(PARK CITY

PLANNING DEPARTMENT ADMINISTRATIVE PUBLIC HEARING
SUMMIT COUNTY, UTAH
June 27, 2024

The Planning Department of Park City, Utah, will hold a Public Hearing in person at the Marsac
Municipal Building, Planning Department Conference Room, at 445 Marsac Avenue, Park City,
Utah 84060. Meetings will also be available online and may have options to listen, watch, or
participate virtually.

1. REGULAR AGENDA - 12:00PM

1.A. 2960 Arabian Drive — Administrative Permit — The Applicant Proposes
Construction of a Detached Accessory Apartment in the Single-Family Zoning
District. PL-19-04182
(A) Public Hearing; (B) Action

1.B. Parcel PCA-S-98-SD-1-A — Administrative Conditional Use Permit — The
Applicant Proposes Retaining Walls Greater than Six Feet In The Residential
Development Zoning District. PL-24-06144.

(A) Public Hearing; (B) Action

1.C. 30 Nakoma Terrace — Administrative Conditional Use Permit — The Applicant
Proposes to Construct Retaining Walls in Two Locations Greater than Six Feet in
the Residential Development District and Sensitive Land Overlay. PL-24-06145
(A) Public Hearing; (B) Action

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations
during the meeting should notify the Planning Department at 435-615-5060 or
planning@parkcity.org at least 24 hours prior to the meeting.

*Parking is available at no charge for meeting attendees who park in the China Bridge
parking structure.
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Planning Department

Staff Report m
Subject: 2960 Arabian Drive

Application: PL-24-04182 '881
Author: Planning Team L

Date: June 27, 2024

Type of Item: Administrative Permit — Accessory Apartment

Recommendation

(I) Review the Administrative Permit for an Accessory Apartment, (II) conduct a public
hearing, and (lll) consider approving the Administrative Permit based on the Findings of
Fact, Conclusions of Law, and Conditions of Approval outlined in the draft Final Action
Letter (Exhibit A).

Description

Applicant: Mike Wong

Location: 2960 Arabian Drive

Zoning District: Single-Family

Adjacent Land Uses: Residential

Reason for Review: Land Management Code Section 15-4-7(B) requires an
Administrative Permit for an Accessory Apartment with Planning
Department review and approval.

LMC Land Management Code

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

Background
2960 Arabian Drive in the Park Meadows neighborhood and is Lot 22 of the Park

Meadows Subdivision No. 3, recorded with Summit County in 1977 (Parcel No. PKM-3-
22) (Exhibit B). According to the Summit County Assessor webpage, the Single-Family
Dwelling at 2960 Arabian Drive was constructed in 1979. The Applicant proposes
constructing a detached Accessory Apartment in the rear yard. LMC Section 15-15-1
defines an Accessory Apartment as a self-contained apartment with cooking, sleeping,
and sanitary facilities, created by adding onto or within a detached Single-Family
Dwelling or detached garage. Accessory Apartments do not increase the residential Unit
Equivalent of the property and are an Accessory Use to the primary dwelling.
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Figure 1: 2960 Arabian Drive Image from Google Maps

Analysis
(I) The proposal to construct an Accessory Apartment, as conditioned, complies
with the Single-Family Zoning District requirements.

LMC Section 15-2.11-2(A)(4) Single-Family Zoning District Uses establishes Accessory
Apartments as an allowed use, subject to Administrative Permit approval and
compliance with LMC Section 15-4-7 Accessory Apartments.

LMC Section 15-2.11-3 Single-Family Zoning District Lot and Site Requirements
establishes the following:

Requirement Analysis of Proposal

Front Setback - 20 feet The proposed Accessory Apartment is set behind the
existing Single-Family Dwelling and complies with the
minimum 20-foot Front Setback.

Rear Setback — 15 feet Condition of Approval 1 requires the Applicant to submit
an updated survey confirming the Accessory Apartment
will be set back at least 15 feet from the rear property line.

Page 3 of 54


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.11-2_Uses
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-7_Accessory_Apartments
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.11-3_Lot_And_Site_Requirements

Side Setback — 12 feet The Accessory Apartment is proposed to be set back 13
feet from the side property line. Condition of Approval 2
requires the Applicant to submit an updated survey
confirming the Accessory Apartment will be set back at
least 13 feet from the side property line.

