousing.com>

Sent: Tuesday, April 25, 2017 6:09 PM

To: Council_Mail; Anya Grahn; Bruce Erickson
Subject: RE: PL-17-03450 632 Deer Valley Loop - HDDRII

Dear Members of the Park City Council:
| first want to thank you for the recent zone changes you made to the area. You have made a significant difference for
the long-term planning of our community and we appreciate it.

My family owns and resides at 645 Coalition View Court, right next to the subject property. | won’t be able to attend the
public hearings on 4/26 or 5/8 but | share the same concerns as Bob Gurss and Jennifer Strauss and ask the Council to
work through these important issues before approving the subject site. We know something will be built there but we
hope you will consider the logistics and impact to the street and neighborhood.

Many thanks for all your effort.
--Jordan Pynes

From: Robert Gurss [mailto:robert.gurss@gmail.com]
Sent: Tuesday, April 25, 2017 1:57 PM
Subject: Re: PL-17-03450 632 Deer Valley Loop - HDDR Il

Thank you for the opportunity to review the HDDR applications for 632 Deer Valley Loop. Unfortunately, we will not be
able to attend the public hearings on April 26 or May 8. However, we do have the following concerns regarding the
applications. We understand that some of our neighbors will also be submitting written comments and/or attending the
hearing.

First and foremost, the applications need to be considered together. Otherwise, decisions regarding the initial buildings
could limit options for the subsequent structures.

Second, the City previously raised concerns regarding the safety and feasibility of a driveway from the north side of the
property to Rossie Hill Drive. The angle of the proposed driveway appears to pose exactly the safety concerns raised by
the City. We are also concerned about the additional traffic and parking on Rossie Hill Drive, a substandard roadway
with significant drainage problems that have cause major icing and recent road buckling, and a dangerous hairpin turn at
its eastern edge.

Third, the proposed height of the home to be located directly behind the current historic home raises concerns as it
would overwhelm the much smaller historic structure. It is also much larger and taller than the historic homes on the
adjacent BLM land.

Fourth, the previously approved Plat Amendment for 632 Deer Valley Loop included an important condition that at least
40% of the property would be open space. This needs to be examined carefully, as the condition does not appear to us
to have been satisfied.
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Fifth, the HDDR application proposes an addition on the west side of the reconstructed historic home. The addition was
obviously not part of the original design, and diminishes the historic value of the property. We also note that, absent
the addition, the space could possibly be used for driveway access from Deer Valley Loop to the two planned uphill
structures, thus eliminating the need for access to Rossie Hill Drive.

Sixth, the modern windows on the new building to the east of the historic home appear to be quite different than the
windows that were presumably on the historic home.

Seventh, the new building to the east of the historic home features a two-car garage, something we understand is not
usually allowed under the HDDR.

Eighth, the proposed outdoor stairway for the reconstructed historic home appears to be a significant departure from
the original design.

Ninth, while this may not be part of the HDDR process, we are concerned about potential light pollution from the new
development, and would appreciate further information on this from the applicant.

Thank you again for the opportunity to address these issues, which we hope will be part of your consideration of the
HDDR application.

Bob Gurss and Jennifer Gurss
654 Rossie Hill Drive

PO Box 3764

Park City, UT 84060
robert.gurss@gmail.com
202-236-1743
Straussgurss@gmail.com
301-467-5778
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Anya Grahn

From: Jordan Pynes <jordan@tsahousing.com>

Sent: Tuesday, April 25, 2017 6:09 PM

To: Council_Mail; Anya Grahn; Bruce Erickson
Subject: RE: PL-17-03450 632 Deer Valley Loop - HDDRII

Dear Members of the Park City Council:
| first want to thank you for the recent zone changes you made to the area. You have made a significant difference for
the long-term planning of our community and we appreciate it.

My family owns and resides at 645 Coalition View Court, right next to the subject property. | won’t be able to attend the
public hearings on 4/26 or 5/8 but | share the same concerns as Bob Gurss and Jennifer Strauss and ask the Council to
work through these important issues before approving the subject site. We know something will be built there but we
hope you will consider the logistics and impact to the street and neighborhood.

Many thanks for all your effort.
--Jordan Pynes

From: Robert Gurss [mailto:robert.gurss@gmail.com]
Sent: Tuesday, April 25, 2017 1:57 PM
Subject: Re: PL-17-03450 632 Deer Valley Loop - HDDR Il

Thank you for the opportunity to review the HDDR applications for 632 Deer Valley Loop. Unfortunately, we will not be
able to attend the public hearings on April 26 or May 8. However, we do have the following concerns regarding the
applications. We understand that some of our neighbors will also be submitting written comments and/or attending the
hearing.

First and foremost, the applications need to be considered together. Otherwise, decisions regarding the initial buildings
could limit options for the subsequent structures.

Second, the City previously raised concerns regarding the safety and feasibility of a driveway from the north side of the
property to Rossie Hill Drive. The angle of the proposed driveway appears to pose exactly the safety concerns raised by
the City. We are also concerned about the additional traffic and parking on Rossie Hill Drive, a substandard roadway
with significant drainage problems that have cause major icing and recent road buckling, and a dangerous hairpin turn at
its eastern edge.

Third, the proposed height of the home to be located directly behind the current historic home raises concerns as it
would overwhelm the much smaller historic structure. It is also much larger and taller than the historic homes on the
adjacent BLM land.

Fourth, the previously approved Plat Amendment for 632 Deer Valley Loop included an important condition that at least
40% of the property would be open space. This needs to be examined carefully, as the condition does not appear to us
to have been satisfied.
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Fifth, the HDDR application proposes an addition on the west side of the reconstructed historic home. The addition was
obviously not part of the original design, and diminishes the historic value of the property. We also note that, absent
the addition, the space could possibly be used for driveway access from Deer Valley Loop to the two planned uphill
structures, thus eliminating the need for access to Rossie Hill Drive.

Sixth, the modern windows on the new building to the east of the historic home appear to be quite different than the
windows that were presumably on the historic home.

Seventh, the new building to the east of the historic home features a two-car garage, something we understand is not
usually allowed under the HDDR.

Eighth, the proposed outdoor stairway for the reconstructed historic home appears to be a significant departure from
the original design.

Ninth, while this may not be part of the HDDR process, we are concerned about potential light pollution from the new
development, and would appreciate further information on this from the applicant.

Thank you again for the opportunity to address these issues, which we hope will be part of your consideration of the
HDDR application.

Bob Gurss and Jennifer Gurss
654 Rossie Hill Drive

PO Box 3764

Park City, UT 84060
robert.gurss@gmail.com
202-236-1743
Straussgurss@gmail.com
301-467-5778
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Anya Grahn

From:
Sent:
To:
Cc:

Subject:

Linda Mason <lindamas@msn.com>

Friday, March 10, 2017 10:40 AM

planning; Matt Cassel; Bruce Erickson; Anya Grahn
Linda Mason

632 Deer Valley Loop Property

My husband and I live at 650 Rossie Hill Drive directly above the old miners’ cabins. We were not in town for
City Council and Planning meetings regarding the 632 Deer Valley Loop Property. However, we were kept
informed by neighbors since development of this parcel will directly impact us. | understand the property has
been sold and may be coming to the City with plans for development.

My greatest concern is further subdivision into a northern and southern lot requiring a driveway on Rossie Hill
Drive. My concerns include:

1.

