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Summary Recommendations

Staffs recommends the Planning Commission hold a public hearing for the Echo Spur
Subdivision Plat Amendment located on Echo Spur and Rossi Hill Road 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.

Staff reports reflect the professional recommendation of the Planning Department. The
Planning Commission, as an independent body, may consider the recommendation but
should make its decisions independently.

Description

Applicant: Sean Kelleher - JGC Beach Properties, LLC

Location: Northwest corner of Echo Spur and Rossi Hill Road

Zoning: Historic Residential (HR-1)

Adjacent Land Uses: Residential

Reason for Review: Plat amendments require Planning Commission review and
City Council review and action

Proposal

The subject property is twelve (12) contiguous lots located on Echo Spur. Three (3) of
those lots have been slightly reduced due to a settlement agreement with a neighbor in
2008. The property owner requests to replat all the lots so they comply with the
minimum lot size of the District and reduce the overall density to seven (7) Lots.

Background
On March 14, 2014 the City received a completed application for the Echo Spur

Subdivision plat amendment. The property is located on Echo Spur between platted
Fourth Street (Rossi Hill Road) and platted Third Street in the Historic Residential (HR-
1) District. The plat amendment entails lots 21 — 32, Block 58 of the Park City Survey.
The proposed plat creates a total of seven (7) lots of record from the twelve (12) Old
Town lots. Three (3) of the existing twelve (12) lots, do not meet the minimum lot size
due to a 2008 property ownership dispute and settlement. The subject property is
vacant.

The applicant request to create seven (7) lots of record. It is their intention to build
seven (7) single family dwellings, one (1) on of each lot. At this time, the applicant has
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indicated that most dwellings will be 2,500 to 3,000 square feet; several will be 3,500 to
4,000 square. A building permit cannot be issued for construction across a lot line.

In 2013 the applicant submitted a Plat Amendment application to combine the subject
area and a Conditional Use Permit for a shared underground parking garage. This
concept was reviewed by the Planning Commission a couple of times in 2013. The
applicant withdrew that application and instead submitted the subject Plat Amendment
application. The former Staff Report can be found by clicking on the following link:
http://www.parkcity.org/Modules/ShowDocument.aspx?documentid=11385, page 357.

District 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

Lot and Site Requirements

The minimum lot area in the HR-1 District is 1,875 square feet for a single-family
dwelling, which is the configuration of a typical Old Town lot measuring twenty five feet
in width and seventy five feet in depth (25’ x 75’). The minimum width of a lot is twenty
five feet (25’). The maximum building footprint of any structure located on a lot is
calculated according to the formula for building footprint, illustrated in Table 15-2.2 of
the Land Management Code (LMC). The front and rear yard setbacks are determined
by the depth of each lot. The side yard setbacks are determined according to the width
of each lot.

Existing Conditions

Lots 21-25, and 29-32 (nine lots) all comply with the LMC minimum lot and site
requirements. These lots have the existing configuration of a typical Old Town Lot
(25'x75"). The maximum building footprint for a lot of this configuration is 844 square
feet.

Currently, Lots 26-28 (three lots) do not have the minimum lot area of 1,875 square feet.
These three (3) lots had the same configuration of 25 feet in width and 75 feet in depth.
However, due to a shed and wire fence encroachment located on the rear (west) portion
of these lots, the applicant deeded this area to the rear property owner in a recent land
dispute settlement agreement.
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Currently these three (3) lots do not comply with the minimum lot size. The size of Lots
26, 27, and 28 are approximately 1,723, 1,475, and 1,619 square feet, respectively. .

Proposed Lot Configuration

The proposed plat amendment reconfigures the thirteen (12) lots of record into seven
(7) complying lots. All lots currently have access to Echo Spur. See Exhibit A,
Attachment 1 — Proposed Plat Amendment. The table below explains the approximate
configuration of the seven (7) proposed lots

Lot 1 Lot 2 Lot 3 Lot 4 Lot 5 Lot 6 Lot 7
Lot width 37.5 56.25’ 37.5
Lot depth 75’ 59.32' /75’ 75’
Lot size 2,812.5 SF 3,772 SF 3,858 SF 2,812.5 SF
Maximum
footprint 1,200.7 SF 1,525.8 SF | 1,553.0 SF 1,200.7 SF
Front/rear 10’ minimum
setbacks 20’ total
Side 3’ minimum 5" minimum 3’ minimum
setbacks 6’ total 14’ total 6’ total

Single family dwellings are an allowed use within the district. If a lot is large enough to
be eligible for a duplex, it is a conditional use, which are reviewed and approved by the
Planning Commission. According to the proposed layout of the requested plat
amendment the only proposed lots eligible for a conditional use for a duplex will be Lot
4 and 5. At this time the property owner has indicated that they would build seven (7)
single-family dwellings.

Also a Steep Slope Conditional Use Permit (CUP) is required for any structure in excess
of one thousand square feet (1,000 sq. ft.) if said structure and/or access is located
upon any existing slope of thirty percent (30%) or greater.

Overall Footprint

If variances were able to be obtained for the three (3) substandard lots, the combined
building footprint of the existing lot configuration is currently 9,798 square feet. The
combined footprint of the proposed lot configuration is 9,082.3 square feet if approved.
The reconfiguration of the existing twelve (12) lots into the proposed seven (7) lot
configuration will reduce the overall footprint by 715.7 square feet.

Road Dedication
The existing improvements have complied with the required warranty period. The City
Council accepted the improvements on September 26, 2013. The City Council also
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officially changed the name of the Right-of-Way to Echo Spur. The street was known as
platted McHenry Avenue.

Ridgeline Development/Vantage Point Examination
LMC § 15-7.3-1(D), under general subdivision requirements, indicates that the Planning
Commission may place restrictions due to the character of the land:

“Land which the Planning Commission finds to be unsuitable for Subdivision or
Development due to flooding, improper drainage, Steep Slopes, rock formations,
Physical Mine Hazards, potentially toxic wastes, adverse earth formations or
topography, wetlands, geologic hazards, utility easements, or other features, including
ridge lines, which will reasonably be harmful to the safety, health, and general welfare of
the present or future inhabitants of the Subdivision and/or its surrounding Areas, shall
not be subdivided or developed unless adequate methods are formulated by the
Developer and approved by the Planning Commission, upon recommendation of a
gualified engineer, to solve the problems created by the unsuitable land conditions. The
burden of the proof shall lie with the Developer. Such land shall be set aside or
reserved for Uses as shall not involve such a danger.”

The LMC indicates that Ridges shall be protected from Development, which
Development would be visible on the skyline from the designated Vantage Points in
Park City (LMC § 15-7.3-2[D]). The LMC defines vantage points as the following:

A height of five feet (5') above a set reference marker in the following designated
Vantage Points within Park City that function to assist in analyzing the visual impact of
Development on hillsides and Steep Slopes:

(A) Osguthorpe Barn;

(B) Treasure Mountain Middle Schooaol,

(C)Intersection of Main Street and Heber Avenue;

(D) Park City Ski Area Base;

(E) Snow Park Lodge;

(F) Park City Golf Course Clubhouse;

(G) Park Meadows Golf Course Clubhouse;

(H) State Road 248 at the turn-out one quarter mile west from U.S. Highway 40;
(I) State Road 224, one-half mile south of the intersection with Kilby Road;
(J) Intersection of Thaynes Canyon Drive and State Road 224; and

(K) Across valley view.

The LMC definition of Vantage Points includes ten (10) specific sites plus across valley
view. The LMC defines a Ridge Line Area as the “top, ridge or Crest of Hill, or Slope”
plus the land located within one hundred fifty feet (150) on both sides of the top, crest
or ridge. Staff considers this area to be a ridge, however, the proposed development
activity including replatting these twelve (12) lots of record to accommodate the
requested seven (7) single-family dwelling, cannot be viewed from any of the eleven
(11) vantage points including Vantage Point K, across valley view.
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Staff has analyzed the site and finds that when viewing the site from across canyon (or
any of the other ten [10] LMC defined vantage points), at approximately the same
elevation, the site is framed by the existing higher topography behind the proposed
development and the skyline is not broken. This fact can be confirmed by Exhibit E,
which shows higher contour lines behind the subject site.

Staff also finds that there are set ridges that were part of the Sensitive Lands Overlay
(SLO) Ordinance. The SLO protects waterways, steep topography, ridges, etc. No
construction is allowed on ridges. This subject site is outside of the SLO boundary.

Square Footage

LMC § 15-7.3-3(C) under General Lot Design Requirements indicates that maximum
dwelling or unit square footage may be required. Limited building heights may also be

required for visually sensitive areas.

Originally there were sixteen (16) lots of record on the east side of Ontario Avenue,
west of the subject site. Most of Old Town was platted with 32 lots of record within each
block, 16 on each side, measuring twenty-five feet in width and seventy-five feet (25’ x
75’) in length. The east side of Ontario contains the following:

Address Lot Width | Lot Area | Subdivision Misc.
498 Ontario | 37.5 2,812.5 Not re-platted* vacant site
490 Ontario | 37.5 2,812.5 Greeney Sub. (1995) -

444 Ontario | 37.5 2,812.5 Not re- platted* vacant site
438 Ontario | 37.5 2,812.5 438 Ontario Replat (2006) -

432 Ontario | 29.17 2187.5 Elevator Sub. (2007) -

430 Ontario | 29.17 2187.5 Elevator Sub. (2007) -

428 Ontario | 30 2281.3 Elevator Sub. (2007) -

422 Ontario | 50 4464.25 | Not re-platted* Historic sig. site
416 Ontario | 37.5 2,812.5 Not re-platted* -

410 Ontario | 37.5 2,812.5 Not re-platted* -

402 Ontario | 37.5 2,812.5 Not re-platted*

*These lots have not had a plat amendment lot combination.

If in the future the property

owner requests to remodel to add additional space they will have to file a plat
amendment to “remove” the lot line through their building.

The average lot width on the east side of Ontario Avenue is approximately thirty-six feet
(36"). The average lot area (including un-platted lot combinations) is approximately
2,800.7 square feet, which equates to 1.49 Old Town Lots.

The lots on the east side of platted McHenry Avenue, Gateway Estates Replat
Subdivision (Amended), and Silver Pointe Subdivision, also within the HR-1 District,
consist of much larger lots. From north to south they have the following areas in square
feet: 12,521, 9,707, 5,033, and 3,203. The average lot size on the east side of Echo
Spur is 7,616 square feet, which equates to approximately four (4) Old Town Lots.
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The proposed plat amendment consists of five (5) lots containing 2,812.5 square feet
and two bigger (2) lots consisting 3,772 square feet (lot 4) and 3,858 square feet (lot 5).
The proposed five (5) lots are 1% Old Town lot combinations while the other two (2)
bigger lots are approximately 2 (2) Old Town Lot combinations.

Staff finds the requested plat amendment to be appropriate for this neighborhood. The
east side of Echo Spur, also within the HR-1 District contains significantly larger lots that
yield larger structures. The west side of Echo Spur, east Ontario Avenue contains a
pattern of 1% Old Town lot combination sites. If this plat amendment is approved Echo
Spur would have the following lots sizes:

Site/Address Plat Amendment Lot Combination

491 Echo Spur | approved plat amendment (2013) 3 lots

Lot 20, Block 58 none required none - 1 lot
Lot1l subject plat 1% lots
Lot 2 subject plat 1Y lots
Lot 3 subject plat 1% lots
Lot 4 subject plat 2 lots, approx.
Lot5 subject plat 2 lots, approx.
Lot 6 subject plat 1Y lots
Lot 7 subject plat 1% lots

Staff finds that the mix of lot sizes provides appropriate transition between the larger
lots and home sizes on the east side of Echo Spur towards the east side of Ontario
Avenue. The proposed plat amendment provides a good mix of different lot sizes within
Echo Spur.

Traffic & Access

Staff finds that traffic will be minimized from the potential development of the twelve (12)
lots as the applicant proposes to decrease the density from twelve (12) lots to seven (7)
lots of record for the purpose of constructing single-family dwellings. In the past the
Planning Commission has expressed concerns with access over platted Fifth Street
(formerly Third Street). This ROW has not been built and the City does not plan to build
this road. In terms of the entire street, if this plat amendment is approved, the overall
density would drop from the potential of sixteen (16) Old Town lots to nine (9) Lots of
record.

Height/Topography

The applicant submitted an existing conditions & topographic survey of the subject site,
certified by a surveyor, which indicates the boundary and topography of the site. The
LMC currently indicates that no structure shall be erected to a height greater than
twenty seven feet (27’) from existing grade. There are areas on the proposed lots that
contain slopes thirty percent (30%) or greater. Prior to the issuance of a Historic District
Design Review (HDDR) and a building permit, the applicant will have to submit Steep
Slope Conditional Use Permit application which will have to be reviewed and approved
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by the Planning Commission if said construction and/or access takes place on the steep
slopes governed by the LMC.

When the road and utilities were built in 2009, the topography was heavily altered. By
comparing a topographic survey on file dated October 2006, the lowest elevation
located on this site was 7,156 feet and the highest elevation was 7,208 feet. The
current survey submitted with this plat amendment application indicates that the lowest
elevation is the same at 7,156 feet while the highest is 7,202 feet.