LMC Section 15-2.11-4 Single-Family Zoning District Building Height establishes the
following:

Requirement Analysis of Proposal

18 feet from Existing Grade Condition of Approval 3 requires the Applicant to submit a
roof over topography showing existing grade and
compliance with height prior to Building Permit submittal.

LMC Section 15-2.11-5 Single-Family Zoning District Architectural Review requires
projects to comply with LMC Chapter 15-5 Architectural Review:

Requirement Analysis of Proposal

Outdoor Lighting The Dark Sky Code requires outdoor lighting to be Fully
Shielded, down directed, with bulbs 3,000 degrees Kelvin
or less. Condition of Approval 4 requires outdoor lighting
for the property to be brought into compliance with the
Dark Sky Code (LMC Section 15-5-5(J)). For more
information, please visit the City’s Dark Sky webpage.

Water Wise Landscaping Condition of Approval 5 requires modifications to
landscaping to comply with the water wise requirements
outlined in LMC Section 15-5-5(N)). For more information,
please visit the City’s Water Wise Landscaping webpage.

(Il) The Accessory Apartment, as conditioned, complies with the requirements of
Land Management Code Section 15-4-7.

LMC Section 15-4-7 establishes the following requirements for Accessory Apartments:

Requirement Analysis of Proposal

Accessory Apartments shall be | The Single-Family Dwelling is 3,900 square feet. The
no more than 1/3 of the Single- | proposed Accessory Apartment is 1,008 square feet.
Family Dwelling and are limited | Condition of Approval 9 requires the Applicant reduce the

3

Page 4 of 54


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.11-4_Building_Height
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.11-5_Architectural_Review
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-5-5_Architectural_Design_Guidelines*
https://engageparkcity.org/dark-sky
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-5-5_Architectural_Design_Guidelines*
https://www.parkcity.org/departments/planning/code-amendments/water-wise-landscaping-resources/-fsiteid-1
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-7_Accessory_Apartments

to a maximum floor area of
1,000 square feet.

floor area to 1,000 square feet prior to building permit
submittal

Accessory Apartments shall
have no more than two
bedrooms.

The Accessory Apartment has two bedrooms.

Parking — one space per
bedroom must be provided in
addition to the existing
requirement for the primary
residence.

LMC Section 15-3-6(A) requires two parking spaces for a
Single-Family Dwelling and two additional parking spaces
for the Accessory Apartment. The Single-Family Dwelling
at 2960 Arabian Drive has a three-car garage, satisfying
three required parking spaces.

For the required fourth parking space, LMC Section 15-4-
7(A)(2) allows for one parking space for an Accessory
Apartment to be provided in tandem if the existing
driveway length equals or exceeds 25 feet as measured
from the property line. The Applicant shall confirm the
driveway meets this requirement through the updated
survey. If the driveway does not meet this requirement,
the Applicant shall install a code-compliant parking pad
for one parking space in a location to be approved by the
Planning Department (Condition of Approval 6).

Deed Restriction

Condition of Approval 7 requires Deed Restriction
outlining the limitations of the Accessory Apartment to be
recorded with the Summit County Recorder prior to
issuance of a building permit.

Nightly Rentals — Prohibited.

The Deed Restriction shall prohibit Nightly Rentals of the
Accessory Apartment. The minimum rental term for the
Accessory Apartment is 90 days (Condition of Approval
8).

Homeowner Association
Notification

LMC Section 15-4-7(A)(7) requires notification of the
proposed Accessory Apartment to homeowner
associations registered with the Park City Building
Department pursuant to LMC Section 15-1-12(F). 2960
Arabian Drive is not part of a homeowner association.

(111) The Development Review Committee reviewed the proposal on June 18,

2024."1

" The Development Review Committee meets the first and third Tuesday of each month to review and
provide comments on Planning Applications, including review by the Building Department, Engineering

Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire

District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD).

4

Page 5 of 54


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-3-6_Parking_Ratio_Requirements_For_Specific_Land_Use_Categories
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-7_Accessory_Apartments
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-7_Accessory_Apartments
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-7_Accessory_Apartments
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-12_Notice

Required Conditions of Approval are outlined in the draft Final Action Letter.