Increased traffic on Rossie Hill Drive will be a safety issue for pedestrians. We frequently walk to
Old Town using one of two routes: up and over to Shorty’s Steps or down the hill to Deer Valley
Drive. We also walk down Rossie Hill Drive to catch the buses that stop near the intersection of Deer
Valley Drive and Deer Valley Loop. We also have a dog and walk early in the morning, at night and
other times of the day. | also see many others walking along Rossie Hill Drive, often families carrying
skis, or mothers walking with strollers.

Since there are no sidewalks on Rossie Hill Drive, this can be a hazardous walk, especially when
rounding the hairpin turn. This turn is particularly dangerous for pedestrians (and drivers) because it is
steep, narrow, and has limited visibility. | encourage you to walk this turn from below. You will see
that it is blind: neither drivers nor pedestrians can see each other until they are in the sharpest part of
the turn.

Rossie Hill Drive has more traffic than one might expect from the number of residences above. At
busy times of the day (e.g., when traffic is leaving Deer Valley Resort), it is often used as a short cut
between Marsac Avenue and Deer Valley Drive.

Walking in winter is particularly hazardous. In January, February and March, Rossie Hill Drive is
often snow covered, icy and narrow. As a pedestrian, | find myself climbing on snow banks or
hurrying to find a driveway when cars are going up or down.

Backing onto Rossie Hill Drive. Our driveway is oriented in a way that we need to back our car out
onto Rossie Hill Drive. There is a blind maneuver because of a high retaining wall on the uphill side of
our driveway. Increased traffic, so close to our drive, increases the risk of an accident.

We attended Planning Committee and City Council meetings in February and March and appreciate everyone’s dedication to preserving Park City’s
history and environmental conservation. | was particularly impressed by the diversity of questions raised and questions asked about unintended
consequences. So now, | am asking you to consider the impact on Rossie Hill Drive if the 632 Deer Valley Loop Property is subdivided and the

impact of a driveway on Rossie Hill Drive.

Thank you for your consideration.

Linda Mason

650 Rossie Hill Drive

lindamas@msn.com
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Anya Grahn

From: matthew shier <mshier@shierkatz.com>

Sent: Tuesday, April 25, 2017 5:30 PM

To: Council_Mail; Anya Grahn; Bruce Erickson

Cc: Jeff Camp; Diane Bernhardt; Mary Wintzer; Katie Noble; Allison Kitching; Mark Kaire;

Howard Klein; Jennifer Strauss; Dennis Wong; Jennifer Camp; Matey Erdos; Sydney
Reed; Jordan Pynes; John and Linda Mason; Morgan Hole; Robert Gurss
Subject: RE: PL-17-03450 632 Deer Valley Loop - HDDRII
Members of the Park City - City Council —
| own and reside at 630 Coalition View Ct, just above the subject property.
| have expended a considerable amount of time following the recent history of this parcel including efforts to develop
the same. | concur in all respects with the views of Bob Gurss and Jennifer Strauss, sent to you previously and set forth
below. Thank you for the opportunity to provide input on this application.

Sincerely,

Matthew Shier

Matthew J. Shier

630 Coalition View Ct.
Park City, UT 84060
Direct: 415.691.7027
Fax: 415.520.5879
mshier@shierkatz.com

This message, including any and every attachment, is intended only for the use of the individual or entity to which it is
addressed and contains information that is privileged, confidential and/or exempt from disclosure under applicable law. If
the reader of this message is not the intended recipient, you are hereby notified that any use, dissemination, distribution
or copying of this communication is strictly prohibited. This message is confidential and is attorney-work product or
privileged as an attorney-client communication. Please be sure to retain this message in a secure place and do not make
copies or share this information with anyone without first consulting the sender. If you have any questions, please contact
the sender. If you received this communication in error, please notify the sender immediately and then delete this
message from your system.

From: Robert Gurss [mailto:robert.gurss@gmail.com]

Sent: Tuesday, April 25, 2017 1:57 PM

To: Jordan Pynes <jordan@tsahousing.com>

Cc: Jeff Camp <jeff@jeffcamp.com>; Diane Bernhardt <diane.a.bernhardt@gmail.com>; Mary Wintzer
<wintzermc@aol.com>; Katie Noble <katie.noble@gmail.com>; Allison Kitching <allison_kitching@mac.com>; Mark
Kaire <Mark@kairelaw.com>; Howard Klein <howard.klein@outlook.com>; Jennifer Strauss <straussgurss@gmail.com>;
Dennis Wong <parkcitybliss@gmail.com>; Jennifer Camp <jennifer@jeffcamp.com>; Matey Erdos
<matey_erdos@hotmail.com>; matthew shier <mshier@shierkatz.com>; Sydney Reed <sydreed@msn.com>; John and
Linda Mason <johnbmas@gmail.com>; Morgan Hole <morgansh@msn.com>

Subject: Re: PL-17-03450 632 Deer Valley Loop - HDDR Il

Packet Pg. 280




Thank you for the opportunity to review the HDDR applications for 632 Deer Valley Loop. Unfortunately, we will not be
able to attend the public hearings on April 26 or May 8. However, we do have the following concerns regarding the
applications. We understand that some of our neighbors will also be submitting written comments and/or attending the
hearing.

First and foremost, the applications need to be considered together. Otherwise, decisions regarding the initial buildings
could limit options for the subsequent structures.

Second, the City previously raised concerns regarding the safety and feasibility of a driveway from the north side of the
property to Rossie Hill Drive. The angle of the proposed driveway appears to pose exactly the safety concerns raised by
the City. We are also concerned about the additional traffic and parking on Rossie Hill Drive, a substandard roadway
with significant drainage problems that have cause major icing and recent road buckling, and a dangerous hairpin turn at
its eastern edge.

Third, the proposed height of the home to be located directly behind the current historic home raises concerns as it
would overwhelm the much smaller historic structure. It is also much larger and taller than the historic homes on the
adjacent BLM land.

Fourth, the previously approved Plat Amendment for 632 Deer Valley Loop included an important condition that at least
40% of the property would be open space. This needs to be examined carefully, as the condition does not appear to us
to have been satisfied.

Fifth, the HDDR application proposes an addition on the west side of the reconstructed historic home. The addition was
obviously not part of the original design, and diminishes the historic value of the property. We also note that, absent
the addition, the space could possibly be used for driveway access from Deer Valley Loop to the two planned uphill
structures, thus eliminating the need for access to Rossie Hill Drive.

Sixth, the modern windows on the new building to the east of the historic home appear to be quite different than the
windows that were presumably on the historic home.

Seventh, the new building to the east of the historic home features a two-car garage, something we understand is not
usually allowed under the HDDR.

Eighth, the proposed outdoor stairway for the reconstructed historic home appears to be a significant departure from
the original design.

Ninth, while this may not be part of the HDDR process, we are concerned about potential light pollution from the new
development, and would appreciate further information on this from the applicant.

Thank you again for the opportunity to address these issues, which we hope will be part of your consideration of the
HDDR application.