Process

Prior to issuance of any building permits for these lots, the applicant will have to submit
a Historic District Design Review application, which is reviewed administratively by the
Planning Department. A Steep Slope Conditional Use Permit application may also be
required depending on the location of the proposed structure and/or access, which is
reviewed by the Planning Commission. The applicant will also have to submit a building
permit application. The approval of this plat amendment application by the City Council
constitutes Final Action that may be appealed following the procedures found in LMC 1-
18.

Department Review
This project has gone through an interdepartmental review. No further issues were
brought up at that time.

Notice

The property was posted and notice was mailed to property owners within 300 feet.
Legal notice was also published in the Park Record according to requirements of the
Land Management Code.

Public Input
No public input has been received by the time of this report.

Alternatives

e The Planning Commission may forward positive recommendation to the City
Council for the Echo Spur Subdivision plat amendment as conditioned or
amended; or

e The Planning Commission may forward a negative recommendation to the City
Council for the Echo Spur Subdivision plat amendment and direct staff to make
Findings for this decision; or

e The Planning Commission may continue the discussion on Echo Spur
Subdivision plat amendment.

Significant Impacts
There are no significant fiscal or environmental impacts from this application.

Consequences of taking the Planning Commission's Recommendation
The lots would remain as is and no construction could take place across the existing lot
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lines. The twelve (12) lots are currently platted Old Town lots of record and each one
could be built upon with the exception of the three (3) that would either have to receive
variances prior to construction or be re-platted separately.

Summary Recommendation

Staffs recommends the Planning Commission hold a public hearing for the Echo Spur
Subdivision Plat Amendment located on Echo Spur and Rossi Hill Road 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
Exhibit B — Survey

Exhibit C — 2006 ALTA/ACSM Survey

Exhibit D — Applicant’s Project Description
Exhibit E — Topographic Analysis Map

Exhibit F — County Tax Map
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Exhibit A: Draft Ordinance
Ordinance No. 14-XX

AN ORDINANCE APPROVING THE ECHO SPUR SUBDIVISION PLAT
AMENDMENT LOCATED ON LOT 21-32, BLOCK 58, PARK CITY SURVEY,
PARK CITY, UTAH.

WHEREAS, the owner of the property located on Lot 21-32, Block 58, Park City
Survey has petitioned the City Council for approval of the plat amendment; and

WHEREAS, the property was properly noticed and posted according to the
requirements of the Land Management Code; and

WHEREAS, proper legal notice was sent to all affected property owners; and

WHEREAS, the Planning Commission held a public hearing on April 9, 2014, to
receive input on plat amendment; and

WHEREAS, the Planning Commission, on April 9, 2014, forwarded a positive
recommendation to the City Council; and,

WHEREAS, on May 8, 2014, 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 Echo Spur
Subdivision Plat Amendment.

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

SECTION 1. APPROVAL. The Echo Spur Subdivision Plat Amendment 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 on Echo Spur between platted Fourth Street (Rossi Hill
Road) and platted Third Street.

2. The property is in the Historic Residential (HR-1) District.

3. The property entails lots 21 — 32, Block 58 of the Park City Survey.

4. The proposed plat creates a total of seven (7) lots of record from the twelve (12)
Old Town lots. Three (3) of the existing twelve (12) lots, do not meet the
minimum lot size due to a 2008 property ownership dispute and settlement.

The subject property is vacant.
Lot 1, 2, 3, 6,and 7 are 2,812.5 square feet.

oo
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7. Lot4is 3,772 square feet.

8. Lot5is 3,858 square feet.

9. The minimum lot area in the HR-1 District is 1,875 square feet for a single-family
dwelling.

10.The seven (7) proposed lots meet the minimum lot are for single-family dwellings.

11.The lot width of lot 1, 2, 3, 6, and 7 is thirty-seven and a half feet (37.5").

12.The lot width of lot 4 and 5 is 56.25 feet.

13.The minimum width of a lot is twenty five feet (25).

14. The seven (7) proposed lots meet the minimum lot width.

15. The maximum building footprint of any structure located on a lot is calculated
according to the formula for building footprint, illustrated in Table 15-2.2 of the
Land Management Code (LMC).

16. The maximum building footprint for Lot 1, 2, 3, 6, and 7 are 1,200.7 square feet.

17.The maximum building footprint for Lot 4 is 1,525.8 SF square feet.

18.The maximum building footprint for Lot 5 is 1,553.0 SF square feet.

19.Front and rear yard setbacks are determined by the depth of each lot.

20.The minimum front and rear yard setbacks are ten feet (10’). The total front/rear
yard setback is twenty feet (20).

21.Side yard setbacks are determined according to the width of each lot.

22.The minimum side yard setbacks for Lots 1, 2, 3, 6, and 7 are three feet (3"). The
total side yard setbacks are six feet (6°).

23.The minimum side yard setbacks for Lots 4 and 5 are five feet (5’). The total side
yard setbacks are fourteen feet (14°).

24. Single-family dwellings are an allowed use within the district.

25.Duplex dwelling are a conditional use, which are reviewed and approved by the
Planning Commission.

26.The proposed layout of the requested plat amendment allows lot 4 and 5 to have
a duplex pending Planning Commission review and approval.

27. At this time the property owner has indicated that they would build seven (7)
single-family dwellings.

28. Steep Slope Conditional Use Permit (CUP) is required for any structure in excess
of one thousand square feet (1,000 sq. ft.) if said structure and/or access is
located upon any existing slope of thirty percent (30%) or greater.

29.The combined building footprint of the existing lot configuration is currently 9,798
square feet.

30.The combined footprint of the proposed lot configuration is 9,082.3 square feet if
approved.

31.The reconfiguration of the existing twelve (12) lots into the proposed seven (7) lot
configuration will reduce the overall footprint by 715.7 square feet.

32. Staff has analyzed the site and finds that when viewing the site from across
canyon (or any of the other ten [10] LMC defined vantage points), at
approximately the same elevation, the site is framed by the existing higher
topography behind the proposed development and the skyline is not broken.

33.The average lot width on the east side of Ontario Avenue is approximately thirty-
six feet (36°).

34.The average lot area on the east side of Ontario Avenue (including un-platted lot

Planning Commission April 9, 2014 Page 130 of 368



combinations) is approximately 2,800.7 square feet, which equates to 1.49 Old
Town Lots.

35.The lots on the east side of Echo Spur, Gateway Estates Replat Subdivision
(Amended), and Silver Pointe Subdivision, also within the HR-1 District, consist
of much larger lots.

36.The proposed plat amendment consists of five (5) lots containing 2,812.5 square
feet and two bigger (2) lots consisting 3,772 square feet (lot 4) and 3,858 square
feet (lot 5).

37.The proposed five (5) lots are 1% Old Town lot combinations while the other two
(2) bigger lots are approximately 2 (2) Old Town Lot combinations.

38.The requested plat amendment is appropriate for this new neighborhood.

39.The east side of Echo Spur, also within the HR-1 District contains significantly
larger lots that yield larger structures.

40.The west side of Echo Spur, east Ontario Avenue, contains a pattern of 1%z Old
Town lot combination sites.

41.The mix of lot sizes provides appropriate transition between the larger lots and
home sizes on the east side of Echo Spur towards the east side of Ontario
Avenue.

42.The proposed plat amendment provides a good mix of different lot sizes within
Echo Spur.

43. Traffic increases will be minimized from the potential development of the twelve
(12) lots as the applicant proposes to decrease the density from twelve (12) lots
to seven (7) lots of record for the purpose of constructing single-family dwellings.

44.In terms of the entire street the overall density would drop from the potential of
sixteen (16) Old Town lots to nine (9) Lots of record.

45.When the road and utilities were built in 2009, the topography was slightly
altered. By comparing a topographic survey on file dated October 2006, the
lowest elevation located on this site was 7,156 feet and the highest elevation was
7,208 feet.

46.The current survey submitted with this plat amendment application indicates that
the lowest elevation is the same at 7,156 feet while the highest is 7,202 feet.

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

Conclusions of Law:

1.

2.

3.

The plat amendment is consistent with the Park City Land Management Code and
applicable State law regarding lot combinations.

Neither the public nor any person will be materially injured by the proposed plat
amendment.

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 Attorney and City Engineer will review and approve the final form and
content of the plat amendment for compliance with State law, the Land Management
Code, and the conditions of approval, prior to recordation of the plat.
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2. The applicant will record the plat amendment 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. Aten foot (10’) snow storage easement shall be dedicated to Park City across the
lot’s frontage.

4. Modified 13-d sprinklers will be required for all new construction.

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

PASSED AND ADOPTED this 8" day of May, 2014.

PARK CITY MUNICIPAL CORPORATION

Jack Thomas, MAYOR

ATTEST:

Marci Heil, City Recorder

APPROVED AS TO FORM:

Mark Harrington, City Attorney

Attachment 1 — Proposed Plat
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Attachment 1 - Proposed Plat
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Exhibit B — Survey
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LEGAL DESCRIPTION

ANl of Lots 19 through 32, Block S8, Park Clty Survey, dccording 1o the Amended Plat
thereof, on file and of record in the Office of the Summit County Recorder.

Excepting therefrom:

Beginning at o point South 233800° East 13.77 feet from the comer commen to Lots 7,
8,25 & 26, Blook 5B, Pork City Survey, according to the Amended Plot thersof, ond
nining thence North 7317°50° Eost 16.30 et; thence South 164210° East 11.00 feet
thence South 2628'04" East 16.16 feeti_thence South 2450°20° East 15.71 fest: thence
South 2114'47" East 8.1 fect; thence South 7211'53" West 15.70 feets thence North
233B00" West 51.94 feet to the point of beginning

Together with:

Al of Lots 17, 18 & 10, Block 56, Park Gty Survey, ascording to the Amended Plat thereof,
i fle and of record In' the Offics of the Summit County Recorde

Exepting therefrom any porin loseled it the Relroad R of Yoy desrbed in

hose certaln documents s Entry No. 8176 in Book e 401, Entry No. 13316 in
oty Lo 55 e Eniry Ho. 13610 In 'Book H ot Pags 575 racard o Summt
County,

SURVEYOR'S CERTIFICATE:
I, Russell E. Campbell, do hereby certify that | am a Professional Land Surveyor
and that | hold Certificate No. 316833 as prescribed under the laws of the State
o, || furner certiy that g topogrophio survey hos been mode of tre lond
and that this plat is a correc
Tepresentation of the. Ind surveyed ond has becn prepared in conformily ith the
i tandards ond requirements of tha law as of tha data of survay,

2012,

Russell £ Campbel

Date

ONTARIO  AVENUE

NARRATIVE:
The eurvey wae prapared for Go West Construction

The purpose of the survey 1s to locate the topography. utlities, and roadway on
the Lots shown

The site benchwark is the sewer manhols oppostis Lot 20 as shown, El 71635
NAVD 88 Datum.

Thia survey doas not show bullding setbacke, edsemants, or underground ufiliee.
The locations of whieh should be verlfed prior to any construction.

The Owner of the property should be aware of any items affecting the property
that may appear in a Tile Insurcnce Report; The Surveyor has found no obuious
evidence of asements, encroochments, or encumbrances on the property surveyed
except as shown hereon
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Exhibit C — 2006 ALTA/ACSM Survey
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ALTA/ACSM LAND TITLE SURVEY FOR
LOTS 17—32, BLOCK 58 & LOTS 17—19, BLOCK 59
OF THE AMENDED PLAT OF PARK CITY

LOCATED IN SECTION 16, TOWNSHIP
SALT LAKE BASE AND MERIDIAN,

NARRATIVS
1. THE SURVEY WAS PREPARED FOR PARK CITY REAL ESTATE AND DEVELOPMENT.

2. THE BASIS OF BEARING WAS ESTABLISHED FROM FOLND STREET MONUMENTS AS SHOWN.

3. THE BENGH WARK FOR THIS PROJECT IS A FRE HYDRANT AT THE INTERSECTION OF ROSSIE HLL AND ONTARID AVENUE. THE
BENCHMARK ELEVATION = 7199.74"

4. THE SURVEY WAS BASED ON THE COMMITMENT FOR TITLE INSURANCE PROMIDED BY FIRST AMERICAN TITLE INSURANCE AGENCY, LLC,
ORDER NO. 041-4759480 FIRST AMENDED, ISSUE DATE SEPTENBER 22, 2006. TEMS DEPICTED AS PR # REFER TO SCHEDULE B, SECTION
2, "EXCEPTIONS", TO SAD TILE COMMITMENT.

5. SPECFIC TTLE COMMITMENT EXGEPTION ITENS ARE AS FOLLOWS:

A PR, TEMS #1-14 ARE NOT PLOTTABLE MATTERS.

B. PR TENS #15-16 ARE THE SAME QUIT CLAM DEED EXECUTED BY BROOKS JACOBSEN, IN FAVOR OF ELLA P. SORENSON TRUST.
(TWO ADJOINING LAND OWNERS TO THE WEST) IT GALLS ALONG AN EXISTING FENCE THAT ENCROACHES ONTO THE PROPERTY ON THE
WESTERLY BOUNDARY AS SHOWN, BUT THERE IS ND FOUND RECORD OF THIS EVER BEING DEEDED BY THE LAND OWNER TO THE ELLA P
SORENSON TRUST.