Condition of Approval 10 requires that the Accessory Apartment be set back at least 10’
from the rear property line to reflect a Public Utility Easement along the rear portion of
the property.

Condition of Approval 11 requires that the Applicant coordinate with the Water
Department regarding the water lateral requirements prior to construction.

Department Review
The Planning Department reviewed this report.

Notice
Staff published notice on the City’s website and posted notice to the property on June 7,
2024. Staff mailed courtesy notice to adjacent property owners on June 10, 2024.2

Public Input
Staff did not receive any public input at the time this report was published.

Alternatives
e The Planning Director may approve the Administrative Permit.
e The Planning Director may deny the Administrative Permit and direct staff to
make Findings for the denial.
e The Planning Director may request additional information and continue the
discussion to a date certain.

Exhibits

Exhibit A: Draft Final Action Letter

Exhibit B: Park Meadows Subdivision No. 3
Exhibit C: Proposed Plans

2LMC § 15-1-21
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PARK CITY |

Planning Department

June 27, 2024

Mike Wong

2960 Arabian Drive
Park City, Utah 84060

NOTICE OF PLANNING DEPARTMENT ACTION

Description

Address: 2960 Arabian Drive

Zoning District: Single-Family

Application: Administrative Permit

Project Number: PL-24-04182

Action: APPROVED WITH CONDITIONS (See Below)

Date of Final Action: June 27, 2024

Project Summary: The Applicant proposes construction of a detached Accessory

Apartment.

Action Taken

On June 27, 2024, the Planning Director conducted a public hearing and approved the
Administrative Permit for an Accessory Apartment according to the following findings of
fact, conclusions of law, and conditions of approval:

Findings of Fact
1. 2960 Arabian Drive in the Park Meadows neighborhood and is Lot 22 of the Park

Meadows Subdivision No. 3, recorded with Summit County in 1977 (Parcel No.
PKM-3-22).

2. According to the Summit County Assessor webpage, the Single-Family Dwelling
at 2960 Arabian Drive was constructed in 1979.

3. The Applicant proposes constructing a detached Accessory Apartment in the rear
yard.

4. LMC Section 15-15-1 defines an Accessory Apartment as a self-contained
apartment with cooking, sleeping, and sanitary facilities, created by adding onto
or within a detached Single-Family Dwelling or detached garage.
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Planning Department

5. Accessory Apartments do not increase the residential Unit Equivalent of the
property and are an Accessory Use to the primary dwelling.

6. LMC Section 15-2.11-2(A)(4) Single-Family Zoning District Uses establishes
Accessory Apartments as an allowed use, subject to Administrative Permit
approval and compliance with LMC Section 15-4-7 Accessory Apartments.

7. LMC Section 15-2.11-3 Single-Family Zoning District Lot and Site Requirements
establishes the following:

Requirement Analysis of Proposal

Front Setback - 20 feet The proposed Accessory Apartment is set behind the
existing Single-Family Dwelling and complies with
the minimum 20-foot Front Setback.

Rear Setback — 15 feet Condition of Approval 1 requires the Applicant to
submit an updated survey confirming the Accessory
Apartment will be set back at least 15 feet from the
rear property line.

Side Setback — 12 feet The Accessory Apartment is proposed to be set back
13 feet from the side property line. Condition of
Approval 2 requires the Applicant to submit an
updated survey confirming the Accessory Apartment
will be set back at least 13 feet from the side
property line

8. LMC Section 15-2.11-4 Single-Family Zoning District Building Height establishes
the following:

Requirement Analysis of Proposal

18 feet from Existing Grade Condition of Approval 3 requires the Applicant to
submit a roof over topography showing existing
grade and compliance with height prior to Building
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Planning Department

Permit submittal.

9. LMC Section 15-2.11-5 Single-Family Zoning District Architectural Review
requires projects to comply with LMC Chapter 15-5 Architectural Review:

Requirement

Analysis of Proposal

Outdoor Lighting

The Dark Sky Code requires outdoor lighting to be
Fully Shielded, down directed, with bulbs 3,000
degrees Kelvin or less. Condition of Approval 4
requires outdoor lighting for the property to be
brought into compliance with the Dark Sky Code
(LMC Section 15-5-5(J)).

Water Wise Landscaping

Condition of Approval 5 requires modifications to
landscaping to comply with the water wise
requirements outlined in LMC Section 15-5-5(N)).