Bob Gurss and Jennifer Gurss
654 Rossie Hill Drive

PO Box 3764

Park City, UT 84060
robert.gurss@gmail.com
202-236-1743
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Straussgurss@gmail.com

301-467-5778
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Anya Grahn

From: matthew shier <mshier@shierkatz.com>

Sent: Tuesday, April 25, 2017 5:30 PM

To: Council_Mail; Anya Grahn; Bruce Erickson

Cc: Jeff Camp; Diane Bernhardt; Mary Wintzer; Katie Noble; Allison Kitching; Mark Kaire;

Howard Klein; Jennifer Strauss; Dennis Wong; Jennifer Camp; Matey Erdos; Sydney
Reed; Jordan Pynes; John and Linda Mason; Morgan Hole; Robert Gurss
Subject: RE: PL-17-03450 632 Deer Valley Loop - HDDRII
Members of the Park City - City Council —
| own and reside at 630 Coalition View Ct, just above the subject property.
| have expended a considerable amount of time following the recent history of this parcel including efforts to develop
the same. | concur in all respects with the views of Bob Gurss and Jennifer Strauss, sent to you previously and set forth
below. Thank you for the opportunity to provide input on this application.

Sincerely,

Matthew Shier

Matthew J. Shier

630 Coalition View Ct.
Park City, UT 84060
Direct: 415.691.7027
Fax: 415.520.5879
mshier@shierkatz.com

This message, including any and every attachment, is intended only for the use of the individual or entity to which it is
addressed and contains information that is privileged, confidential and/or exempt from disclosure under applicable law. If
the reader of this message is not the intended recipient, you are hereby notified that any use, dissemination, distribution
or copying of this communication is strictly prohibited. This message is confidential and is attorney-work product or
privileged as an attorney-client communication. Please be sure to retain this message in a secure place and do not make
copies or share this information with anyone without first consulting the sender. If you have any questions, please contact
the sender. If you received this communication in error, please notify the sender immediately and then delete this
message from your system.

From: Robert Gurss [mailto:robert.gurss@gmail.com]

Sent: Tuesday, April 25, 2017 1:57 PM

To: Jordan Pynes <jordan@tsahousing.com>

Cc: Jeff Camp <jeff@jeffcamp.com>; Diane Bernhardt <diane.a.bernhardt@gmail.com>; Mary Wintzer
<wintzermc@aol.com>; Katie Noble <katie.noble@gmail.com>; Allison Kitching <allison_kitching@mac.com>; Mark
Kaire <Mark@kairelaw.com>; Howard Klein <howard.klein@outlook.com>; Jennifer Strauss <straussgurss@gmail.com>;
Dennis Wong <parkcitybliss@gmail.com>; Jennifer Camp <jennifer@jeffcamp.com>; Matey Erdos
<matey_erdos@hotmail.com>; matthew shier <mshier@shierkatz.com>; Sydney Reed <sydreed@msn.com>; John and
Linda Mason <johnbmas@gmail.com>; Morgan Hole <morgansh@msn.com>

Subject: Re: PL-17-03450 632 Deer Valley Loop - HDDR Il
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Thank you for the opportunity to review the HDDR applications for 632 Deer Valley Loop. Unfortunately, we will not be
able to attend the public hearings on April 26 or May 8. However, we do have the following concerns regarding the
applications. We understand that some of our neighbors will also be submitting written comments and/or attending the
hearing.

First and foremost, the applications need to be considered together. Otherwise, decisions regarding the initial buildings
could limit options for the subsequent structures.

Second, the City previously raised concerns regarding the safety and feasibility of a driveway from the north side of the
property to Rossie Hill Drive. The angle of the proposed driveway appears to pose exactly the safety concerns raised by
the City. We are also concerned about the additional traffic and parking on Rossie Hill Drive, a substandard roadway
with significant drainage problems that have cause major icing and recent road buckling, and a dangerous hairpin turn at
its eastern edge.

Third, the proposed height of the home to be located directly behind the current historic home raises concerns as it
would overwhelm the much smaller historic structure. It is also much larger and taller than the historic homes on the
adjacent BLM land.

Fourth, the previously approved Plat Amendment for 632 Deer Valley Loop included an important condition that at least
40% of the property would be open space. This needs to be examined carefully, as the condition does not appear to us
to have been satisfied.

Fifth, the HDDR application proposes an addition on the west side of the reconstructed historic home. The addition was
obviously not part of the original design, and diminishes the historic value of the property. We also note that, absent
the addition, the space could possibly be used for driveway access from Deer Valley Loop to the two planned uphill
structures, thus eliminating the need for access to Rossie Hill Drive.

Sixth, the modern windows on the new building to the east of the historic home appear to be quite different than the
windows that were presumably on the historic home.

Seventh, the new building to the east of the historic home features a two-car garage, something we understand is not
usually allowed under the HDDR.

Eighth, the proposed outdoor stairway for the reconstructed historic home appears to be a significant departure from
the original design.

Ninth, while this may not be part of the HDDR process, we are concerned about potential light pollution from the new
development, and would appreciate further information on this from the applicant.

Thank you again for the opportunity to address these issues, which we hope will be part of your consideration of the
HDDR application.

Bob Gurss and Jennifer Gurss
654 Rossie Hill Drive

PO Box 3764

Park City, UT 84060
robert.gurss@gmail.com
202-236-1743
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Straussgurss@gmail.com

301-467-5778

Packet Pg. 285




Anya Grahn

From: matthew shier <mshier@shierkatz.com>

Sent: Thursday, March 09, 2017 11:41 AM

To: planning; Matt Cassel; Bruce Erickson; Anya Grahn

Cc: Diane Bernhardt; Sydney Reed; Mary Wintzer; Jeff Camp; Sloane Reed; John Mason;

Morgan Hole; Matey Erdos; Howard Klein; Christina Shiebler; Jennifer Camp; Patti
Kitching; Allison Kitching; Jennifer Strauss; Robert Gurss; Jason Parker; Leonardo
Trautwein; Linda Mason; Lance Anderson; Rania Anderson; Rosilyn Petersen; David
Trimble; Kelly Stankiewicz; Katie Noble; Amy Heitman; Beth; Bob Martin

Subject: RE: Subdivision of 632 Deer Valley Loop

Hello, all —

| live at 630 Coalition View Ct just above the 632 DVL parcel.

| am extremely appreciative of the hard work and strong effort of the City Council and Staff in helping to preserve the
historical integrity of BLM Parcel 18 when, as and if it becomes a part of Park City.

In the meantime, | would like to concur with Diane’s sentiments below concerning 632 DVL and hope that any
subdivision approved addresses the concerns and conforms with the findings, analysis and conditions indicated below.

Matthew J. Shier

930 Montgomery Street 6th Floor
San Francisco, CA 94133

Direct: 415.691.7027

Fax: 415.520.5879
mshier@shierkatz.com
www.shierkatz.com

This message, including any and every attachment, is intended only for the use of the individual or entity to which it is
addressed and contains information that is privileged, confidential and/or exempt from disclosure under applicable law. If
the reader of this message is not the intended recipient, you are hereby notified that any use, dissemination, distribution
or copying of this communication is strictly prohibited. This message is confidential and is attorney-work product or
privileged as an attorney-client communication. Please be sure to retain this message in a secure place and do not make
copies or share this information with anyone without first consulting the sender. If you have any questions, please contact
the sender. If you received this communication in error, please notify the sender immediately and then delete this
message from your system.