7. THERE IS NO OBSERVABLE EVIDENCE OF SITE USED AS A SOLID WASTE DUMP, SUNP, OR SANTARY LANDFILL.

8. DUE TO THE LACK OF ORIGINAL MONUNENTS,
DETERMINING THE EOUNDARY OF THE ABOVE PARCEL.

PREVIOUS SURVEYS IN THE AREA AS WELL AS EXISTING MPROVEMENTS WERE USED IN
ALL EVIDENCE USED IS GLEARLY SHOWN ON SURVEY.

9. THERE ARE MANY ENCROACHMENTS ALONG THE WESTERLY UNE OF THE PROPERTY AS SHOWN DN THE SURVEY. THS SURVEY DDES
NOT ADDRESS THESE ENCROACHMENT, IT ONLY SHOWS THAT THEY EXIST.

BOUNDARY DESCRIPTION:

PARCEL 1

ALL OF LOTS 17,18,19,20,21,22,23,24,26,26,27,28,29,30,31 AND 32, BLOCK 58, PARK GITY SURVEY.
ACCORDING T0 THE OFFICIAL PLAT THEREOF ON FILE AND OF RECORD IN THE SUNMT COUNTY
RECORDERS OFFICE.

TOGETHER WITH AN EASEMENT FOR UTLITIES, INCLUDING SEWER AND WATER LINES OVER THE
SOUTHERLY FVE FEET AND THE NORTHERLY FIVE FEET OF LOT 14 AND THE SOUTH HALF OF LOT 15,
BLOCK 58, PARK CITY SURVEY. ACCORDING TO THE OFFICIAL PLAT THERECF ON FILE AND OF RECORD
IN THE SUMMT COUNTY RECORDERS OFFICE.

PARCEL 2
ALL LOTS 17.18 AND 19, BLOCK 58, PARK CITY SURVEY ACGORDING TO THE OFFICIAL PLAT THEREOF
ON FILE AND OF RECORD IN THE SUMMIT COLNTY RECORDERS OFFICE, EXCEFTING THEREFROM ANY
PORTION LOCATED WITHIN THE RALROAD RIGHTS OF WAY AS DESCRIBED IN THOSE CERTAIN DOCUMENTS
RECORDED S ENTRY NO 8176 IN BODK C AT PAGE 401, ENTRY NO. 13316 IN BOOK H AT PAGE
326, AND ENTRY NO. 13610 IN BOOK H AT PAGE 373, RECORDS OF SUNMIT COUNTY, UTAH.

2 SOUTH, RANGE 4 FEAST,
SUMMIT COUNTY, UTAH

SURVEYOR'S CERTIFICATE:
TO PARK GITY REAL ESTATE AND DEVELOPMENT & FIRST ANERICAN TITLE NSURANCE AGENCY, LLG,:

THIS 1S TO GERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN
ACCORDANGE WITH THE "MINIMUM STANDARD DETAL REQUIREMENTS FOR ALTA/ACSN LAND TITLE SURVEYS,”

JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS IN 200, AND INCLUDES MTEMS 1, 2, 4, 5, 7o, 8,
10, 13 & 1B OF A THEREOF. PURSUANT TO THE ACCURACY FURTHER CERTIFIES THAT IN NY PROFESSIONAL
OFINION, AS A LAND SURVEYOR REGISTERED IN THE STATE OF UTAH, THE RELATIVE POSIIONAL ACCURAGY OF
THIS SURVEY DOES NOT EXGEED THAT WHICH IS SPECIFIED THEREIN.

s,
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Exhibit D — Applicant’s Project Description

Project Statement and Intent

The subject property is twelve contiguous lots located on the new Echo Spur Drive on Rossi Hill in the
Old Town district of Park City. Several of the lots have been slightly reduced due to a seftiement with a
neighbor in 2008. The owner wishes to replat these lots so they are compliant with lot sizes in HR-1 and
to reduce the overall density of the street by combining lots in a manner which allows for the
development of ___ single family homes. Most will be 2500 - 3000 square feet; several will be 3500 -
4000 square feet. The owner believes that these scales will provide an appropnate size transition
between the large homes immediately east and south of Echo Spur Drive and those west of the Drive.

Aerial Photo

Four Corner Photos of Property
- From the southest:

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.

Res No. 15-12

RECEIVED
MAK 1 4 201
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From the Southwest:
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From the Northwest

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.

Res No. 15-12

"RECEIVED |
MAK 1 4 2014
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Exhibit F — County Tax Map
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Planning Commission m
Staff Report @

Project Number: PL-14-02225 PLANNING DEPARTMENT
Subject: North Silver Lake Condominium Plat

Author: Francisco Astorga, Planner

Date: April 9, 2014

Type of Item: Administrative — Condominium Record of Survey

Summary Recommendations

Staff recommends that the Planning Commission conduct a public hearing for a
Condominium Record of Survey for the North Silver Lake Condominium Plat, located at
7101 Silver Lake 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.

Staff reports reflect the professional recommendation of the Planning Department. The
Planning Commission, as an independent body, may consider the recommendation but
should make its decisions independently.

Description

Applicant: SR Silver Lake LLC represented by Rich Lichtenstein

Location: 7101 Silver Lake Drive
Lot 2B Subdivision of Lot 2 North Silver Lake

Zoning: Residential Development (RD) District

Adjacent Land Uses: Ski resort and residential

Reason for Review: Condominium Record of Survey Plats are required to be
reviewed by the Planning Commission and reviewed and
approved by the City Council

Proposal

Under the Deer Valley Resort Master Plan, the North Silver Lake Subdivision Lot 2B is
permitted a density of 54 residential units and 14,552 square feet of commercial/support
space. In 2010 the Park City Planning Commission approved a Conditional Use Permit
(CUP) for the development consisting of fifty four (54) private total units: sixteen (16)
detached single family dwellings/duplexes and four (4) condominium buildings
containing thirty eight (38) private dwelling units. The applicant requests the approval of
their proposed Condominium Record of Survey plat which is consistent with the
approved CUP (2010).

Background
On January 10, 2014 a complete application was submitted to the Planning Department

requesting approval of the North Silver Lake Condominium Plat located at 7101 Silver
Lake Drive in Deer Valley. The site is located in the Residential Development (RD)
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District. The proposed Record of Survey identifies private and common space and
allows the applicant to sell the units. On March 14, 2014 the application was revised to
include twelve (12) stand alone single family dwelling units and (1) stand alone duplex
dwelling (containing 2 units) instead of the original sixteen (16) stand along dwellings
consisting of stand alone single family dwelling units and two (2) stand alone duplex
dwellings and forty (40) units within the previous four condominium buildings instead of
the original thirty eight (38).

A subdivision plat, known as the North Silver Lake Subdivision, was recorded in 1993.
The subdivision created two (2) lots of record. According to this subdivision, Lot 2 was
contemplated for further subdivision and future development. The Lot 2 North Silver
Lake Subdivision was recorded in 1997. This subdivision further amended Lot 2 into
four (4) separate Lots A - D. In 2005 the North Silver Lake Lodge Record of Survey Plat
was recorded. That Plat subdivided Lot 2B into six (6) units and it identified convertible
land for future development of the remaining land.

At this time the applicant requests to replace the North Silver Lake Lodge Record of
Survey Plat (2005) with the proposed North Silver Lake Condominium Plat. The
proposed Condominium Record of Survey plat identifies private, limited common,
common areas, etc., within the project. All buildings are fully depicted. The current
recorded plat, North Silver Lake Lodge Record of Survey Plat (2005), will be retired
when this one is recorded.

On February 26, 2014 the Planning Commission approved the applicant’s request of
thirty eight (38) Lockout Units (nightly rentals) modifying the Conditional Use Permit
(CUP) approved by the City in 2010. The modified CUP is subject to the findings of
fact, conclusion of law, and conditions of approval of the Planning Commission action
letter dated March 3, 2014. See Exhibit F. During the February 26, 2014 meeting the
applicant and a group of neighbors stipulated to specific conditions of approval that
were approved by the Planning Commission and reflected on the March 3, 2014
Planning Commission action letter. Since then the applicant and the same group of
neighbors have also stipulated to certain conditions related to this Condo Plat
application which have been incorporated as specific provisions within the CC&Rs
which have been updated by the applicant and would be recorded concurrently with the
proposed condo plat.

Open Space issues addressed by 2010 Quasi-Judicial Appeal of CUP Application
Under the Deer Valley Resort Master Plan Development (MPD) the North Silver Lake
Subdivision Lot 2B is permitted a density of 54 residential units and 14,552 square feet
of commercial and support space. The Deer Valley MPD requires that all developments
are subject to the conditions and requirements of the Park City Design Guidelines, the
Deer Valley Design Guidelines, and the conditional use review of LMC Section 15-1-10.

The original CUP application was before Planning Commission several times and
approved in July 2009. That CUP was appealed. The City Council reviewed the appeal
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in October/November 2009 and remanded it to the Planning Commission with specific
items included in the Order to be addressed.

The Planning Commission reviewed the remand during several Planning Commission
work sessions and meetings in 2009 and 2010 to address the Order and findings of the
City Council. The Planning Commission approved the revised CUP on April 28, 2010.

That approval was appealed by two separate parties, Eric Lee and Lisa Wilson. The
City Council reviewed the appeal June 24, 2010. At that hearing, the Council reviewed
the open space issue and found that the sixty percent open space requirement for the
project has been met. The open space of the current design is 70.6%. Within

the Deer Valley MPD the applicant is allowed to utilize the open space of lot 2D toward
the total open space calculation for the project. The specific findings regarding this
issue found in the July 1, 2010 order state:

8. Within the Deer Valley MPD development parcels exhibit there is a note for
the NSL Subdivision Lot 2D Open Space stating “This parcel has been platted
as open space, with the open space applying to the open space requirement of
Lot 2B.” Lot 2D is 4.03 acres in size.

9. Within the original North Silver Lake Subdivision, the Bellemont subdivision
was allowed to also utilize Lot 2B towards the 60% open space requirement.
The Bellemont Subdivision utilized % acre of the Lot 2B parcel to comply with
the open space requirement. [sic — this should have read Lot 2D]

10. The current application site plan contains 70.6% of open space on the site
including the remainder 3.78 acres of open space on Lot 2D.

On July 1, 2010, the City Council ratified their decision on the appeal and modified the
Planning Commission Findings of Fact, Conclusions of Law, Conditions of Approval and
Order with minor corrections to the findings and conditions.

Under the current application, Staff has received public comments regarding open
space miscalculations which have already been addressed in the July 1, 2010 City
Council order. All conditions of approval of the City Council’s July 1, 2010 order shall
continue to apply under this approval.

District Purpose
The purpose of the Residential Development (RD) District is to:

A. allow a variety of Residential Uses that are Compatible with the City’s
Development objectives, design standards, and growth capabilities,

B. encourage the clustering of residential units to preserve natural Open Space,
minimize Site disturbance and impacts of Development, and minimize the cost of
municipal services,
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C. allow commercial and recreational activities that are in harmony with residential
neighborhoods,

D. minimize impacts of the automobile on architectural design,

E. promote pedestrian connections within Developments and between adjacent
Areas; and

F. provide opportunities for variation in architectural design and housing types

Analysis

The proposed Condominium Record of Survey memorializes condominium units,
common area, and limited common area for the development. The proposed plat
identifies the private area, limited common area, support limited common area and
facilities, and common area that allows the units to be sold individually.

The proposed Condominium Record of Survey consists of twelve (12) single-family
dwellings, one (1) duplex dwellings with two (2) units, forty (40) multi-unit dwellings, two
(2) American with Disabilities Act (ADA) compliant units (platted as common areas),
three (3) support commercial units, and corresponding common areas and facilities,
limited common areas and facilities, support unit, and commercial units. The boundary
lines of each private unit are set forth on the proposed plat.

The size of the private units within the multi-unit dwelling ranges from 2,007 — 7,075
square feet. The size of the stand alone units as the single family dwellings and duplex
range from 5,046 — 8,591 square feet. See table below showing the dwelling type,
private square footage, and number of floors of units 1-14:

Unit# | Dwelling type | Private square footage | Number of floors
1 SFD 6,505 4
2 SFD 5,851 4
3 Duplex 5,824 3
4 Duplex 5,824 3
5 SFD 6,559 3
6 SFD 8,589 3
7 SFD 6,529 3
8 SFD 8,591 3
9 SFD 6,296 3
10 SFD 6,180 4
11 SFD 6,706 4
12 SFD 6,431 5
13 SFD 5,046 3
14 SFD 6,646 3

The Record of Survey includes: limited common areas consisting of decks, roofs,
driveways, etc.; support limited common areas and facilities consisting of the private
road, patio, exercise area, lockers, swimming pool, lobby, lounge, etc.; support unit
consisting of the lobby; and the three (3) support commercial units identified as:
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e Unit C-1: ski rentals, 817 square feet
e Unit C-2: spa, 852 square feet
e Unit C-3: dining area, 3,244 square feet

These support commercial areas mentioned above and all of the other amenities
identified on the plat are for the exclusive use of the unit owners and their visitors, e.g.
the only patrons allowed to use the spa, lockers, and the dining areas, are patrons
staying at the development through the ownership or possible rental of the private units
onsite. The Deer Valley Master Planned Development allocated 14,525 square feet of
commercial/support commercial for the Silver Lake Community. Per the 2010 approved
CUP, the applicant requested to accommodate 5,140 square feet of support commercial
space. At this time the updated CUP plans and Record of Survey indicates a combined
support commercial area of 4,913 square feet.