10.LMC Section 15-4-7 establishes the following requirements for Accessory Apartments:

Requirement

Analysis of Proposal

Accessory Apartments shall
be no more than 1/3 of the
Single-Family Dwelling and
are limited to a maximum
floor area of 1,000 square
feet.

The Single-Family Dwelling is 3,900 square feet. The
proposed Accessory Apartment floor area is 1,008
square feet.

Condition of Approval 9 requires the Applicant
reduce the proposed floor area to less than 1,000
square feet prior to building permit submittal.

Accessory Apartments shall
have no more than two

The Accessory Apartment has two bedrooms.
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Planning Department

bedrooms.

Parking — one space per
bedroom must be provided in
addition to the existing
requirement for the primary
residence.

LMC Section 15-3-6(A) requires two parking spaces
for a Single-Family Dwelling and two additional
parking spaces for the Accessory Apartment. The
Single-Family Dwelling at 2960 Arabian Drive has a
three-car garage, satisfying three required parking
spaces.

For the required fourth parking space, LMC Section
15-4-7(A)(2) allows for one parking space for an
Accessory Apartment to be provided in tandem if the
existing driveway length equals or exceeds 25 feet
as measured from the property line. The Applicant
shall confirm the driveway meets this requirement
through the updated survey. If the driveway does not
meet this requirement, the Applicant shall install a
code-compliant parking pad for one parking space in
a location to be approved by the Planning
Department (Condition of Approval 6).

Deed Restriction

Condition of Approval 7 requires Deed Restriction
outlining the limitations of the Accessory Apartment
to be recorded with the Summit County Recorder
prior to issuance of a building permit.

Nightly Rentals — Prohibited.

The Deed Restriction shall prohibit Nightly Rentals of
the Accessory Apartment. The minimum rental term
for the Accessory Apartment is 90 days (Condition of
Approval 8).

Homeowner Association
Notification

LMC Section 15-4-7(A)(7) requires notification of the
proposed Accessory Apartment to homeowner
associations registered with the Park City Building
Department pursuant to LMC Section 15-1-12(F).
2960 Arabian Drive is not part of a homeowner
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Planning Department

association.

11.The Development Review Committee evaluated the proposed Accessory
Apartment on June 18, 2024.

Conclusions of Law
1. The Accessory Apartment, as conditioned, complies with LMC Chapter 15-11
Single-Family Zoning District.
2. The Accessory Apartment, as conditioned, complies with LMC Section 15-4-7
Accessory Apartments.

Conditions of Approval
1. The Applicant shall submit an updated survey confirming the Accessory

Apartment will be set back at least 15 feet from the rear property line prior to
building permit submittal.

2. The Applicant shall submit an updated survey confirming the Accessory
Apartment is set back at least 13 feet from the side property line prior to building
permit submittal.

3. The Applicant shall submit a roof over topography showing existing grade and
compliance with height requirements prior to building permit submittal.

4. All outdoor lighting for the property shall be brought into compliance with the dark
sky code outlined in LMC Section 15-5-5(J). All outdoor lighting must be fully
shielded, down-directed, with bulbs 3,000 degrees Kelvin or less.

5. Modifications to landscaping shall comply with the water wise requirements
outlined in LMC Section 15-5-5(N).

6. The Applicant shall confirm the driveway to the property line is at least 25 feet in
length. If the driveway is not, the Applicant shall install a code-compliant parking
pad for one parking space in a location to be approved by the Planning
Department.

7. Prior to building permit issuance, the Applicant shall record with Summit County
a Deed Restriction that meets the requirements of LMC Section 15-4-7 in a form
approved by the City Attorney’s Office.

8. Nightly Rental of the Accessory Apartment is prohibited. The Accessory
Apartment shall be rented for no term less than 90 days.

9. The Applicant shall reduce the proposed floor area of the Accessory Apartment
to less than 1,000 square feet in compliance with LMC Section 15-4-7 prior to
building permit submittal
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Planning Department

10. The Accessory Apartment shall be set back at least 10 feet from the rear
property line to reflect the Public Utility Easement along the rear property line.

11.The Applicant shall coordinate with the Water Department regarding the water
lateral requirements prior to construction.