From: Diane Bernhardt <diane.a.bernhardt@gmail.com>

Date: March 8, 2017 at 5:43:19 PM MST

To: planning@parkcity.org, matt.cassel@parkcity.org, Bruce Erikson
<bruce.erickson@parkcity.org>, Anya Grahn <anya.grahn@parkcity.org>
Subject: Subdivision of 632 Deer Valley Loop

Matt, Bruce and Anya,

Packet Pg. 286




As 632 Deer Valley Loop recently sold, my assumption is that the current owners are in front of
the City executing planning for its development. As the City considers future requests to
subdivide 632 Deer Valley Loop, 1’d like to reiterate that there is continued and strong resistance
from neighbors in the greater Rossie Hill area to any new driveway cut on Rossie Hill Drive for
632 DVL. If the property is subdivided creating a northern and southern lot, it forces a driveway
on Rossie Hill Drive. In the October 20, 2016 City Council Packet, the city engineer requested
that the driveway for DVL site be limited to Deer Valley Loop. Expressed concern was
regarding slope and sight lines on Rossie Hill Drive and that BLM property is blocking a
majority of the access to 632 via Rossie Hill Drive.

It is widely acknowledged that Rossie Hill Drive is substandard. The residents of the greater
Rossie Hill area have already expressed concern that because of its substandard condition no
development promoting additional traffic above the hairpin turn should be permitted. Rossie Hill
Drive hosts a variety of perils:

e Ablind, hairpin turn

e A non-standard, asymmetrical, steep 4-way intersection which posts an array of controls:
2 stop signs, 1 yield sign, and 1 through traffic

o A wide variety of traffic: pedestrian traffic, bike traffic, construction traffic, haphazard
parking and children walking to/from the bus stop often in the hours of darkness

o Added peril in winter conditions due to its pitch, snow, ice, relatively low plowing
priority, and additional temporary blind turns due to snow berms

Residents maintain and agree with Matt’s recommendation that access to 632 Deer Valley Loop should
remain on Deer Valley Loop.

Respectfully,

Diane Bernhardt
630 Coalition View Ct
530.575.0899

Please find below a link to and excerpts from the October 20, 2016 City Council Packet
containing the agenda item Consideration to Approve Ordinance 2016-32 beginning on page
108.

City Council Meeting Packet 10/20/2016

Finding of Fact

““17.Existing access to the site is limited to a driveway from Deer Valley Loop.”
*“18.The City Engineer finds that only the eastern half of the lot directly abuts the City’s
right-of-way along Rossie Hill Drive and there are poor sight lines along Rossie Hill

Drive.”

Analysis
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“Due to the poor sight lines along Rossie Hill Drive, the City Engineer has also requested that
the current driveway on the site be limited to Deer Valley Loop. Should any future development
result in new lots fronting Rossie Hill Drive, the new lots shall only be accessible along the
eastern half of the Rossie Hill frontage and shall have a slope of no more than 5% for the first
twenty feet (20”) to maintain sight lines. This is reflected in Conditions of Approval #8 and #9.”

Conditions of Approval

““8. Driveway access to any development to this one-lot subdivision shall be limited from Deer
Valley Loop Road. Should the future subdivision of this lot result in new lots fronting Rossie Hill
Drive, the new lots shall only be accessible from the eastern half of the Rossie Hill frontage
where the property line directly abuts the City right-of- way.”

9. Any future access off of Rossie Hill shall have a slope of no more than 5% for the first 20 feet
of the driveway off of the right-of-way to maintain sight lines.”
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Anya Grahn

From: Robert Gurss <robert.gurss@gmail.com>
Sent: Tuesday, April 25, 2017 2:53 PM

To: Anya Grahn

Cc: Jennifer Gurss

Subject: 632 Deer Valley Loop

Thank you for the opportunity to review the HDDR applications for 632 Deer Valley Loop. Unfortunately, we
will not be able to attend the public hearings on April 26 or May 8. However, we do have the following
concerns regarding the applications. We understand that some of our neighbors will also be submitting written
comments and/or attending the hearing.

First and foremost, the applications need to be considered together. Otherwise, decisions regarding the initial
buildings could limit options for the subsequent structures.

Second, the City previously raised concerns regarding the safety and feasibility of a driveway from the north
side of the property to Rossie Hill Drive. The angle of the proposed driveway appears to pose exactly the safety
concerns raised by the City. We are also concerned about the additional traffic and parking on Rossie Hill
Drive, a substandard roadway with significant drainage problems that have cause major icing and recent road
buckling, and a dangerous hairpin turn at its eastern edge.

Third, the proposed height of the home to be located directly behind the current historic home raises concerns as
it would overwhelm the much smaller historic structure. It is also much larger and taller than the historic homes
on the adjacent BLM land.

Fourth, the previously approved Plat Amendment for 632 Deer Valley Loop included an important condition
that at least 40% of the property would be open space. This needs to be examined carefully, as the condition
does not appear to us to have been satisfied.

Fifth, the HDDR application proposes an addition on the west side of the reconstructed historic home. The
addition was obviously not part of the original design, and diminishes the historic value of the property. We
also note that, absent the addition, the space could possibly be used for driveway access from Deer Valley Loop
to the two planned uphill structures, thus eliminating the need for access to Rossie Hill Drive.

Sixth, the modern windows on the new building to the east of the historic home appear to be quite different than
the windows that were presumably on the historic home.

Seventh, the new building to the east of the historic home features a two-car garage, something we understand is
not usually allowed under the HDDR.

Eighth, the proposed outdoor stairway for the reconstructed historic home appears to be a significant departure
from the original design.

Ninth, while this may not be part of the HDDR process, we are concerned about potential light pollution from
the new development, and would appreciate further information on this from the applicant.

1
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Thank you again for the opportunity to address these issues, which we hope will be part of your consideration of

the HDDR application.

Bob Gurss and Jennifer Gurss
654 Rossie Hill Drive

PO Box 3764

Park City, UT 84060
robert.qurss@gmail.com
202-236-1743
Straussqurss@gmail.com
301-467-5778
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Anya Grahn

From: Robert Gurss <robert.gurss@gmail.com>
Sent: Tuesday, April 25, 2017 2:53 PM

To: Anya Grahn

Cc: Jennifer Gurss

Subject: 632 Deer Valley Loop

Thank you for the opportunity to review the HDDR applications for 632 Deer Valley Loop. Unfortunately, we
will not be able to attend the public hearings on April 26 or May 8. However, we do have the following
concerns regarding the applications. We understand that some of our neighbors will also be submitting written
comments and/or attending the hearing.

First and foremost, the applications need to be considered together. Otherwise, decisions regarding the initial
buildings could limit options for the subsequent structures.

Second, the City previously raised concerns regarding the safety and feasibility of a driveway from the north
side of the property to Rossie Hill Drive. The angle of the proposed driveway appears to pose exactly the safety
concerns raised by the City. We are also concerned about the additional traffic and parking on Rossie Hill
Drive, a substandard roadway with significant drainage problems that have cause major icing and recent road
buckling, and a dangerous hairpin turn at its eastern edge.

Third, the proposed height of the home to be located directly behind the current historic home raises concerns as
it would overwhelm the much smaller historic structure. It is also much larger and taller than the historic homes
on the adjacent BLM land.

Fourth, the previously approved Plat Amendment for 632 Deer Valley Loop included an important condition
that at least 40% of the property would be open space. This needs to be examined carefully, as the condition
does not appear to us to have been satisfied.

Fifth, the HDDR application proposes an addition on the west side of the reconstructed historic home. The
addition was obviously not part of the original design, and diminishes the historic value of the property. We
also note that, absent the addition, the space could possibly be used for driveway access from Deer Valley Loop
to the two planned uphill structures, thus eliminating the need for access to Rossie Hill Drive.