Staff finds good cause for this Condominium Record of Survey as it reflects the
approved CUP for the development.

Height of the single family dwellings and duplexes

After reviewing the previous staff reports and minutes, staff identified that the single
family and duplex dwellings along the periphery of the site are substantially beneath the
allowed height of 45 feet. The applicant’s representative indicated that their proposal
was designed to put all the units on the perimeter of the project at 33 feet maximum
height. The larger buildings in the center are designed at 50 feet. This is reflected on
the August 13, 2008 Planning Commission staff report and meeting minutes.

During the October 22, 2008 Planning Commission meeting it was indicated that the
homes on the perimeter were designed to be 33 feet above grade from natural grade;
two units on steep grade. It was also noted that there are units where the buildings
would be between 33 and 40 feet tall to create variation in the roof forms. These homes
create a scale more compatible to the surrounding single family homes than the four
centralized condominiums.

During the February 25, 2009 Planning Commission the applicant’s architect reviewed a
fog study and talked about the massing of the project. It was stated that the applicants
took it upon themselves to apply a 33 foot height limit. That same staff report indicated
the following:

Height limitation: As previously mentioned, the applicant has self-imposed a 33
foot height limitation for the periphery detached homes in an effort to create
compatibility with the adjacent projects. The larger stacked flat condominiums are
50 feet in height. They are located within the center of the project and to the
north adjacent to open space. The new location of the larger buildings creates
less impact on the adjacent neighbors and less impermeable surface area than
the previous site plans.
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During the May 27, 2009 Planning Commission, Planner Cattan reported that part of the
master plan is a 45 foot height limit with an additional five feet for pitched roofs. She
presented a display showing a 33 foot cloud over existing grade and noted that the
applicant has self-imposed a 33 foot height limitation around the periphery. The project
is above 33 feet in the central four units and in small portions around the periphery. For
the most part they stayed under the self-imposed 33 foot height limit. The allowed
height is 45 feet maximum. The Planning Commission commended the applicant on the
effort put forth to reduce heights along the periphery to match the adjacent zone height
of 33 feet above existing grade. The same was discussed during the July 08, 2009
Planning Commission meeting and the November 12, 2012 City Council meeting.

The following exhibit was presented to the Planning Commission during the May 27,
2009 Planning Commission meeting:
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On March 14, 2014 the applicant submitted a schematic site, floor, and elevation plans
to reflect the 33 foot limit for the purpose of comparing the various plans, fog studies,
etc., similar to the one above to ensure that the height of all of the structures match
what the City approved. This includes the self-imposed height condition of the single
family dwellings and duplexes as the CUP was approved with this understanding. The
proposed Record of Survey shall indicate the appropriate heights per the previous
minutes, staff reports, and submitted exhibits reflect such self-imposed regulation.

Density Discussion

The 2010 approved CUP include the fifty-four (54) units in the form of sixteen (16)
single family dwellings/duplex and thirty eight (38) units within the multi-unit dwellings.
The applicant with the agreement from a group of neighbors is shifting that density
slightly and is requesting to plat twelve (12) single family dwellings, one duplex with two
(2) units, totaling fourteen (14) dwelling units and forty (40) units within the same multi-
unit dwelling. The footprint and size of the multi-unit dwelling is not expanding. The
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applicant requests to add the two (2) units from the single family dwelling/duplex pool.
Staff does not find any detrimental impacts with this modification as the plat will still be
in substantial compliance with the 2010 CUP, the size of the multi-unit dwelling is not
expanding, and the overall density will remain at fifty-four (54) units. Does the
Planning Commission concur with these findings?

Department Review
This project has gone through an interdepartmental staff review meeting. No further
issues were brought up at that time.

Notice
The property was posted and notice was mailed to property owners within 300 feet.
Legal notice was also published in the Park Record.

Public Input
Lisa Wilson has submitted comments in opposition of the condominium plat. See

Exhibit G — Public Comments. Many other public comments regarding the CUP
Modification to allow Lockout Units were sent in support and opposition which can be
found online by clicking here. These public comments can also be downloaded by
visiting www.parkcity.org and clicking on the following path: Doing Business >
Document Central > Planning > Planning Commission > 2014 > PC Packet 2.26.14.

Process

The approval of this condominium record of survey application by the City Council
constitutes Final Action that may be appealed following the procedures found in LMC
15-1-18.

Alternatives

e The Planning Commission may forward positive recommendation to the City
Council for the North Silver Lake Condominium Plat as conditioned or amended;
or

e The Planning Commission may forward a negative recommendation to the City
Council for North Silver Lake Condominium Plat and direct staff to make Findings
for this decision; or

e The Planning Commission may continue the discussion on North Silver Lake
Condominium Plat.

Significant Impacts
There are no significant impacts on the City from this application.

Consequences of not taking the Suggested Recommendation
The Condominium Record of Survey would not reflect the approved 2010 CUP
development. The owner would not be able to sell private units.

Recommendation
Staff recommends that the Planning Commission conduct a public hearing for a
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Condominium Record of Survey for the North Silver Lake Condominium Plat, located at
7101 Silver Lake 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 — Proposed Ordinance with Propose Condominium Record of Survey
Exhibit B — Project Description

Exhibit C — North Silver Lake Subdivision (1993)

Exhibit D — Lot 2 North Silver Lake Subdivision (1997)

Exhibit E — North Silver Lake Record of Survey Plat (2005)

Exhibit F — Planning Commission Action Letter dated March 4, 2014

Exhibit G — Public Comments
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Exhibit A — Proposed Ordinance with Condominium Record of Survey
Ordinance No. 14-XX

AN ORDINANCE APPROVING THE NORTH SILVER LAKE CONDOMINIUM PLAT
LOCATED AT 7101 SILVER LAKE DRIVE, PARK CITY, UTAH.

WHEREAS, the owners of the property known as the North Silver Lake
Condominium Record of Survey Plat, located at 7101 Silver Lake Drive have petitioned
the City Council for approval of an amended and restated condominium record of
survey plat; and

WHEREAS, the property was properly noticed and posted according to the
requirements of the Land Management Code; and

WHEREAS, proper legal notice was sent to all affected property owners; and
WHEREAS, the Planning Commission held a public hearing on February 12, 2014,
February 26, 2014, and April 9, 2014 to receive input on the North Silver Lake

Condominium Record of Survey Plat record of survey plat;

WHEREAS, the Planning Commission, on April 9, 2014, forwarded a
recommendation to the City Council;

WHEREAS, the City Council on conducted a public hearing to
receive input on the North Silver Lake Condominium Plat ; and

WHEREAS, it is in the best interest of Park City, Utah to approve the North Silver
Lake Condominium 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. North Silver Lake Condominium Plat 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 site is located at 7101 Silver Lake Drive.

2. The site is located in the Residential Development (RD) District.

3. A subdivision plat, known as the North Silver Lake Subdivision, was recorded in
1993. The subdivision created two (2) lots of record. According to this
subdivision, Lot 2 was contemplated for further subdivision and future
development.

4. Lot 2 North Silver Lake Subdivision was recorded in 1997. This subdivision
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further amended Lot 2 into four (4) separate lots. This record of survey plat is
development of Lot 2B of the Lot 2 North Silver Lake Subdivision plat.

5. In 2005 the North Silver Lake Lodge Record of Survey Plat was recorded. This
Plat subdivided Lot 2B into six (6) condominium units and identified convertible
land

6. At this time the applicant requests to replace the North Silver Lake Lodge Record
of Survey Plat (2005) with the proposed Record of Survey. Upon recordation of
this current condominium plat, the North Silver Lake Lodge Record of Survey plat
(2005) shall be retired.

7. The proposed Condominium Record of Survey plat identifies private, limited
common, common areas, etc., within the project.

8. Under the Deer Valley Resort Master Plan the North Silver Lake Subdivision Lot
2B is permitted a density of 54 residential units and 14,552 square feet of
commercial and support space.

9. In 2010 the Park City Planning Commission approved a Conditional Use Permit
(CUP) for the development consisting of fifty four (54) private total units.

10.The proposed Condominium Record of Survey Plat amends Lot 2B of North
Silver Lake Subdivision.

11.The boundary lines of each private unit are set forth on the proposed plat. The
proposed Condominium Record of Survey plat consists of twelve (12) single-
family dwellings, one (1) duplex unit, forty (40) multi-unit dwellings, two (2)
American with Disabilities Act (ADA) compliant units (platted as common areas),
three (3) commercial units, and corresponding common areas and facilities,
limited common areas and facilities, support unit, and commercial units.

12.The support commercial areas mentioned above and all of the other amenities
identified on the plat are for the exclusive use of the unit owners and their
visitors, e.g. the only patrons allowed to use the spa, lockers, and the dining
areas, are patrons staying at the development through the ownership or possible
rental of the private units.

13.The Deer Valley Master Planned Development allocated 14,525 square feet of
commercial/support commercial for the Silver Lake Community.

14.The 2010 approved CUP accommodated 5,140 square feet of support
commercial space.

15. At this time the updated CUP plans and this Record of Survey indicates a
combined area of 4,913 square feet of support commercial.

16. All findings in the analysis section of the staff report are incorporated herein.

17.The 2010 approved CUP include the fifty-four (54) units in the form of sixteen
(16) single family dwellings and 38 units within the multi-unit dwellings.

18. Currently the applicant is requesting to plat fourteen (14) single family dwellings
and forty (40) units within the same multi-unit dwelling.

19.The size of the multi-unit dwelling footprint is not expanding. The overall density
is not increasing as the applicant requests to add the two (2) units from the single
family dwelling/duplex pool.

20.The condominium record of survey plat is in substantial compliance with the 2010
CUP. The size of the multi-unit dwelling is not expanding, and the overall density
will remain at fifty-four (54) units.

Planning Commission April 9, 2014 Page 150 of 368



Conclusions of Law:

1. There is good cause for this Condominium Record of Survey.

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

3. Neither the public nor any person will be materially injured by the proposed
condominium record of survey plat.

4. Approval of the condominium record of survey plat, subject to the conditions
stated below, does not adversely affect the health, safety and welfare of the
citizens of Park City.

5. The condominium record of survey plat is consistent with the approved North
Silver Lake Conditional Use Permit.

Conditions of Approval:

1. The City Attorney and City Engineer will review and approve the final form and
content of the condominium record of survey 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 condominium 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 complete application
requesting an extension is made in writing prior to the expiration date and an
extension is granted by the City Council.

3. A note shall be added to the plat referencing that the conditions of approval of
the Deer Valley MPD and the 2010 North Silver Lake CUP apply to this plat.

4. The applicant shall be responsible of filing the proper documentation with Summit
County to retire the North Silver Lake Lodge Record of Survey Plat recorded in
2005.

5. All conditions of approval of the City Council’s July 21, 2011 order shall continue
to apply.

6. All conditions of approval of the Planning Commission's February 26, 2014 action
modifying the CUP to allow Lockout Units shall continue to apply.

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

PASSED AND ADOPTED this day of , 2014.

PARK CITY MUNICIPAL CORPORATION

Jack Thomas, MAYOR
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ATTEST:

Marci Heil, City Recorder

APPROVED AS TO FORM:

Mark Harrington, City Attorney
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NORTH SILVER LAKE CONDOMINIUM PLAT
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NORTH SILVER LAKE 2B CONDOMINIUM PLAT
AMENDING LOT 2B OF THE NORTH SILVER LAKE
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NORTH SILVER LAKE 2B CONDOMINIUM PLAT
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Exhibit B — Project Deséription

PROJECT AND PLAT DESCRIPTION
North Silver Lake Condominiums

This is an application for the approvat of a condominium plat for North Silver Lake
Condominiums.

Lot 2B of the North Silver Lake subdivision was originally created pursuant to the plat entitled
“Subdivision of Lot 2 North Silver Lake Subdivision”, which was recorded on September 18,
1997, The plat submitted with this application is a further subdivision of Lot 2B, in accordance
with the terms and conditions of a Conditional Use Permit approved on July 1, 2010 (“CUP”).
The CUP authorized the development on this property of 54 units, consisting of 16 single-family
homes (in detached or duplex configurations) and four stacked condominium buildings
containing 38 additional residential condominium units. The stacked condominium buildings
also include 3 commercial condominium units and 1 support condominium unit.

This plat divides the property into 54 condominium units and common areas including: (i) 4
single family units, (ii) 3 duplex buildings each with 2 units, (iii) 6 units currently shown as 2-
dimensional lots that will be amended later to depict the 3-dimensional unit locations, (iv) 38
stacked flats in 2 buildings (North Lodge Building and South Lodge Building), and (v) a private
road that is part of the common area. The condominium buildings have been designed to be
consistent with the project plans submitted with, and approved as part of, the 2010 CUP.