If you have questions or concerns regarding this Final Action Letter, please call 435-
615-5060 or email planning@parkcity.org.

Sincerely,

Rebecca Ward, Planning Director
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Planning Department

Staff Report m
Subject: Parcel: PCA-S-98-SD-1A

Application: PL-24-06144 '
Author: Virgil Lund, Planner | 1884
Date: June 27, 2024

Type of Item: Administrative Conditional Use Permit

Recommendation

(I) Review the proposed retaining walls at the Mid-Mountain Trailhead (II) conduct a
public hearing, and (lll) consider approving the Administrative Conditional Use Permit
(ACUP) based on the Findings of Fact, Conclusions of Law, and Conditions of Approval
outlined in the Draft Final Action Letter (Exhibit A).

Description
Applicant: Sommet Blanc, LLC; Applicant Representative: Douglas
Ogilvy
Location: Parcel: PCA-S-98-SD-1A
Zoning District: Residential Development
Adjacent Land Uses: Multi-Family, Recreation Open Space
Reason for Review: Retaining walls greater than six feet in height from Final
Grade require an ACUP in the Residential Development
Zoning District.!
ACUP Administrative Conditional Use Permit
LMC Land Management Code
MPD Master Planned Development
RD Residential Development

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

Summary
The Applicant proposes an ACUP for a retaining wall greater than six feet in height from

Final Grade as part of the Mid-Mountain Trailhead improvements. (Exhibit B).

Background
The Mid-Mountain Trailhead and Parking Area has been an unofficial Parking Area for

many years and is popular for recreational users in the Summer and Winter months.

"LMC § 15.2-13.2(B)
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Analysis
See Final Action Letter for Analysis.

The Development Review Committee reviewed the proposal on June 4, 2024 and
requires Conditions of Approval.2

The Engineering Department requires the Applicant to provide detailed engineered
plans and a geotechnical report for the proposed retaining walls and Parking Area
improvements at building permit submittal (Condition of Approval 3).

Department Review
The Planning Department reviewed this report.

Notice

Staff published notice on the City’s website and the Utah Public Notice website and
posted notice to the property on June 12, 2024. Staff mailed courtesy notice to adjacent
property owners on June 12, 2024.3

Public Input
Staff did not receive any public input at the time this report was published.

2 The Development Review Committee meets the first and third Tuesday of each month to review and
provide comments on Planning Applications, including review by the Building Department, Engineering
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD).

3LMC § 15-1-21

Page 17 of 54


https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-21_Notice_Matrix

Alternatives

e The Planning Director may approve the ACUP for retaining walls greater than six
feet;

e The Planning Director may deny the ACUP for retaining walls greater than six
feet and direct staff to make Findings for the denial; or

e The Planning Director may request additional information and continue the
discussion to a date certain.

Exhibits

Exhibit A: Draft Final Action Letter
Exhibit B: Proposed Plans

Exhibit C: Trailhead Kiosk Sign
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June 27, 2024

Douglas Ogilvy
Parcel: PCA-S-98-SD-1A

CC: Sommet Blanc, LLC

NOTICE OF PLANNING DIRECTOR ACTION

Description

Address: Parcel: PCA-S-98-SD-1A

Zoning District: Residential Development

Application: Administrative Conditional Use Permit

Project Number: PL-24-06144

Action: APPROVED WITH CONDITIONS (See Below)

Date of Final Action: June 27, 2024

Project Summary: The Applicant Proposes retaining walls greater than six feet at
the Mid-Mountain Trailhead.

Action Taken

On June 27, 2024, the Planning Director conducted a public hearing and approved the
retaining walls greater than six feet according to the following findings of fact,
conclusions of law, and conditions of approval.

Findings of Fact

1. The Applicant proposes a retaining wall greater than six feet at the Mid Mountain
Trailhead.

2. The Mid-Mountain Trailhead and Parking Area has been an unofficial Parking
Area for many years and is popular for recreational users in the Summer and
Winter months.