Sixth, the modern windows on the new building to the east of the historic home appear to be quite different than
the windows that were presumably on the historic home.

Seventh, the new building to the east of the historic home features a two-car garage, something we understand is
not usually allowed under the HDDR.

Eighth, the proposed outdoor stairway for the reconstructed historic home appears to be a significant departure
from the original design.

Ninth, while this may not be part of the HDDR process, we are concerned about potential light pollution from
the new development, and would appreciate further information on this from the applicant.

1
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Thank you again for the opportunity to address these issues, which we hope will be part of your consideration of

the HDDR application.

Bob Gurss and Jennifer Gurss
654 Rossie Hill Drive

PO Box 3764

Park City, UT 84060
robert.qurss@gmail.com
202-236-1743
Straussqurss@gmail.com
301-467-5778
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Planning Commission m
Staff Report

PLANNING DEPARTMENT

Subject: 243 Daly Avenue

Project #: PL-17-03565

Author: Anya Grahn, Historic Preservation Planner

Date: July 12, 2017

Type of ltem: Administrative — Steep Slope Conditional Use Permit

Summary Recommendations

Staff recommends the Planning Commission review the application for a Steep Slope
Conditional Use Permit (CUP) at 243 Daly Avenue, conduct a public hearing, and
approve the Steep Slope CUP for 243 Daly Avenue. Staff has prepared findings of fact,
conclusions of law, and conditions of approval for the Commission’s consideration.

Description

Owner/ Applicant: Alexander and Elizabeth Cohen, represented by architect
Chimso Onwuegbu

Location: 243 Daly Avenue

Zoning: Historic Residential (HR-1) District

Adjacent Land Uses: Residential

Reason for Review: Construction of an addition to an existing historic single-
family home in excess of 200 square feet of Building
Footprint that will be located upon an existing slope of 30%
or greater.

Proposal

This application is a request for a Steep Slope Conditional Use Permit (CUP) for
construction of an addition to a historic single-family home, when the Building Footprint
of the addition is in excess of 200 square feet if the Building Footprint of the addition is
located upon an existing Slope of 30% or greater. The site has been designated as
Landmark on the Historic Sites Inventory (HSI) and currently has a historic house on the
west half of the lot. The applicant is proposing to build an addition on the east side of
the historic house creating a total house size of 2,114 square feet, including the existing
basement area. The existing footprint of the historic house and its non-historic additions
is 974 square feet; the proposed footprint of the house following construction of the
addition is 1,164.82 square feet. The construction is proposed on a slope greater than
30%, and in some areas, the slope is approximately 93%.

Background
On May 17, 2017, the City received an application for a Conditional Use Permit (CUP)

for “Construction on a Steep Slope” at 243 Daly Avenue; the application was deemed
complete on June 5, 2017. The property is located in the Historic Residential (HR-1)
District. The lot contains 5,552.93 square feet. It is an uphill lot.
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This application is a request for a Conditional Use Permit (CUP) for construction of a
new addition to an existing historic single-family house. Because the proposed
footprint of this addition is in excess of 200 square feet and the proposed footprint is
located upon an existing slope of greater than 30%, the applicant is required to file a
Conditional Use Permit application for review by the Planning Commission, pursuant to
Land Management Code (LMC) § 15-2.2-6.

The property is located at 243 Daly Avenue on a developed lot. The site is designated
as Landmark on the City’s Historic Sites Inventory (HSI). The Historic Preservation
Board (HPB) reviewed and granted the proposed material deconstruction on May 3,
2017 [ Report (page 51) + Minutes (page 17)]. The Historic District Design Review
(HDDR) application for the proposed renovation of the historic house and construction
of the new addition was approved on May 23, 2017, with Conditions of Approval that
required the plat amendment to be recorded and Planning Commission approval of the
Steep Slope CUP prior to issuance of a building permit to construct the addition.

The Park City Council approved the 243 Daly Avenue Subdivision at this location on
June 9, 2017, to combine two metes and bounds parcels identified by the Summit
County Recorder’s office as PC-627-A and PC-630-MS. The final plat has not yet been
recorded and it is undergoing our internal Mylar review.

Purpose
The purpose of the Historic Residential (HR-1) District is to:

(A) preserve present land Uses and character of the Historic residential Areas of
Park City,

(B) encourage the preservation of Historic Structures,

(C) encourage construction of Historically Compatible Structures that contribute to
the character and scale of the Historic District and maintain existing residential
neighborhoods,

(D) encourage single family Development on combinations of 25' x 75' Historic Lots,

(E) define Development parameters that are consistent with the General Plan
policies for the Historic core, and

(F) establish Development review criteria for new Development on Steep Slopes
which mitigate impacts to mass and scale and the environment.

Analysis
Following renovation and construction of the addition, the house will contain a total of

2,114 square feet, including the existing basement area. The proposed footprint of the
historic house and its new addition will be 1,164.82 square feet; the lot size currently
allows a footprint of 2,032.26 square feet. The new development complies with all
setbacks and building footprint, as outlined in the following table.

This is an uphill lot, and the average slope of the lot is about 54%. The topography is
fairly flat on the front (west) portion of the lot, but then rises steeply as the slope climbs
in the backyard, directly behind the historic house. The wall of the canyon rises steeply
in the area where the new addition is proposed. The slope here rises about 65%, with
the canyon wall rising about 126%. (Please note that a 100% slope would be a 45
degree angle.)
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http://www.parkcity.org/Home/ShowDocument?id=38687
http://www.parkcity.org/Home/ShowDocument?id=40904

The new construction meets the allowed building height. Staff reviewed the plans and
made the following LMC related findings:

Lot Size Minimum of 1,875 square feet 5,552.93 square feet,
complies.

Building Footprint 2,032.26 square feet maximum 1,164.82 square feet,
complies.

Front Yard 15 feet minimum, total of 30 feet 31 feet (west),(total of 80
ft.) complies

Rear Yard 15 feet minimum, total of 30 feet 49 feet (east) (total of 80
ft.)

Side Yard 5 feet minimum, 18 feet total 5 feet (north), 2 feet
(south)* (total of 7 feet)*,
complies.

Height 27 feet above existing grade, 25.4 feet, complies.

maximum.

Height (continued)

A Structure shall have a maximum
height of 35 feet measured from the
lowest finish floor plane to the point
of the highest wall top plate that
supports the ceiling joists or roof
rafters.

27.8 feet, complies.

Final grade

Final grade must be within four (4)
vertical feet of existing grade around
the periphery of the structure.

Maximum difference on
the east (rear) yard is 4
feet. New exterior stairs
will be constructed within
30” of Final Grade.

Vertical articulation

A ten foot (10’) minimum horizontal
step in the downhill facade is
required unless the First Story is
located completely under the finish
Grade on all sides of the Structure.
The horizontal step shall take place
at a maximum height of twenty three
feet (23’) from where Building
Footprint meets the lowest point of
existing Grade. Architectural
features, that provide articulation to
the upper story fagade setback may
encroach into the minimum 10 ft.

There is a 10 foot
horizontal step in the
downhill fagade that is
provided by the historic
house before it extends
into the addition, complies.
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setback but shall be limited to no
more than 25% of the width of the
building encroaching no more than 4
ft. into the setback.

Roof Pitch Between 7:12 and 12:12. The main roof of the
addition has a 10:12 pitch,
complies.