Lot 2B is currently encumbered by a Record of Survey Plat for North Silver Lake Lodge that
was recorded on April 19, 2005. That plat will be terminated of record immediately prior to the
recordation of the condominium plat submitted with this application.
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Exhibit D — Lot 2 North Silver Lake Subdivision (1997)
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Exhibit E — North Silver Lake Record of Survey Plat (2005)

SURVEYOR'S CERTIFICATE
N ! L Brion D. Amald, o Professiondl Lond Surveyor residing in Salt Lake County, Utoh, haidng Uicense No.
Y PHASE 11 BELLEVUE / 187007 0n prescribed by the Jaws of the State of Utah, 8o hereby certify thot | have surveyed the Salt
\,\ ENTRY Mo 408237 NORTH SILVER LAKE Loke County, Utoh troct of lond shown hereon, the external boundaries of which ore described a3 shown,

SUBDIVISION
T 20
FIRST AMENDED

ENTEY M emrsTR
PHASE ONE BELLEVUE
ENTRY Mo vaTOr

) further certify that the reference maorkers shown on this Record of Survey Map ore located os indicated and
are suffickent to readly retroce or reestoblish this Survey, that the infermation shown herein s sufficient to
accurately estoblish the lateral boundaries of the cbowe described troct, and of the bullding locoted o to be
Iocoted on soid troct, thol the information shown herein is sufficient to cccurately estoblish the horizentol
and verticel bo.mm 9! «ch of the Units locoted of 1o be locoted co sod trect, and thot this Record of

Sutvey: ey, coplos ith e sroifoioe. of Secks. 57..8- 130} ¢ o the Ulah Condomioun, Ownorshy Act. Vieh
2 Code Annotated Sactions 57-8-1 Srcgh 57-8~36 (Supp. 2
> Brion 0. Amold
P PSOMAS
2 2 i /" LEGAL DESCRIPTION
”~ A1 of Lot 28, Subdnisicn of Lot 2, NORTH SILVER LAKE SUBDIISION, according to the official plat. theree!

, recorded September 18, 1907 an Entry No. 487578 of the offickd recceds i the office of the Summit
+ County Recorder. Batis of Bearing i identicol 10 that shown on s0id Subdivision of Lot 2, Nerth Siver
/. Loke Subdivision.

VICINITY MAP Containing 596 ocres meee of lnss.

KNOW ALL MEN BY THESE PRESENT thot NORTH SILVER LAKE, LLC, the undersigned owner(s) of the
descrbed troct of land, do hereby consent o the recordation of thia RECORD OF SURVEY of NORTH
SILVER LAKE LOOGE. A Utch Expondable and Convertible Condominium Project

Further, the owner does hereby krevocotdy offer for decicotion to the Pork City Municipal Corperation,
the Snydervile Bosin Woter Reclomotion Diatrict and Pork City Fire Protection District, o non=exchishe
easement over the ullity eosements, trol eosements, public and privote access eosements shown on this
plot foe the purpose of providng occess for utiity nstaiation, mointenance, use and eventuct replocement,
ond for trail occess by the gemerol public. i occordonce with on krevocoble offer of dedicoticn.

I witness whereo! the undersigned hos sel its hend on this 23.day or.’h)cuL. 2005,
NORTH SILVER LAKE, LLC., a Utoh Limited Liobility Company.

AMENDED LOT 2B
CONVERTIBLE LAND

.7 By Trilium Assets, LLC, W's Monoging Member

|

!
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i ‘ this M__ AD, 2008,
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H ENTRY Yo 500307 ' .
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.

g' On this ﬁ;;;— n of, »M.__E 2008, perscnally oppeored before me
b‘[ who, being by me duly sworn, did
ii' LEGEND acknowledge to me that he is representing the mojority Membership interests of Nocth Siver
g Loke, LLC. 0 Limited Liability Compony, 00d that the within and foregoing instrument was

r: TCTION MOMARNT (45 NOTED) signed in_ behall of m e by outherity of Its Articles of Orgnizotion. and sold
r‘s" 'Y CUSTNG STRUET MOMUMENT DELTA waDe | Ewew | = ocknowledge 10 me thol soid compony execuled the some.
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[T s comon ek s s o e oot c s s &
=] oo NOTES
> L IHE BOUNGARICS OF THE UNITS RIPRESENT THE BOLNOARIES WIAN WIOH ALL BULONG AND ASSOCIATED
’ o R,

CONS' WHEN THE ACTUAL BUILING roorww!s FOR THE UNITS ARE
ESTABLISHED, IN K:amm(z mm ™HE w:coaotn DECLARATION OF CONDOMIMIUM AND DECLARATION OF
AND RE OR_THE PROJECT, THE me urv MUNICPAL CORPORATION LANO
THE SPACE THE WD LAND URBAN INTERFACE
MMM svmms, AND THE PARK CITY BULDING COOE, THE Lurs oF cousvmcneﬂ DISTURBANCE SHALL
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THE UNIT BOUNDARY. ALL UMITS SHALL HAVE A MOOKIED 13- m SPR!M(LD? PROTECTION SYSTEM

!
.
|
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i
+ /
Pd BELLEARBOR AT DEER VALLEY
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Exhibit F

PARK CITY

04 March 2014

SR Silver Lake LLC

Daniel Gryczman

11990 San Vicente Blvd. Suite 200
Los Angeles, CA 90049

NOTICE OF PLANNING COMMISSION ACTION

Application #: PL-13-02034

Subject: North Silver Lake

Address: 7101 Silver Lake Drive

Description: Conditional Use Permit for Lockout Units (nightly rentals)
Action Taken: Approved

Date of Action: February 26, 2014

On February 26, 2014 the Planning Commission of Park City approved your request of
38 Lockout Units (nightly rentals) to be located within the Stein Eriksen Residences
formerly known as the North Silver Lake Development, located at 7101 Silver Lake
Drive. Your approval is subject to the following Findings of Fact, Conclusion of Law,
and Conditions of Approval:

Findings of Fact

1.

2.

3.

The subject property is at 7101 North Silver Lake Drive, Lot 2B of the North
Silver Lake Subdivision.

The property is known as Stein Eriksen Residences, formerly known as North
Silver Lake Lodge

The proposed development is located within the Deer Valley Master Plan
Development.

Within the Deer Valley Master Plan, the North Silver Lake Subdivision Lot 2B is
permitted a density of 54 residential units and 14,552 square feet of commercial
and support space.

In 2010 the Planning Commission approved a Conditional Use Permit (CUP)
consisting of fifty four (54) total units; sixteen (16) detached single family
dwellings/duplexes and four (4) condominium buildings containing thirty eight
(38) private units.
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NSL CUP Lockout Units
04 March 2014
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6. The conditions of approval for the CUP reflect that lockout units were not
requested at that time, and would require Planning Commission approval, if
requested in the future.

7. At this time the applicant requests the use of thirty eight (38) Lockout Units to be
located in the four (4) stacked flats, condominium buildings and that nightly
rentals be permitted for the lockout units.

8. The original CUP application was before Planning Commission on five (5)
different occasions: August 13, 2008, October 22, 2008, February 25, 2009, May
27, 2009, and July 8, 2009. The Planning Commission approved the CUP on
July 8, 2009.

9. On July 17, 2009, the neighboring property owners submitted an appeal of the
CUP approval. The City Council reviewed the appeal on October 15, 2009 and
November 12, 2009. During the November 12, 2009 meeting, the City Council
remanded the CUP application to the Planning Commission with specific items to
be addressed.

10.The Planning Commission reviewed the remand during two (2) work sessions on
November 11, 2009 and January 13, 2010 and two (2) Planning Commission
regular agenda meetings on March 10, 2010 and April 28, 2010 to address
specific findings of the City Council. The Planning Commission approved the
revised CUP with a four to one (4 - 1) vote on April 28, 2010.

11.The April 28, 2010 CUP approval was appealed. The City Council reviewed the
appeals on June 24, 2010. All parties stipulated to additional condition of
approval #19 that “no lockouts are permitted within this approval”. The City
Council affirmed and denied in part the Planning Commission’s decision to
approve the North Silver Lake Lot 2B CUP. The City Council findings were
ratified on July 1, 2010.

12.The Land Management Code § 15-1-10(G) allows for two (2) extensions of an
approved CUP.

13.0n March 17, 2011, the Planning Department received a Request for Extension
of the Conditional Use Permit approval. On April 28, 2011, the Planning Director
approved the Extension of the Conditional Use Permit for an additional year as
conditioned.

14.The Planning Director’s approval of the extension was appealed on June 8,
2011. The Planning Commission reviewed the matter de novo and rendered a
decision to uphold the Planning Director’s decision and grant the extension of the
Conditional Use Permit to July 1, 2012.

15.0n June 20, 2011, the City Council received a written appeal of the Planning
Commission’s final action upholding the Planning Director’s decision to approve
an extension of the development.

16.0n July 21, 2011, the appeal was heard by the City Council, who held a quasi-
judicial hearing before voting unanimously to uphold the Planning Commission’s
decision to uphold the Planning Director’s issuance of an extension of time for
the July 1, 2010 Conditional Use Permit. Because the appeal to uphold the
Planning Director’s decision was decided on July 21, 2011, the extension of the
Conditional Use Permit was extended to July 21, 2012.

17.0n October 27, 2011, Staff received an application to extend the CUP for an
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additional year, and on January 11, 2012, the Planning Commission heard the
applicants request for an additional and final one-year extension from July 21,
2012 to July 21, 2013.

18.0n February 9, 2012, the City Council received a written appeal of the Planning
Commission’s final action of January 11, 2012, approving the request for the
one-year extension to July 21, 2013.

19.The second appeal of the second extension was originally scheduled for the
March 22, 2012 City Council meeting. The appellant was unable to make it to
the meeting due to an accident. The City Council voted to continue the item to
the April 5, 2012 City Council meeting and directed Staff not to accept any
additional materials from the appellant or the applicant.

20.0n April 5, 2012 the City Council conducted a public hearing and voted
unanimously to deny the appeal and approve the extension of the CUP and
upheld with the following conditions of approval:

a. All conditions of approval of the City Council’s July 21, 2011 order
continue to apply.

b. This approval will expire July 21, 2013, 12 months from the first extension
of the CUP.

c. Approval is based on plans reviewed by the City Council on June 24,
2010. Building Permit plans must substantially comply with the reviewed
and approved plans. Any substantial deviation from this plan must be
reviewed by the Planning Commission.

21.In March 2013, the applicant received a building permit for the first single family
dwelling. This structure will be used as their model home.

22.The LMC defines a dwelling unit as a Building or portion thereof designed for Use
as the residence or sleeping place of one (1) or more Persons or families and
includes a Kitchen, but does not include a Hotel, Motel, Lodge, Nursing Home, or
Lockout Unit.

23.The LMC defines a Lockout Unit as an Area of a dwelling with separate exterior
Access and toilet facilities, but no Kitchen.

24.The requested use meets the LMC definition of a Lockout Unit, which is an area
of a dwelling unit and not a separate dwelling unit.

25. Staff does not consider the proposed use to be a hotel due to the specific
provision found in the Hotel definition which indicates that Lockout Units are not
Hotels.

26.The site will have accessory facilities in the development: a spa, ski rentals, and
a dining area that were shown on the approved 2010 CUP plans. The use of
these areas further reiterates that the use is not consistent with one of a hotel.
These areas are for the exclusive use of the unit owners and their visitors, e.g.
the only patrons allowed to use the spa, ski rentals, and the dining areas, are
patrons staying at the development through the ownership or possible rental of
the private units.

27.The proposal is in substantial compliance with the reviewed and approved CUP
plans as the Lockout Units are designed within the existing floor area of each unit
formerly reviewed and approved, located in the stacked flats.

28.No Lockout Units are being requested within the sixteen (16) single family
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dwellings/duplexes.

29.The number of Lockout Units within each unit range from one to three (1 - 3).

30.The floor plans have had minor alterations. The number of units has not
changed and the plans are in substantial compliance with the approved 2010
CUP plans.

31.The Planning Commission must review LMC § 15-1-10(E) when considering
whether or not the proposed conditional use mitigates impacts.

32.The proposed modification, the requested Lockout Units, does not require
additional mitigation related to size and location of the site which was not already
addressed in the originally approved CUP (2010).

33.Regarding traffic considerations including capacity of the existing streets in the
area, Staff received an updated Addendum to Traffic Impact Analysis prepared
by Riley Traffic Consultants, LLC, dated November 2013.

34.The updated 2013 traffic analysis indicates that under the maximum trip scenario
with all of the lockouts occupied, all traffic is still projected to function at LOS
(level of service) A, which is acceptable for a roadway of this classification.

35.The Applicant needs to work with the City Engineer to ensure proper site
distance per the 2009 Existing Traffic Counts and Traffic Projections which
indicates the following under Sight Distance conclusion and Recommendations
which indicates that special warning signage is recommended during the
construction period. Also mitigation for the limited sight distance could include a
warning sign, or clearing of the slope area across the street.

36.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to utility capacity, including storm water run-off which
has already been addressed in the originally approved CUP (2010).

37.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to emergency vehicle access which has already
been addressed in the originally approved CUP (2010).

38.Regarding location and amount of off-street parking, parking for all fifty four (54)
units must be provided within the North Silver Lake development.

39. According to the Deer Valley MPD off-street parking requirements shall be
determined in accordance with the LMC at the time of application for Conditional
Use approval.