3. The proposal complies with the RD Zoning District requirements found in LMC
Chapter 15-2.13

a. Front Setback

Page 19 of 54



PARK CITY)

1884

Planning Department

i. The proposed retaining wall is less than four feet in the Front
Setback.
b. Side Setback
i. The proposed retaining wall is greater than 12 feet from any side
property line.
c. Rear Setback
i. The proposed retaining wall is greater than 15 feet from the rear
property line.
d. Vegetation Protection
i. The Applicant proposes to remove seven trees with a diameter of
6” inches or greater.

ii. LMC § 15-5-5(N)(4)(i)(2) establishes exceptions where the Forestry
Board and Planning Director may approve the removal of
Significant Vegetation “if upon their review it is found that
equivalent replacement is impossible, would be detrimental to the
site’s existing and/or proposed vegetation, or violates Chapter 11-
21 Utah Wildland-Urban Interface Code.”

iii. On June 6, 2024, the Forestry Board reviewed the proposal and
determined the replacement of Significant Vegetation would be
detrimental to the site’s existing vegetation and approved the
removal of seven trees with a diameter of 6” inches or greater.

4. The proposal, as conditioned, complies with LMC § 15-4-2 Fences and Retaining
Walls
i. Fences and retaining walls shall not exceed six feet (6°) in height
measured from Final Grade within any required Rear Setback or
Side Setback. Within any required Front Setback or Street Side
Setback, Fences and retaining walls shall not exceed four feet (4’)
in height, measured from Final Grade.

ii. The proposed retaining wall will not exceed four feet in height within
any Front Setback and is not located within any Side or Rear
Setback.

5. The proposal, as conditioned, complies with the Conditional Use Permit criteria
outlined in LMC § 15-1-10(E).
a. Size and Location of Site
i. The proposed retaining wall will help stabilize the existing Parking
Area and slope and is located within property lines.
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. Traffic Capacity
i. No mitigation required.
. Utility Capacity
i. The Development Review Committee reviewed the proposal on
June 4, 2024, and confirmed the proposal conforms with their
requirements.
. Emergency Vehicle Access
i. The Park City Fire District reviewed the proposal on June 4, 2024,
and confirmed the proposal conforms with their requirements.
. Off-Street Parking
i. The proposed Parking Area improvements will increase the amount
of Off-street parking for recreation uses from 15 Parking Spaces to
29.
Internal Vehicular and Pedestrian Circulation System
i. The proposed Parking Area improvements will help increase
pedestrian and vehicle safety at the Mid Mountain Trailhead.
. Fencing, Screening, and Landscaping
i. The Applicant proposes retaining walls greater than six feet along
the hillside to stabilize the slope surrounding the Parking Area. The
maximum height that the retaining walls will reach is 12 feet from
Final Grade and will span the length of the Parking Area,
approximately 288 feet across. The proposed retaining wall will be
constructed of rocks.

. Structure Mass, Bulk, and Orientation

i. The total square footage for the proposed Parking Area
improvements will be approximately 18,000 square feet. Vegetation
must be protected during development activity, and disturbed areas
must be replaced to existing or improved conditions.

Useable Open Space

i. The proposed Parking Area improvements will increase the

accessibility to Open Space for the community.
Signs and Lighting

i. Municipal Code of Park City § 12-8-1 lists exceptions from the Sign
Code requirements: “Signs located inside open-air recreational
facilities that are not oriented to public streets, such as signs in ski
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resorts, skateboard parks, and golf courses, are exempt from the
requirements of this Title.”

ii. The Applicant proposes a trailhead kiosk sign that is four feet wide
by four feet tall and approximately eight feet tall and is not oriented
to Marsac Avenue, similar to other kiosk signs at Park City
trailneads.

iii. There will be six signs, approximately seven square feet each,
oriented towards Marsac Avenue.

iv. The Sign Code states the following in § 12-8-1(A): “CITY SIGNS.
Signs erected by or at the direction of the Park City Municipal
Corporation are exempt from the requirements of this Title.”

v. The Trails and Open Space and Engineering Department requires
the Applicant to install entrance and exit signs, trail crossing
warning signs, a stop sign at the Parking Area exit, and trail stop
signs for trail users.

. Physical Design and Compatibility with Surrounding Structures
i. The Applicant proposes retaining walls greater than six feet along

the hillside to stabilize the slope surrounding the Parking Area. The
maximum height that the retaining walls will reach is 12 feet from
Final Grade and will span the length of the Parking Area,
approximately 288 feet across. The proposed retaining wall will be
constructed of rocks.