Parking Per LMC 15-2.2-4, Historic The applicant intends to

Structures that do not comply with hardscape the existing
Building Footprint, Building Height, gravel driveway. Two
Building Setbacks, Off-Street parking spaces will be
parking, and driveway location provided on-site.

standards are valid Complying
Structures. Additions to Historic
Structures are exempt from Off-
Street parking requirements
provided the addition does not
create a Lockout Unit or an
Accessory Apartment. Additions
must comply with Building Setbacks,
Building Footprint, driveway location
standards and Building Height.

*Per LMC 15-2.2-4 Historic Structures that do not comply with Building Footprint, Building Height, Building
Setbacks, Off-Street parking, and driveway location standards are valid Complying Structures.

The property is located outside the Park City Landscaping and Maintenance of Soil
Cover Ordinance (Soils Ordinance) and therefore not regulated by the City for mine
related impacts. If the property owner does encounter mine waste or mine waste
impacted soils they must handle the material in accordance to State and Federal law.
Staff has included this as Condition of Approval #13. The property is also located in
FEMA Flood Zone A.

LMC § 15-2.1-6(A)(2) requires a Steep Slope Conditional Use Permit (CUP) for
construction of any new construction when the Building Footprint of the addition is in
excess of 200 square feet, if the building of the footprint is located upon an existing
slope of 30% or greater. As previously noted, the historic house and new addition will
have a total footprint of 1,164.82 square feet and the construction is proposed on a
slope of approximately 66%, towards the front and middle of the lot.

Criteria 1: Location of Development.
Development is located and designed to reduce visual and environmental impacts of the
Structure. No unmitigated impacts.

The proposed single family dwelling is located on the lot in a manner that reduces the
visual and environmental impacts. The historic house will remain in its existing location.
The applicant is proposing to construct an addition to the east (rear) side of the house,
where it will be obscured from view from the primary right-of-way by the historic house.
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The addition rises two stories in height. The hillside rises steeply at the back portion of
the house, so that only one story above grade is visible on the east (rear) wall of the
new addition.

Due to the placement of the historic house on the lot, the only logical location for the
addition is behind the historic house. The location of the historic house prevents a side
addition from being constructed as it could not comply with the required setbacks.
Because the canyon wall rises steeply directly behind the historic house, the back half
of the addition will be constructed on one of the steepest portions of the lot. Only 676
square feet of the new addition’s footprint encroaches onto the steep slope. The
canyon wall will be retained around the foundation of the new addition and will be
undisturbed to the east (and above) the new addition.

Criteria 2: Visual Analysis.

The Applicant must provide the Planning Department with a visual analysis of the
project from key Vantage Points to determine potential impacts of the project and
identify potential for screening, slope stabilization, erosion mitigation, vegetation
protection, and other items. No unmitigated impacts.

The applicant submitted a photographic visual analysis, including street views, to show
the proposed streetscape and cross canyon views. As demonstrated by the visual
analysis, the proposed addition fits within the context of the slope, neighboring
structures, and existing vegetation. The neighborhood consists of historic houses with
one- to two-story additions, one- to two-story new houses, and a few three- to four-story
new residential developments.

There are two large evergreen trees that may be removed on the north side of the
property if they are damaged by construction, due to close proximity to the foundation
walls. Staff has added Condition of Approval #11 in order to address this:

#11. To the extent possible, existing Significant Vegetation shall be maintained
on Site and protected during construction. When approved by the Planning
Department in writing to be removed, the Significant Vegetation shall be replaced
with equivalent landscaping in type and size. Multiple trees equivalent in caliper
to the size of the removed Significant Vegetation may be considered instead of
replacement in kind and size.

The visual analysis, streetscape, and cross canyon view demonstrate that the proposed
design is visually compatible with the neighborhood, similar in scale and mass to
surrounding structures, and visual impacts are mitigated. By stepping the structure up
the hill, the mass and scale have been broken up and largely minimized. The side yard
will be re-vegetated following construction. The only new retaining wall proposed will be
located on the east elevation at the rear of the building where the applicant is proposing
to terrace the hillside. The terraces will not change grade by more than 4 feet and occur
within the building pad area.
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Criteria 3: Access.

Access points and driveways must be designed to minimize Grading of the natural
topography and to reduce overall Building scale. Common driveways and Parking
Areas, and side Access to garages are strongly encouraged. No unmitigated impacts.

As existing, there is a gravel parking pad at the front of the property that serves as
parking for the site’s two vehicles. As LMC 15-3-3(B) requires Parking Areas and
driveways to be Hard-surfaced, the applicant proposes to concrete over this gravel
parking area. A new patio area featuring pavers will replace an existing gravel patio
pad as well. This area is non-complying and the proposed work to pave this area will
benefit the applicant and allow parking to be maintained on-site. No changes to the
existing grade are proposed.

Criteria 4: Terracing.
The project may include terraced retaining Structures if necessary to regain Natural
Grade. No unmitigated impacts.

In the rear yard, the slope increases dramatically uphill directly behind the historic
house. The applicant is proposing to terrace the grade in order to create a series of flat
garden beds connected by landscaped steps. The stairs are no more than 30 inches
above grade. Final Grade will be changed no more than four feet (4°) from the Existing
Grade on site in order to create the terraces. The proposed retaining walls measure no
more than 6 feet in height.

Criteria 5: Building Location.

Buildings, access, and infrastructure must be located to minimize cut and fill that would
alter the perceived natural topography of the Site. The Site design and Building
Footprint must coordinate with adjacent properties to maximize opportunities for open
Areas and preservation of natural vegetation, to minimize driveway and Parking Areas,
and provide variation of the Front Yard. No unmitigated impacts.

The new structure’s building pad location, access, and infrastructure are located in such
a manner as to minimize cut and fill that would alter the perceived natural topography.
The applicant proposes to place the new addition behind the historic house; only the
back half of the new addition will cut into the steep slope of the canyon wall. The
placement of the new addition and its design is low so that the new addition will only be
one story above existing grade on the east (rear) elevation. The design is compatible
with the neighborhood and is setback beyond the historic house. The historic house
has a front yard setback of 31 feet; the addition will be setback 59 feet from the front
property line. The majority of the bulk and mass of the new addition will be concealed
behind the historic house or buried in the canyon wall. The areas above grade will
appear to be one to two stories in height, which is compatible with the existing house
and the neighborhood overall.

Criteria 6: Building Form and Scale.

Where Building masses orient against the Lot’s existing contours, the Structures must
be stepped with the Grade and broken into a series of individual smaller components
that are Compatible with the District. Low profile Buildings that orient with existing
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contours are strongly encouraged. The garage must be subordinate in design to the
main Building. In order to decrease the perceived bulk of the Main Building, the
Planning Commission may require a garage separate from the main Structure or no
garage. No unmitigated impacts.

Staff finds that the building mass of the new addition is consistent with the existing
historic house. The addition is two stories in height above grade, but is only one-story
in height above grade as it terminates in the back yard. The new addition is stepped
back from the facade of the historic house, allowing the historic house to be the focal
point of the project as well as preventing the sizeable addition from looming over the
historic house.