40.The North Silver Lake development has a mix of single family dwellings/duplexes
and multi-unit dwellings. There is also support commercial space within the
project. No parking is required for the support commercial area.

41.The current LMC requires 1 parking space per dwelling unit if the apartment or
condominium is not greater than 1,000 sf floor area.

42.The current LMC requires 1.5 parking spaces per dwelling unit if the apartment or
condominium is greater than 1,000 sf and less than 2,000 sf floor area.

43.The current LMC requires 2 parking spaces per dwelling unit if the apartment or
condominium is 2,000 sf floor area of greater.

44.The required parking for the multi-unit dwellings is 76 parking spaces without any
parking reduction.

45.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to the internal vehicular and pedestrian circulation
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system which has already been addressed in the originally approved CUP
(2010).

46.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to fencing, screening and landscaping to separate
the use from adjoining uses which has already been addressed in the originally
approved CUP (2010).

47.The proposed modification, the requested Lockout Units, does not require
additional mitigation related to building mass, bulk, and orientation and the
location of buildings on the site, including orientation to buildings on adjoining lots
which has already been addressed in the originally approved CUP (2010).

48.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to usable open space which has already been
addressed in the originally approved CUP (2010) and condition of approval no. 8.

49.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to signs and lighting which has already been
addressed in the originally approved CUP (2010).

50.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to physical design and compatibility with surrounding
structures in mass, scale, style, design, and architectural detailing which has
already been addressed in the originally approved CUP (2010).

51.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to noise, vibration, odors, steam, or other mechanical
factors that might affect people and property off-site which has already been
addressed in the originally approved CUP (2010).

52.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to control of delivery and service vehicles, loading
and unloading zones, and screening of trash and recycling pickup areas which
has already been addressed in the originally approved CUP (2010).

53.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to expected ownership and management of the
project as primary residences, condominiums, time interval ownership, nightly
rental, or commercial tenancies, how the form of ownership affects taxing entities
which has already been addressed in the originally approved CUP (2010).

54.The proposed use modification, the requested Lockout Units, does not require
additional mitigation related to within and adjoining the site, environmental
sensitive lands, physical mine hazards, historic mine waste and Park City Soils
Ordinance, steep slopes, and appropriateness of the proposed structure to the
existing topography of the site which has already been addressed in the originally
approved CUP (2010).

Conclusions of Law

1. The application is consistent with the Deer Valley Master Planned Development
and the Park City Land Management Code, particularly section 15-1-10,
Conditional Use Permits.
The Use is compatible with surrounding structures in use and circulation.
The Use is consistent with the Park City General Plan.

w N
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4. The effects of any differences in Use or traffic have been mitigated through
careful planning.

Conditions of Approval

1. All Standard Project Conditions shall apply.

2. All conditions of approval of the City Council’s July 21, 2011 order shall continue
to apply.

3. Approval is based on plans reviewed by the City Council on June 24, 2010 and
the Planning Commission on December 11, 2013. Building Permit plans must
substantially comply with the reviewed and approved plans. Any substantial
deviation from this plan must be reviewed by the Planning Commission.

4. The applicant shall work with the City Engineer to ensure proper compliance with
the recommendations outlined in this staff report regarding site distance and
special warning signage during the construction period.

5. The maximum number of Lockout rooms permitted in the project is 38, all of
which shall be located in the units in the stacked condominium buildings as
determined by the Applicant. The condominium declaration for the project shall
contain a use restriction with this limitation, which use restriction shall not be
modified without the written consent of 67% of the owners of residences located
in the following adjacent subdivisions: (i) Evergreen; (ii) Bellemont; (iii)
Bellearbor; (iv) Bellevue; and (v) Belleterre.

6. The project is approved as a Multi-Family Dwelling project and not as a Hotel,
and the inclusion of 38 Lockouts is deemed not to be a change in said Use. All
commercial and support units with appurtenant limited common areas shall be
restricted to the exclusive use of the owners of units and renters of units (or
Lockouts) currently in residence at the time of use, and their guests. No
advertising of the amenities to the public is permitted. The parking garage for the
stacked condominium buildings shall contain 80 spaces, and all parking access
for such buildings during the period in which Deer Valley Resort is open and
operating for public skiing each year shall be limited to valet parking at the main
porte cochere for the project. At all other times the parking garage may be
accessed only by on-site owners of units or renters of a unit or Lockout, and their
guests, as well as employees at the project, either by valet service or a
mechanized entry system.

7. Group events hosted in the common areas at the Project shall only be permitted
if all invited guests are staying at the Project or the host of the event owns a unit
at the Project. Such restriction, together with other reasonable restrictions on
event hours, use of amplified sound and other precautions typical of those found
in CC&Rs for other condominium projects in Deer Valley shall be included in the
condominium declaration.

8. The condominium declaration for the project shall prohibit construction of
Structures in the outdoor open space shown on the submitted plat for the project.

9. Applicant shall install a dimmer in the project monument sign to allow the
brightness to be reduced as appropriate for better compatibility with the
neighborhood.

10. The condominium declaration for the project shall contain the use restrictions
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described in conditions of approval 5-9.

Please be aware that the approval of a Conditional Use Permit by Park City in no way
exempts the property from complying with other requirements that may be in effect on
the property, and building permit regulations, as applicable. It is the responsibility of the
property owner to ensure compliance with these regulations.

As the applicant, this letter is intended as a courtesy to document the status of your
request. The official minutes from the Planning Commission are available in the
Planning Department.

If you have questions regarding your application or the action taken please don't
hesitate to contact me at 435-615-5064 or fastorga@parkcity.org.

Sincerely,

Sy

Francisco Astorga
City Planner
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Exhibit G - Public Comments

APPEAL AT 7101 Silver Lake Drive

The 2.865 sq. ft. building footprint approved in the Conditional Use public
process at 7101 Silver Lake Drive, the site of the proposed Stein Erickson
Residences, is in non-compliance with code.

The open space calculation utilizes Dedicated Open Space toward development
in error. Dedicated Open Space has been provided in the Conditional Use
Permit in error.

The Master Plan forbids the use of Dedicated Open space toward development.

A public process verifying notification of hearings and meetings for the use of
Dedicated Open Space toward development in North Silver Lake has not
occurred.

The project at 7101 Silver Lake Drive is in non-compliance according to
information provided to Council by the Summit County Recorder, Summit County
Tax Assessor and Utah State Ombudsman.

In 2012 the Summit County Auditor and Tax Assessor wrote a letter to Council
stating Dedicated Open space used in the Conditional Use Permit at 7101 Silver
Lake Drive does not have "rights" toward development.

Notification of a public process to allow development at 7101 Silver Lake Drive to
use Dedicated Open space tax-fee toward massive Condo Hotel development
has not taken place.

Council was made aware by Summit County Officials that North Silver Lake
recorded plats as of 2012 did not give rights for development outside of the .92
acre recorded building footprint at 7101 Silver Lake Dr.

The State Ombudsman in an Opinion sent to Council identified a flaw in the 2010
Conditional Use Permit at 7101 Silver Lake Drive. Brent Bateman identified a
flaw of .76 acre in the open space calculation. He identified a 3.02 acres
remainder, instead of 3.78 acres Finding of Fact reported in the 2010 CUP.

3.78 - 3.02 = .76 acre math calculation error identified by the State of Utah
The Finding of Facts in the 2010 Approval and 2011 Appeal incorrectly
assume the project is 70.6% open space. According to Government
experts multiple Findings of Fact, most notably that the project is 70.6%
open space, are FALSE.

The project is less than 45% open space using expert information provided by
Government officials: Allan Spriggs - Summit County Recorder, Steve Matrtin -
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Summit County Tax Assessor and Brent Bateman - Utah State Ombudsman.

Without the use of 4.03 acres Dedicated Open Space, and subtracting out the
.76 acres math error discovered by the Utah State Ombudsman, the project is
out of compliance at 45% open space.

The July 2010 CUP Findings of Fact found the project to be 70.6% open space in
error.

2.865 = 2.865=.2941
596 +3.78 9.74

1-.2941 = .7059 or 70.6%

Subtracting out 4.03 acres of Dedicated Open Space and subtracting out the .76-
acre open space calculation error discovered by the Utah State Ombudsman the
project is less than 45% open space.

2.865 =2.865= .55
5.96 - .76 5.20

1 -.55=.4490 or 45% open space
The project is less than 45% open space.

A private ski bridge at Bellemont #12 was constructed after the State
Ombudsman discovered a .76-acre math error in the developer's open space
calculation. The Bellemont #12 private ski bridge would increase the .76-acre
open space miscalculation for 7101 Silver Lake Drive.

The project is non-compliance with the 60% open space requirement. The
Finding of Fact math calculation of 70.6% used in the public process to approve
the project is incorrect. There is a miscalculation of 26%.

.7059 - .4490 = .2569 or 26%

History

The protection of the forest on 7101 Silver Lake Drive was of importance to City
Council, Planning Commission and the public at the time of the 2009 and 2010
Approval.

The argument by the developer's legal Council was the project is 70.6% open
space and exceeded the 60% open space requirement.
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The developers 70.6% open space math calculation Finding of Fact used to gain
approval is FALSE.

The project does not exceed the open space requirement by 10%. The project is
in non-compliance. The developer miscalculated and is short in the open space
calculation by over 25%.

70.6% - 45%= 25.6%

Misconceptions stated by Real Estate Agents of the Stein Erickson Residences
to buyers today.

1. "The project has vested rights based on the Harrison Horn CUP to build a big
project”. This realtor sales pitch to buyers is false. The Harrison Horn CUP
expired in 2006.

2. "The developer has paid their property taxes and can build on the property if
they want." This real estate sales pitch is false. The Conditional Use Permit
utilizes a total of 9.99 acres toward the permit. The developer has paid property
taxes on .92 acres out of a total of 9.99 acres utilized in the Conditional Use
Permit. The 9.99 acres approved in the Conditional Use permit in 2009 has not
been assessed as a Condo Hotel site. 9.07 acres will have been given to the
developer tax-free by City Council from 2009 to 2014 if City Council approves the
new plat in 2014.

4.03 acres is Deer Valley ski area used in the Conditional Use Permit. The
developer has paid zero in property taxes for the use of 4.03 acres of Deer Valley
ski area, that is Dedicated Open Space toward development. Deer Valley pays
on average $55 dollars a year in taxes on Dedicated Open Space approved for
use in the Conditional Use Permit.

The project has paid property taxes on .92 acres out of a total of 5.96 acres at
7101 Silver Lake Drive. 5.04 acres at 7101 Silver Lake Drive is common area on
the recorded plat and tax-free since 2005.

4.03 acres + (5.96 - .92) = 9.07 is property tax free, or will be a gift by the City
Council to the developer in 2014 if approved by City Council.

6 Lot owners have paid property taxes on 6 home sites to be built on .92-acre
building footprint at 7101 Silver Lake Dr.

Property taxes have not paid by the North Silver Lake LLC on 9.07 acres of ski
frontage used as development right in the Conditional Use Permit.
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If approved by City Council 9.07 acres will be given to the developer of the
proposed Stein Erickson Residences. Most of the area given tax-free toward
development is mature forest or Dedicated Open space and Deer Valley Resort
ski area.

Opinion

If 7101 Silver Lake Drive is a Hotel site, why hasn't it been taxed like one since
2005?

Since 2005 the vacant lot at 7101 Silver Lake Drive has been taxed like a lot for
a single-family homes.

For comparison, a one-acre vacant Single family home lot on the same street
has an assessed value of around $1.2 million and is assessed taxes of
approximately $11,000 in property taxes annually (See Summit County property
tax records for Silver Lake Drive).

The total assessed value for 6 home sites at 7101 Silver Lake Drive is $1.2
million. The total property taxes assessed annually since 2005 is approximately
$11,000.

The developer of the proposed Stein Erickson Residences utilizes 9.99 acres of
ski frontage in the permit.

9.99 acres approved for use in the Conditional Use permit is predominantly forest
and Deer Valley ski area that is recorded as Dedicated Open space. The total
9.99 acres used in the permit is taxed a total of approximately $11,000 a year.
$11,000 in taxes annually is similar to a single home 1-acre lot on the same
street with an estimated value of $1.2 million.

The developer argues there are vested rights to build a massive Condo-Hotel.
Meanwhile owners of 6 single-family home lots have paid a total of approximately
$11,000 in property taxes annually with an estimated total value of $1.2 million

for 6 house lots since 2005.

How can the developer's Council argue 7101 Silver Lake Drive is a Condo Hotel
site when it has been taxed as 6 individual home sites since 2005?

Taxes area based on the 2005 recorded plat to build single-family homes,
instead of an assessment for a massive Condo-Hotel.

The developer suggests they have a "vested right" to build a major hotel based

upon the Harrison Horn Conditional Use Permit. The Harrison Horn CUP
expired in 2006.
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Although the Harrison Horn CUP permitted a 450,000 sq. ft. project, the property
owner in 2005 (Val E. Southwick owner of VesCor) recorded a plat for 6
individual homes.

The 5.96 acres lot at 7101 Silver Lake Drive has been taxed as a site for 6
single-family homes since 2005.

The recorded building pad permits a total of 6 homes on .92 acres.