Noise, Vibration, Odors, Steam, or Other Mechanical Structures
i. The applicant proposes installing a 110-square-foot singular pit

toilet on the east side of the Parking Area, to be maintained by the
Trails and Open Space Department.

. Control of Delivery and Service Vehicles; Loading and Unloading;

Screening of Trash and Recycling Pickup Areas
i. Atrash can is proposed to be installed on the east side of the

Trailhead, and will be screened with existing vegetation.
. Expected Ownership
i. Parcel PCA-S-98-SD-1A is owned by REDUS LLC and has signed
off on this application. The Applicant has obtained approval by
UDOT for the proposed work adjacent to the Marsac Avenue Right
of Way.
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o. Environmentally Sensitive Lands, Physical Hazards, Historic Mining
Waste, Park City Soils Ordinance, or Steep Slopes

i. The proposed Parking Area improvement plans were evaluated and
presented as part of the Sommet Blanc MPD/CUP Approval. The
Planning Commission reviewed the proposed location and plans for
the Mid-Mountain Trailhead improvements attached as Exhibit X to
the March 9, 2022, Planning Commission packet.

ii. Staff determined at that time “The MPD Conclusion of Law #10
notes that the Flagstaff Annexation was not included in the
Sensitive Lands Overlay. The MPD does not assert why this is, but
it may be because at the time of annexation, the City and Applicant
strategically chose specific development pods and donated the
other acreage to preservation. Fourteen (14) technical reports were
required and submitted with the annexation agreement that covered
detailed reports of the area including a mine soil mitigation plan,
open space management plan, a trails master plan, historic
preservation, and wildlife management plan (amongst others).
Again, these plans were utilized to suggest the least sensitive areas
for development while preserving 826 acres as Open Space. The
2004 Village at Empire Pass MPD Conclusion of Law #10 noted
“The Sensitive Lands (overlay) Zone did not specifically apply to the
Empire Pass Large-Scale MPD annexation; however, the locations
of the development pods are based on Sensitive Lands principles.”
See March 9, 2022 Planning Commission Staff Report, Minutes.

iii. The Applicant proposes retaining walls to stabilize the slope
surrounding the Parking Area. The proposed retaining walls are
appropriate for the site and necessary to stabilize the surrounding
hillside for the Parking Area improvements. Condition of Approval 3
requires the Applicant to provide engineered plans and a
geotechnical report to be reviewed by the Engineering Department
prior to Building Permit issuance.

iv. The proposed Parking Area improvements do not conflict with any
Physical Mine Hazards, and it is outside the Soils Ordinance
Boundary. No wetlands, ridgelines, stream corridors, or wildlife
habitat will be impacted.
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v. The Flagstaff technical report number 13 “Wildlife Management
Plan” does not mention the Mid-Mountain Trailhead as a Sensitive
Wildlife Area. The Open Space Management plan does not
specifically mention the Mid-Mountain Trailhead, but it could be
inferred that the “trailhead” mentioned is referring to the Mid-
Mountain Trailhead. “Deer Valley and UPK have historically
cooperated with the Utah Department of Transportation (UDOT) in
providing a base parking area and snowmobile route through the
Deer Valley ski area for use by property owners in Wasatch County
in accessing cabins and/or lots outside the boundaries of Deer
Valley ski resort. This route is the same as that referred to under
the commercial snowmobile operations section, above. While the
parking area and trailhead will ultimately be relocated, Deer Valley
and UPK will continue to work with UDOT in providing winter
access to Wasatch County landowners.”

vi. The proposal includes parallel parking stalls for vehicles with
trailers. There are no additional technical reports that mention the
Mid-Mountain Trailhead

p. General Plan

i. Goal 4 of the General Plan states: “Conserve a connected, healthy
network of open space for continued access to and respect for the
Natural Setting.” The proposed Parking Area improvements will
increase access and connectivity in Open Space areas.

ii. Goal 9 of the General Plan states: “Park City will continue to
provide unparalleled parks and recreation opportunities for
residents and visitors.” The proposed Parking Area improvements
will provide residents and visitors with improved access to
recreational opportunities.

6. Staff published notice on the City’s website and the Utah Public Notice website
and posted notice to the property on June 12, 2024.

7. Staff mailed courtesy notice to property owners within 300 feet on June 12, 2024.
The Park Record published courtesy notice on June 12, 2024.