Stalff finds that the proposed design is consistent with the Design Guidelines for Historic
Districts and Historic Sites. The new addition begins on the flat part of the lot, but then
becomes part of the hillside towards the back (east). The structure reflects the historic
character of Park City’s Historic Sites such as simple building forms, unadorned
materials, and restrained ornamentation. The style of architecture selected and all
elevations of the building are designed in a manner consistent with a contemporary
interpretation of the chosen style. The Historic District Design Review (HDDR)
application was approved on May 23, 2017, with the Condition of Approval that no
building permit for construction of the addition be issued until the Planning Commission
approve the Steep Slope CUP for this site. The applicant has submitted a building
permit application to start construction on the interior of the historic house; however,
staff will not issue the building permit for construction of the addition until this plat has
been recorded and this Steep Slope CUP is approved.

Exterior elements of the new development—roofs, entrances, eaves, porches, windows,
doors, steps, retaining walls, garages, etc.—are of human scale and are compatible
with the neighborhood and the style of architecture selected. The scale and height of
the new structure follows the predominant pattern of the neighborhood which is
comprised of one- and two-story buildings as well as historic houses with two-story
additions in the back. Directly across the street from this house, new development
consists of three- to four-story residential development. Further, the style of this house
is consistent with the Design Guidelines.

Criteria 7: Setbacks.

The Planning Commission may require an increase in one or more Setbacks to
minimize the creation of a “wall effect” along the Street front and/or the Rear Lot Line.
The Setback variation will be a function of the Site constraints, proposed Building scale,
and Setbacks on adjacent Structures. No unmitigated impacts.

The new addition is largely tucked behind the historic house so that it does not create a
wall effect along the Street front or appear to overwhelm the historic house. The
addition is setback some 49 feet from the rear property and only appears as one story in
height on the hillside. It is visually separated from the historic house by a transitional
element.
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Criteria 8: Dwelling Volume.

The maximum volume of any Structure is a function of the Lot size, Building Height,
Setbacks, and provisions set forth in this Chapter. The Planning Commission may
further limit the volume of a proposed Structure to minimize its visual mass and/or to
mitigate differences in scale between a proposed Structure and existing Structures. No
unmitigated impacts.

The proposed design is articulated and broken into compatible massing components.
The design includes setback variations and lower building heights for portions of the
structure. The proposed massing and architectural design components are compatible
with both the volume and massing of single family dwellings in the area. The design
minimizes the visual mass and mitigates the differences in scale between the proposed
house and surrounding structures.

Criteria 9: Building Height (Steep Slope).

The maximum Building Height in the HR-1 District is twenty-seven feet (27'). The
Planning Commission may require a reduction in Building Height for all, or portions, of a
proposed Structure to minimize its visual mass and/or to mitigate differences in scale
between a proposed Structure and existing residential Structures. No unmitigated
impacts.

The proposed new construction meets the twenty-seven feet (27°) maximum building
height requirement measured from existing grade at the highest point. The height of the
new addition is approximately 25.4 feet above existing grade, and the remainder of the
addition becomes buried in the hillside as the grade steps uphill towards the rear of the
lot. The roof has been designed to allow for a side-gable facing the street front,
consistent with adjacent structures. As designed the house is compatible in mass and
scale with houses in the surrounding neighborhood,

Process

Approval of this application constitutes Final Action that may be appealed to the City
Council following appeal procedures found in LMC § 15-1-18. The applicant has
submitted a Historic District Design Review (HDDR) application. The Historic District
Design Review (HDDR) application for the proposed renovation of the historic house
and construction of the new addition was approved on May 23, 2017, with Conditions of
Approval that required the plat amendment to be recorded and Planning Commission
approval of the Steep Slope CUP prior to issuance of a building permit to construct the
addition

Department Review
This project has gone through an interdepartmental review. No additional comments
were brought up at that time.

Notice

The property was posted and notice was mailed to property owners within 300 feet on
June 28, 2017. Legal notice was also published in the Park Record in accordance with
requirements of the LMC on June 24, 2017.
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Public Input
No input has been received regarding the Steep Slope CUP.

Alternatives
e The Planning Commission may approve the Conditional Use Permit for 243 Daly
Avenue as conditioned or amended, or
e The Planning Commission may deny the Conditional Use Permit and provide
staff with Findings for this decision, or
e The Planning Commission may request specific additional information and may
continue the discussion to a date uncertain.

Significant Impacts

As conditioned, there are no significant fiscal or environmental impacts from this
application. The lot is an existing platted, developed residential lot that contains an
existing historic house and landscaping consisting of native grasses and shrubs, as well
as several large evergreen trees.

Consequences of not taking the Suggested Recommendation
The construction as proposed could not occur and the applicant would have to revise
the plans.

Recommendation

Staff recommends the Planning Commission review the application for a Steep Slope
Conditional Use Permit at 243 Daly Avenue and conduct a public hearing. Staff has
prepared findings of fact, conclusions of law, and conditions of approval for the
Commission’s consideration.

Findings of Fact:

1. The property is located at 243 Daly Avenue.

2. The Park City Council approved the 243 Daly Avenue Subdivision at this location on
June 9, 2017. The final Mylar has not yet been recorded.

3. A Historic District Design Review (HDDR) application was approved on May 23,
2017. The HDDR approval included a Condition of Approval that required the
Planning Commission to approve the Steep Slope Conditional Use Permit (CUP)
prior to issuance of a building permit to construct the addition.

4. The property is located within the Historic Residential (HR-1) District and meets the

purpose of the zone. There is an existing historic home on the property.

A single family dwelling is an allowed use in the HR-1 District.

Following recording of the plat amendment, the lot will contain 5,552.93 square feet.

This is an uphill lot with an average slope of approximately 54%. The greatest slope

on the property occurs in the center of the property, where the slope can reach up to

126%.

7. Access to the property is from Daly Avenue, a public street.

8. Two (2) parking spaces are proposed on site in a paved driveway adjacent to Daly
Avenue.

9. The neighborhood is characterized by a mix of historic and non-historic residential
structures, single family homes, and duplexes. The streetscape is dominated by

o o
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garages, parking pads, and pedestrian entryways. The homes are a mix of one- to
two-story residential developments, with a few three- to four-story houses directly
across the street from 243 Daly Avenue.

10.The proposal will create a single family dwelling of approximately 2,114 square feet,
including the existing basement area.

11.An overall building footprint of 1,164.82 square feet is proposed, including the
addition. The maximum allowed footprint for this lot is 2,032.26 square feet.

12.The proposed addition complies with the front and rear yard setbacks. The
minimum front and rear yard setbacks are 15 feet, for a total of 30 feet; the applicant
is proposing a 31 foot front yard and 49 foot rear yard setback, for a total of 80 feet.

13.The proposed addition complies with the side yard setbacks. The minimum side yard
setbacks are 5 feet, for a total of 18 feet. The historic house has a 5 foot side yard
setback on the north and 2 foot setback on the south, for a total of 7 feet.

14.Per LMC 15-2.2-4 Historic Structures that do not comply with Building Footprint,
Building Height, Building Setbacks, Off-Street parking, and driveway location
standards are valid Complying Structures.

15.The proposed addition complies with the twenty-seven feet (27’) maximum building
height requirement measured from existing grade. Portions of the house are less
than twenty seven feet (27’) in height.

16.The proposed addition has an interior height of 27.8 feet, below the required interior
height of 35 feet.

17.The proposed development is located on the lot in a manner that reduces the visual
and environmental impacts of the structure. The majority of the mass and bulk of
the building will be below grade, so that only a one- to two-story addition will appear
above grade on the hillside. The addition will be further shielded by the historic
house.