The 7101 Silver Lake Drive Recorded Plat #733182 records a .92-acre building
pad. The .92 acre recorded building pad has NOT been included by the City in a
Staff Report or disclosed during public hearings, meetings or the Appeal process.

Facts

The developer does not have development rights based upon the 2006
expired Harrison Horn Conditional Use Permit. (See 2009 Appeal available
on the City's web site parkcity.org).

The developer does not have rights to utilize Dedicated Open Space, that is
Deer Valley ski area, toward development. (See 2012 Summit County Letter
to Council and Summit County Tax record available on summitcounty.org).

There is a .76 acres discrepancy in the open space math calculation
according to the State of Utah (See Brent Bateman State Ombudsman
Opinion provided to City Hall).

6 home sites, with a total building footprint of .92 acres, on 7101 Silver
Lake Drive is what the owner has a right to build (See Summit County
Recorder Plat #733182 building footprint available to the public on the web
site summitcounty.org).

The City has failed to notify affected property owners of the removal of the
recorded building footprints for 6 homes on plat #733182 at 7101 Silver
Lake Drive.

The Planning Commission has approved a massive Condo Hotel in the
midst of a residential neighborhood in error.

7101 is a 5.96-acre vacant lot, once heavily forested, with 6-recorded
building pads for single-family homes. (See recorder plat #733182 on the
County's web site summitcounty.org).

A public process with notification, hearings and meetings to remove the
.92-acre building pads at 7101 Silver Lake Drive has yet to take place.
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Planning Commission has attempted to create a massive Condo Hotel site
on alot recorded for 6 single-family homes from 2005 to date.

7101 Silver Lake Drive's estimated value for Summit County Tax purposes
since 2005 is $1.2 million (See Summit County tax records).

If City Council approves the Stein Erickson Residences and increases the
building footprint from .92 acres to around 2.865 acres, vested rights will
be created at 7101 Silver Lake Drive worth in excess of $85 million.

If approved City Council will have turned a lot worth $1.2 million according
to Summit County into a lot worth over $85 million.

If approved City Council will be complicit in creating a gain for the owners
of 7101 Silver Lake Drive in excess of $83 million.

If approved the City will have changed a lot with vested rights for 6 single
family homes into a massive Condo Hotel site with potential vested rights.

If approved City Council in 2014 will have created a new hotel site in Park
City in the midst of a built out residential neighborhood.

City Hall will have created a new Condo Hotel site worth in excess of $85
million by hiding the fact that 9.07 acres of Dedicated Open Space and
mature forest have been tax-free for the project since 2005.

FYI - The Securities and Exchange Commission has identified the North Silver
Lake LLC's involvement in a fraud scheme. See the VesCor Receivership web
site and the North Silver Lake LLC's involvement at 7101 Silver Lake Drive for

more information.

See http://www.vescorreceivership.com.
Please prevent a Treasure Hill the Second.

Respectfully

Lisa Wilson
P.O.Box 1718
Park City, UT 84060
(435) 901-0629
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March 24, 2014
Dear Planning Dept.,

Re: Convertible Land? Non-Compliance with Code and Corruption
Scandal Potential

| am confused with the term "convertible land plat". A "convertible land
plat" was not disclosed in the Planning and City Council Staff reports,
meetings, hearings or minutes from 2008 until now. Your email says: "In
other words, the applicant has requested to amend the 6 unit

+ convertible land plat to reflect the 54 units approved in 2010."

What is a "convertible land plat"?

Rights for a condo hotel do not exist today at 7101 Silver Lake Drive. The
5.96 acres lot has been approved for a maximum 6 homes since 2005. A
residential homes lot is will be converted in to massive Condo Hotel site if
the proposed plat is approved for NSL Lot 2B. A Condo Hotel site is being
created within the midst of a well established built out residential
neighborhood.

| believe the Recorder Plat #733182 has been included in a Staff Report
only once. On Feb 26t a request for lockouts included plat #733182. No
one from the public gave public comment on Feb 26th, 2014. Is it because
plat #733182 is on the back page in a lockouts request?

The public has not been made aware Recorder Plat #733182 exists over
the many years of public process. An important plat has been withheld
from the public.

The City and developer have succeeded in hiding the fact that 7101 has
recorded rights for a maximum of 6 homes. This developer is clever. The
City has abetted the developer in hiding facts that could prevent a Condo
Hotel approval on what is a lot for homes only today.
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Summit County experts define the land outside the 6 units building
boundary as "Common Area" instead of "convertible land". Summit
County experts in a letter to Council (Oct 22, 2012) state:

"NSL-2-2B-AM (7101 Silver Lake Drive)

s an inactive parcel that was broken out of Lot 2 in 19977 It subsequently
was further subdivided in 2005 as the North Silver Lake Lodge
Condominium of 6 units on the original 5.96 acres. According to the
recorded plat received from the Recorders Office, the remaining
acreage under discussion was determined to be Common Area as
per plat (lower left hand legend). And since the value of any
common area is assumed in the combined undivided ownership of
the project units, no Serial or Account number was created for tax
assessment purposes.

The lower left hand legend on the Recorder Plat #733182 defines the area
outside of the building envelope as Common Area and not convertible
land. The legend looks like the property next door on the Bellearbor Plat.

The notes on the Recorder Plat #733182 confirm the area outside the
building envelope is Common Area and not convertible land. The
Plat Note states:

"THE BOUNDARIES OF THE UNITS REPRESENT THE BOUNDARIES
WITHIN WHICH ALL BUILDING AND ASSOCIATED CONSTRUCTION
SHALL OCCUR WHEN THE ACTUAL BUILDING FOOTPRINTS FOR
THE UNITS ARE ESTABLISHED...THE BUILDING FOOTPRINT CAN
SHIFT WITHIN THE UNIT BOUNDARY."

Rights for 54 units + commercial space do not exist today. Staff Reports,

hearings, meetings and minutes neglected to mention the maximum-
recorded right currently at 7101 Silver Lake Drive is 6 units.
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Construction is allowed "WITHIN THE UNIT BOUNDARY". The
Recorder Plat does not give rights for construction outside the
recorded "BOUNDARIES OF THE UNITS" or converting the land to a
Condo Hotel site.

The legend on the Recorder Plat #733182 and plat Notes are proof that
new rights are being created on 7101 Silver Lake Drive. 6 units has been
the maximum right since 2005. If the proposed recorder plat is approved
new rights will be created for 56 units + 38 lockouts + commercial

space.

The developer of the North Silver Lake area is primarily Perkins
Timberlake. Perkins Timberlake developed Bellevue, Belleterre,
Bellemont and Belle Arbor. Currently Perkins Timberlake

developments are assessed property taxes for Common Area. Bellevue,
Bellemont and Bellearbor all are taxed for Common Area. 7101 Silver
Lake Drive Common Area has been tax-free since 2005. If development
rights actually exist on Common Area at 7101 Silver Lake Drive
Summit County would have taxed them.

7101 Silver Lake Drive is another Perkins Timberlake home development.
A Trust Deed is recorded in the name of Gayle Perkins at 7101 Silver
Lake. See the Perkins Trust Deed Recorded document.

The recorded development rights are for 6 homes only. There are no
recorded rights for commercial space. There are no recorded rights for
construction of units outside of the 6-unit boundary.

Any rights for a Condo Hotel, additional units or additional Commercial
space will be new rights created by City Council if a new Recorder Plat is
approved. City Council will have created a Condo Hotel site within the
midst of a residential neighborhood in 2014,

Could another Treasure Hill type battle begin? Perhaps a solution down

the road to prevent a massive project, around the size of the St. Regis,
above Main St. will be to transfer development rights down to the Snow
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Park parking lot.

If the proposed Recorder Plat is approved the City will have created new
development rights that benefit Deer Valley Resort. New rights will be
created that benefit Deer Valley even if a TDR does not occur to transfer
rights to Snow Park. 94 rental units + Commercial space will be created
instead of the 6 home maximum permitted today. The proposed Recorder
Plat potentially means more skiers on the mountain and revenue.

The 2010 North Silver Lake Lodge CUP is in non-compliance with code

The North Silver Lake CUP utilizes Dedicated Open Space in error. The
Dedicated Open Space in the 2010 CUP is Deer Valley Resort ski area.

The Lot 2D tax bill is additional proof from Summit County experts that the
4.03 acres on Lot 2D is Dedicated Open Space. The Oct. 22, 2012 letter
from County Officials proves that rights do not exist for the use of
Dedicated Open Space toward development. See Lot 2D tax bill.

The project is less than the 60% required when 4.03 acres of Dedicated
Open Space is removed from the calculation. The project was sold to the
public and City Council as 70.6% open space. The 2010 CUP is in non-
compliance as approved.

Re-evaluate

Please re-evaluate the entire North Silver Lake MPD to protect the City
from any potential legal liability.

Please check all Perkins-Timberlake projects for verification that they
conform to the open space code requirements in place at the time of their
approvals. For example, Bellemont without the use of Lot 2D toward
development is in non-compliance with code.

Multiple homes within Perkins Timberlake projects (Bellevue, Bellemont,
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and Belle Arbor) have added private ski bridges to access homes from the
ski run. The ski bridges were constructed after plats were recorded. Ski
bridge foundations have changed the building footprint and the open
space calculations for Perkins Timberlake developments.

Any additional land required to meet the open space code will need to
come from within the North Silver Lake MPD. 7101 Silver Lake Drive is
the last major lot within the NSL MPD.

Perkins-Timberlake is aware that development rights do not exist on Lot
2D toward development. The 2010 North Silver Lake Lodge CUP permits
Bellemont to use land from 7101 Silver Lake Drive toward Bellemont's
open space calculation. See Finding of Fact #9.

Finding of Fact #9..."The Bellemont subdivision utilized 1/4 acre of the Lot
2B parcel to comply with the open space requirement.”

Lot 2B is 7101 Silver Lake Drive.

Mark Prothro owns the lot next to his Belleterre home on Silver Lake
Drive. Could Prothro try to use his residential single-family home lot
toward the deficiency in open space for Bellemont, use his lot for an open
space deficiency at 7101 Silver Lake Drive, or other open space
deficiencies in Perkins Timberlake projects within the North Silver Lake
MPD?

Mark Prothro signed the Plat for Belleterre, Bellvue, Bellmont and
Bellearbor on behalf of Perkins Timberlake. Gayle Perkins has a Trust
Deed at 7101 Silver Lake Dr.

The Developer is trying to create rights for a Condo Hotel on a lot with
rights for a maximum of 6 homes exist today. Park City has abetted this
process by withholding the Recorded Plat map #733182 from the public
until Feb 26t, 2014.
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Typically on Silver Lake Drive a plat amendment takes place first to
expand the building boundaries on a lot. Multiple plat amendments are
recorded on Silver Lake Drive to expand the building boundaries for
single-family homes.

The plat amendment process has been reversed at 7101 Silver Lake
Drive. A CUP was approved for the North Silver Lake Lodge prior to
expanding the building boundary at 7101 Silver Lake.

It appears Park City Municipal has played an integral role in allowing a
smoke and mirrors public process to create another massive Condo Hotel
in Park City.

Please be vigilant and verify all information provided to the City by
this developer. The 7101 Silver Lake LLC is a VesCor Receivership
Entity. The LLC is suspected of ties to Val E. Southwick and his
associate’s fraud scheme. VesCor was accused by the Securities and
Exchange Commission of bilking banks, investors, etc out of $450 million.
Val E. Southwick and some of his associates are currently serving prison
time for fraud. This page is from the VesCor Receivership website. The
site shows that 7101 Silver Lake LLC is a Receivership Entity.

ENTITIES IN THE VESCOR RECEIVERSHIP
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Development Advisory Services, LLC
Horizon Ridge Office Park, LLC
7101 Silver Lake, LLC

7101 Silver Lake/40, LLC
7101 Silver Lake/60, LLC

ADL 1, LLC

Annenberg Capital, LLC

Apex 3, LLC

Apex Capital 1, LLC

Apex Capital 3, LLC

Apex Capital CCN 1, LLC
Apex Capital CCN 2, LLC
Apex Capital CCN 23, LLC
Apex Capital CCN 3, LLC
Apex Capital CCN 4, LLC
Apex Capital CCN 5, LLC
Apex Capital CCN 6, LLC
Apex Central, LLC

Apex Foot Hills, LLC

Apex Holdings 1, LLC

Apex Holdings 2, LLC

Apex Holdings 23, LLC

Apex Holdings 3, LLC

Apex Holdings 4, LLC

Apex Holdings 5, LLC

Apex Holdings 6, LLC

Apex Land Holdings, LLC
Apex Industrial Properties, LLC
Apex MM, Inc.