Conclusions of Law
1. The proposal complies with the Land Management Code requirements pursuant

to Chapter 15-2.13 Residential Development Zoning District, Chapter 15-4-2
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Fences and Retaining Walls, and Section 15-1-10, Conditional Use Review
Process.

2. The Use will be compatible with 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
1. Final building plans and construction details shall reflect substantial compliance

with the final plans dated June 13, 2024, submitted to the Planning Department
and reviewed June 27, 2024, by the Planning Director.

2. The Applicant is responsible for notifying the Planning Department prior to
making any changes from the approved plans. Any changes, modifications, or
deviations from the approved scope of work shall be submitted in writing for
review and approval/denial in accordance with the applicable standards by the
Planning Director prior to construction.

3. The Applicant shall provide detailed engineered plans and a geotechnical report
for the proposed retaining walls and Parking Area improvements at building
permit submittal.

4. The Applicant shall obtain a license agreement, subject to City Attorney’s Office
approval, which ensures the City’s ability to operate, manage and maintain the
Mid-Mountain parking lot (snow removal to remain within the EPMOA) prior to
Building Permit Issuance.

5. The Mid-Mountain Trailhead parking lot shall be constructed by 10/15/24.

6. All disturbed vegetation must be replaced to existing or improved conditions and
shall comply with LMC § 15-5-5(N). Seeded areas shall have at least 80% or
more germination prior to site completion.

If you have questions or concerns regarding this Final Action Letter, please call 385-
481-2036 or email virgil.lund@parkcity.org

Sincerely,

Rebecca Ward
Planning Director

Page 25 of 54


mailto:virgil.lund@parkcity.org

(PARK CITY|

@

Planning Department

CC: Virgil Lund

Page 26 of 54



VICINITY MAP

'l-;a'lg.__
MID MOUNTAIN
TRAIL PARKING LOT

Ex

GENERAL NOTES

G—-1 ALL WORK PERFORMED SHALL BE DONE IN ACCORDANCE WITH THE FOLLOWING PLANS & SPECIFICATIONS:

PARK CITY Design Standards, Construction Specifications, and Standard Drawings, Latest Edition.

Manual of Uniform Traffic Control Devices 2003 Edition, Revision #1 November 2004, Revision #2 December 2007/.
UDOT Standard Specifications for Road and Bridge Construction, latest edition. (for improvements in the UDOT right of way)

Approved construction plans and details.

A
D
C
D. Special conditions of approval and/or permits as required and/or issued by regulatory bodies.
E.
F. Approved Traffic Control Plan.

G

Storm Water Pollution Prevention Plan. (SWPPP)

G—2 Contractor/Bidder shall obtain a copy of the specifications, at his cost. Copies of the specifications shall be kept at the job site by the contractor and be
available for the contractor, subcontractor, owner or his agent, design engineer, city engineer, and their
designated representatives and inspectors.

G—3 The Contractor shall be responsible for ground and surface water control during construction. This requirement shall include, but not be limited to the
installation of utilities, manholes, vaults, catch basins, earthwork operations, and road construction.

G—4 Prior to any excavation work, the contractor shall contact Blue Stakes for location of existing utilities. The contractor shall be responsible for determining
the location of utilities, whether shown on the plans or not, and protecting the utilities during construction. If existing utility lines conflict in location with new
construction, the contractor shall notify the engineer in order to resolve the conflict.

G—5 The contractor shall have a qualified representative to handle grade determination, drainage flow, and connections to existing features
using proper grade setting techniques such as, but not limited to, string line, rod and level, GPS, or Surveying.

G—6 All work performed shall be guaranteed by the contractor and/or his surety against all defects in materials and workmanship of whatever nature for a period
of one (1) year from the date of final acceptance of the work by the project owner.

G—7 The contractor shall be responsible for the installation and maintenance of adequate signs, traffic devices, and warning devices to inform and protect the
public during all phases of construction. The contractor shall submit to the Owner and Design Engineer for approval.

G—8 Compaction testing shall be an integral part of the project. Compaction testing shall include, but shall not be limited to earthwork, trench back—fill, base course, and
asphalt pavement. Compaction testing shall be performed by a qualified, independent testing company retained by the contractor.
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