18.The applicant submitted a visual analysis, cross valley views, and a streetscape
showing a contextual analysis of visual impacts of this house on the cross canyon
views and the Daly Avenue streetscape. The proposed house is compatible with the
surrounding structures as the majority of the mass and bulk of the house will be
buried underground based on this analysis. The addition is limited to one- to two-
stories in height above grade, consistent with neighboring development along Daly
Avenue.

19. Access points and driveways have been designed to minimize grading of the natural
topography and reduce the overall building scale. The applicant proposes to pave
the existing gravel parking pad and patio area in the front of the lot. No change to
the grade of the existing parking pad is proposed.

20.1In the rear yard, the slope increases dramatically to form the wall of the canyon. The
project has incorporated terracing to regain Natural Grade by creating a series of
terraced garden beds connected by landscaped stairs. The stairs are no more than
30 inches above grade. Final grade will be changed no more than 4 feet from
Existing Grade to create the terraces, and the proposed retaining walls will measure
no more than 6 feet in height.

21.Buildings, access, and infrastructure are located to minimize cut and fill that would
alter the perceived natural topography of the Site. The new development has been
located in such a way as to minimize cut and fill. As proposed, the design steps with
the existing grade and is compatible with the neighborhood. The majority of the bulk
and mass of the new addition will be concealed below grade. The areas above
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grade will appear to be one- to two-stories in height, which is compatible with the
existing house and neighborhood.

22.The building mass is oriented with the lot’s existing contours. The proposed
development steps with the grade and is broken into a series of individual smaller
components that are compatible with the historic house and the district. The building
maintains a low profile as it steps with the existing contours and much of its bulk and
mass is concealed below grade. The proposal is consistent with the Design
Guidelines for Historic Districts and Historic Sites.

23.The applicant has incorporated setback variations to prevent a wall effect and
reduce the building scale and setbacks on adjacent structures.

24. The proposed design is articulated and broken into compatible massing
components. The design includes setback variations and lower building heights for
portions of the structure. The design minimizes the visual mass and mitigates the
differences in scale between the proposed house and surrounding structures.

25.No lighting has been proposed at this time. Lighting will be reviewed at the time of
the Building Permit application for compliance with the LMC lighting code standards
and Design Guidelines.

26.0n May 17, 2017, the Planning Department received an application for a Steep
Slope Conditional Use Permit (CUP); the application was deemed complete on June
5, 2017.

27.The property was posted and notice was mailed to property owners within 300 feet
on June 28, 2017. Legal notice was also published in the Park Record in
accordance with requirements of the LMC on June 24, 2017.

28.The property is located outside of the Soils Ordinance.

29.The findings in the Analysis section of this report are incorporated herein.

30.The property is located in a FEMA Flood Zone A.

Conclusions of Law

1. The CUP, as conditioned, is consistent with the Park City Land Management Code,
specifically section 15-2.2-6(B).

2. The Use is consistent with the Park City General Plan, as amended.

3. The effects of any differences in use or scale have been mitigated through careful
planning.

Conditions of Approval

1. All Standard Project Conditions shall apply.

2. City approval of a construction mitigation plan is a condition precedent to the
issuance of any building permits. The CMP shall include language regarding the
method of protecting adjacent structures.

3. City Engineer review and approval of all lot grading, utility installations, public
improvements and drainage plans for compliance with City standards is a condition
precedent to building permit issuance.

4. No building permit for construction of the new addition shall be issued until the 243
Daly Avenue Subdivision plat is recorded.

5. This approval will expire on July 12, 2018, if a building permit has not been issued
by the building department before the expiration date, unless an extension of this
approval has been requested in writing prior to the expiration date and is granted by
the Planning Director.
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6. Plans submitted for a Building Permit must substantially comply with the plans
reviewed and approved by the Planning Commission on July 12, 2017, and the Final
HDDR Design.

7. All retaining walls within any of the setback areas shall not exceed more than six feet
(6’) in height measured from final grade unless an exception is granted by the City
Engineer per the LMC, Chapter 4.

8. Modified 13-D residential fire sprinklers are required for all new construction on this
lot.

9. All exterior lighting, on porches, decks, garage doors, entryways, etc. shall be
shielded to prevent glare onto adjacent property and public rights-of-way and shall
be subdued in nature. Light trespass into the night sky is prohibited. Final lighting
details will be reviewed by the Planning Staff prior to installation.

10. Construction waste should be diverted from the landfill and recycled when
possible.

11.To the extent possible, existing Significant Vegetation shall be maintained on Site
and protected during construction. When approved by the Planning Department in
writing to be removed, the Significant Vegetation shall be replaced with equivalent
landscaping in type and size. Multiple trees equivalent in caliper to the size of the
removed Significant Vegetation may be considered instead of replacement in kind
and size.

12. All excavation work to construct the foundation of the new addition shall start on or
after April 15" and be completed on or prior to October 15™. The Planning Director
may make a written determination to extend this period up to 30 additional days if,
after consultation with the Historic Preservation Planner, Chief Building Official, and
City Engineer, determines that it is necessary based upon the need to immediately
stabilize an existing Historic property, or specific site conditions such as access, or
lack thereof, exist, or in an effort to reduce impacts on adjacent properties.

13.The property is located outside the Park City Landscaping and Maintenance of Soil
Cover Ordinance (Soils Ordinance) and therefore not regulated by the City for mine
related impacts. If the property owner does encounter mine waste or mine waste
impacted soils they must handle the material in accordance to State and Federal
law.

Exhibits

Exhibit A- Existing Conditions Survey

Exhibit B- Plans (existing conditions, site plan, elevations, floor plans)
Exhibit C- Visual Analysis/Streetscape
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UPPER LEVEL AREA PLAN
1/8" = 10"

SCALE:
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MAIN LEVEL AREA PLAN
1/8" = 1-0"

SCALE:
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DECK - COORDINATE
WITH CIVIL FOR

CONNECTION TO TRAIL

01 @)

UPPER LEVEL FLOOR PLAN

0"

1/4" =1

SCALE:
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MAIN LEVEL FLOOR PLAN
1/4" =1

SCALE:
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EXISTING LINE OF GRADE

RETAINING WALLS AND PLANTERS

0"

RETAINING WALL SECTION
1/8"=1

SCALE:

®

0

1/8" =1

STREETSCAPE
SCALE:

@

REMODEL PARTIALLY OBSCURED BY ADJACENT HOME

SMALLER IN SCALE THAN UPHILL HOME

VIEW UP DALY AVE

REMODEL ALMOST COMPLETELY OBSCURED BY ADJACENT HOME

VIEW DOWN DALY AVE
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Typewritten Text
Exhibit C


	1003 Woodside Avenue - Memo

	HRC and HCB Zoning Districts - Continuation

	1333 Park Avenue, 1353Park Avenue, and 1364 Woodside Avenue - Continuation

	1354 Woodside Avenue - 1364 Woodside Avenue - Continuation

	1333 Park Avenue, 1353 Park Avenue, and 1364 WoodsideAvenue - Staff Report

	1333 Park Avenue, 1353 Park Avenue, and 1364 WoodsideAvenue - Exhibits

	Treasure CUP - Staff Report

	Treasure CUP - Exhibits

	4001 Kearns Blvd - Staff Report

	4001 Kearns Blvd - Exhibits

	632 Deer Valley Loop - Staff Report

	632 Deer Valley Loop - Exhibits

	243 Daly Avenue - Staff Report

	243 Daly Avenue - Exhibits