Apex Miners Mesa, LLC

Apex Northern Highlands, LLC
Apex Number One, LLC

Apex Solo Mountain, LLC
Apex Vegas Vista, LLC

BDL 2, LLC

Baron Von Tiltup, LLC
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Bay View Community Center, LLC
Berkshire Assets, LLC

Cromwell Property Management, LLC
CLP Properties, LLC

Consulting Alternatives, LLC
Commercial Center North, LLC

DKR Holdings, LLC

Development Advisory Services, LLC
EDL5, LLC

Edgewood Assets, LLC

Eleuthera Equity, LLC

Emerald Crest Condominium Association, LLC
Emerald Crest Holdings, LLC

Five Star Lending, LLC

GHC Equities, LLC

Glenbrook Capital, LLC

Growth Vision, LLC

HB Equities, LLC

Horizon Ridge Office Park, LLC

IDL 9, LLC

Industrial Rail Owners Association (Corp.)
International Transitional Housing, LLC

Hypothesis

SV Assets, LLC

SV Lending, LLC

Towicks, LLC

Transitional Alternatives LLC
Trillium Assets, LLC

Val Edmund Southwick Fami
VDC Commercial Mortgage,
VesCor Capital Corp.
VesCor Capital Inc.

VesCor Development, LLC
VesCor Development 2, LLC
VesCor Development 3, LLC
VesCor Preferred Equity, LL(
VesCor, Ltd.

VesCorp Capital IV-A, LLC
VesCorp Capital IV-HR, LLC
VesCorp Capital IV-M, LLC
VesCorp Capital IV-ND, LLC
VesCorp Capital, LLC
Vescorp IV, Inc.

Vegas Vista VI, LLC

Vegas Vista 6 Holdings, LLC

Could this be a strategy to reimburse banks, investors and more bilked by

Vescor?

Facts

The Recorded documents and the Oct 22, 2012 letter from Summit
County experts to Council make it clear rights do not exist for
development beyond 6 units at 7101 Silver Lake Drive today.
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The Recorded documents and the Oct 22, 2012 letter from Summit
County experts to Council make it clear development rights do no exist for
the use of Dedicated Open Space on Lot 2D toward development.

The proposed SEL Residences Recorder Plat requires the use of
Dedicated Open Space toward development to meet the 70.6% open
space approved in the CUP. Dedicated Open Space has been approved
toward development in the 2010 North Silver Lake Lodge CUP.

The Fact that Dedicated Open Space is approved toward development in
the 2010 North Silver Lake Lodge CUP has not been disclosed to the
public in a Staff Report, hearing, meeting or minutes.

Rights for a massive Condo Hotel will only exist if City Council approves a
new Recorder Plat.

A new plat will turn a lot with an estimated value today of $1.2 million into
a lot worth potentially more than $100 million dollars. Permitting the use
of Dedicated Open Space toward development will create a new $100
million dollar Condo Hotel site in Park City.

Potential Outcome

If the proposed SEL Residences Recorder Plat is approved new rights will
be created and another Treasure Hill type battle will begin.

City Hall could be accused of corrupt practices and withholding vital
information from the public.

Those in Deer Valley and Park City have the wealth, resources and the
time for a legal battle.

EYI
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| am no longer receiving email notifications for City Council and Planning
meetings. | did not request email notifications be discontinued.

My check for the Appeal to City Council concerning the Recorder Plat
change at 7101 Silver Lake Drive was cashed 3/11/2014. Please include
my Appeal to City Council in the Staff Report for the April 9t meeting.

The Appeal was given to Sharon Bauman and the entire Planning
Commission. Supporting documents for the Appeal were given to the
Planning Commission during public comment on March 12, 2014.

If the proposed recorded plat is on the Agenda on April 9t please include
my Appeal and ALL supporting documents provided to Planning
Commission on March 12t and given to Sharon Bauman March 10, 2014
in the Staff Report. Please include this email also in the Staff Report for
the April 9t meeting. | will be in Mexico.

Please include the 3 emails sent to Diane Sintz on Feb 12t in the Staff
Report for the proposed Recorder Plat at 7101 Silver Lake. 3 emails

were sent to Diane Sintz and Francisco Astroga for the Feb 12t & 26t
Planning meeting. The Feb 12t meeting was postponed until Feb 26,

| have been out of town for one Planning meeting all year, the Feb 26t"
meeting. The second time | will be out of town for a Planning meeting is
April 9. 1t looks as if the developer may know when | am out of town.

Please put me back on the email notification list for City Council and
Planning meetings.

Apparently a public hearing is scheduled for April 9th to create new Condo
Hotel site at 7101 Silver Lake Drive. If at all possible could this take place
when | am in town?

Staff Report for the new Recorder Plat at 7101 Silver Lake?’s

Planning Commission April 9, 2014 Page 219 of 368



Will the Staff Report include the fact that Dedicated Open Space is used
toward development in the proposed Recorder Plat?

Will the Staff Report include the fact that the site permits 6 homes only
today?

Regards, Lisa Wilson
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th il:
To the Council October 22, 2012
Re: “tax free property in Park City”

The properties under discussion are:

NSL-2-2D-am.

development rights are attached to the property. It is
$1,500 per acre which is identical to all platted open s
its use (open space for adjoining condo projects) is up
effect on the valuation since the property itself is strip
space. y

currently assessed at “open Space” value of
pace in the resort area. What Park City allows as
to the Park City authority; however it has little
ped of any usage other than buffer and green

NSL-2-2B-AM

Is an inactive parcel that was'broken out of lot 2 in 199
in 2005 as the North Silver Lake Lodge Condominium of i

» the remaining acreage under discussion was
determined to be Common Area as per plat (lower left hand legend). And since the value of any

common area is assumed in the combined undivided ownership of the project units, no Serial or
Account number was created for tax assessment purposes.

The 85 million trust deed is irrelevant to assessment purposes and may mean something to the bank or

the borrower or may cover multiple properties or other assets of the LLC for whom the deed was
executed.

The conditional use development rights exist only on paper and only until 2013, if they are developed at
all. Until a subsequent plat is recorded determining and fixing the “rights” to this parcel it would be
unwise to attach value to undetermined, speculative, future potential as yet unrealized.

It appears that in 2010 Ms. Wilson and other adjacent property owners filed an appeal of the CUP

{Conditional Use Permit) and were denied on the whole and may be attempting a different route to slow
the development of the parcel.

Alan Spriggs , Summit County Recorder

Steve Martin, Summit County Assessor
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Tax Record Proo+ Lo 2D is Redented Open SPace

E ’Ihx Account
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- Accountld 0338065

~ Parcel Number NSL-2.2D-AM
~ Owners DEER VALLEY RESORT COMPANY
 Address PO BOX 889
E_. : PARK CITY, UT 84060-0889
Situs Address

LOT 2D OF THE SUBDIVISION OF LOT 2 NORTH SILVER LAKE SUBDIVISION; ACCORDING TO
THE OFFICIAL PLAT ON FILE IN THE SUMMITCOUNTY RECORDERS OFFICE CONT 4.03 ACRES

.

| Inquiry

Of l i |
Of [03/22/2014 () |

: Tax Rate |
CITY AJ.K.U (D-D) 0.0090960000
S5 , Actual Assessed

T FACTOR (DEDICATED - 02D 6,045 6,045 Sk
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The Bellemont Subdivision utilized
the open space requirement.

~== 10.The current application site plan contains 70.6%
including the remainder 3.78 acres ot Openo.e of open space on the site

: . space on Lot 2D
11.The property is located in the Residential Devel T
: opment istri
- The property is within the Sensitive Lands Ov ' e
the Sensitive Lands Ordinance. erlay Zone and complies with

13.The height limit for Lot 2B was established at 45 feet within the
M.aster Plan. The development complies with the established hgiggz I\i/na:::ey
with the allowance of five feet for a pitched roof. '
14.The onsite parking requirements for the four stacked flat condominiums have
decreased 25% ip compliance with section 15-3-7 of the Land Management
Code. The Planning Commission supports a 25% reduction in the parking for
the stacked flats within the development.

15.The Planning Commission held public hearings on August 13, 2008, October
22,2008, February 25, 2009, May 27, 2009, and July 8, 2009.

16.The Planning Commission approved the CUP on July 8, 2009.

17.An appeal of the CUP approval was received July 17, 2009 within ten days
per LMC 15-1-18.

18.The City Council reviewed the appeal of North Silver Lake lot 2B on October
15, 2009 and on November 12, 2009.

19.0n November 12, 2009, the City Council remanded the Conditional Use

Permit back to the Planning Commission with three specific items to be
addressed within the order.

20.The Planning Commission reviewed the North Silver Lake Conditional Use
Permit remand on November 11, 2009 and January 13, 2010 and two
Planning Commission regular agenda meetings on March 10, 2010 and April
P Y} - S E
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Dev@lqomém{j woidhin North 5/ lier Lelke ae Fekps Db e,

i - i

NOTICE TO ADIOINING PROPERTY QWNERS
* Dear Property Owner:
- The Park City Planning Department has received an application for a project to b
~ neighborhood as described below. The Planning Commission will review this
~ regularly scheduled meeting on Wednesday, April 9, at 7:00 p-m. in the City C
~at City Hall (The Marsac Building), 445 Marsac Avenue and you are welcome to

Lot 2-North Silver Lake Subdivision
and AL A
Bellemont at Deer Valley, North Silver Lake Sut

 amendment and a small scale |
- " "_-__-.-
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ENTITIES IN THE VESCOR RECEIVERSHIP

Development Advisory Services, LLC
Horizon Ridge Office Park, LLC
7101 Silver Lake, LLC

7101 Siiver Lake/40, LLC

7101 Siiver Lekev80, LLC

ADL 1, LLC

Annenberg Capital, LLC

Apex 3, LLC

Apex Capital 1, LLC

Apex Capital 3, LLC

Apex Capital CCN 1, LLC

Apex Capital CCN 2, LLC

Apex Capital CCN 23, LLC
Apex Capital CCN 3, LLC

Apex Capital CCN 4, LLC

Apex Capital CCN 5, LLC

Apex Capital CCN 6, LLC

Apex Central, LLC

Apex Foot Hills, LLC

Apex Holdings 1, LLC

Apex Holdings 2, LLC

Apex Holdings 23, LLC

Apex Holdings 3, LLC

Apex Holdings 4, LLC

Apex Holdings 5, LLC

Apex Holdings 6, LLC

Apex Land Holdings, LLC

Apex Industrial Properties, LLC
Apex MM, Inc.

Apex Miners Mesa, LLC

Apex Northern Highlands, LLC
Apex Number One, LLC

Apex Solo Mountain, LLC

Apex Vegas Vista, LLC

BDL 2 LLC

Baron Von Tiltup, LLC

Bay View Community Center, LLC
Berkshire Assets, LLC
Cromwell Property Management, LLC
CLP Properties, LLC

Consulting Alternatives, LLC
Commercial Center North, LLC
DKR Holdings, LLC
Development Advisory Services, LLC
EDLS, LLC

Edgewood Assets, LLC
Eleuthera Equity, LLC

Emerald Crest Condominium Association, LLC

Emerald Crest Holdings, LLC
Five Star Lending, LLC

GHC Equities, LLC
Glenbrook Capital, LLC
Growth Vision. LLC

HB Equities, LLC

Honzon Ridge Office Park LLC
iIDLY LLC

Industrial Rail Owners Association (Corp )

International Transitional Houging, LLC

]7 .\.yc\i?

IR Holdings I, LLC

IR Holdings Iil, LLC

JDL 10, LLC

J&V LLC

Kenton Investments, LLC

Kojo Seacliff, LLC

London |, LLC

MMS Capital Investiments, LLC
MMS Holdings, LLC

Montana Freeport Holdings, LLC
Nevada Development Advisory, LLC
Qdyssey Equity, LLC

One Mortgage Ltd., Inc.

08§, LLC

Oxford First Capital, LLC
Paladin Development Services, LLC
R.0.C.S.E.V. Capital, LLC
Santa Clara, LLC

SEV Administrative Trust
Siena Executive Suites Holdings, LLC
Siena Heights Il, LLC

Siena Heights, LLC

Siena Office Park 1, LLC
Siena Office Park 2, LLC
Siena Office Park 3, LLC
Siena Office Park 4, LLC
Siena Office Park, LLC

Siena Vista, LLC

Signatory, LLC

Silver State Lending, LLC
SOP 871, LLC

SOP Capital, LLC

SOP MM, Inc.

Southwick Insurance Trust
Stonefield Holdings, LLC
Sunset Curve Holdings, LLC
SV Assets, LLC

SV Lending, LLC

Towicks, LLC

Transitional Alternatives LLC
Trillium Assets, LLC

Val Edmund Southwick Family Trust dtd §

VDC Commaercial Mortgage, LLC
VeasCor Capital Corp

VesCor Capital Inc.

VesCor Development, LLC
VesCor Development 2, LLC
VesCor Davelopment 3, LLC
VesCor Preferred Equity, LLC
VesCor, Ltd

VesCorp Capital IV-A_ LLC
VesCorp Capital IV-HR, LLC
VesCorp Capital IV-M, LLC
VesCorp Capital IV-ND. LLC
VeasCorp Capital LLC
Veascoip IV, Inc

Vegas Vista VI, LLC

Vegas Vista 6 Holdings, LLC
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April 3, 2014
Dear Planning Commission and City Council,

This letter is to request the new recorder plat at 7101 Silver Lake
Drive be denied. The proposed recorder plat will allow the use of
Dedicated Open Space toward development. This will set a
precedent. A new plat will change a lot approved for 6 homes today
to a Condo Hotel site that includes commercial space.

FYI - A courtesy notice was not sent to adjacent homeowners to let
them know about the April 9th proposed Recorder Plat agenda item.
The Recorder Plat agenda item has been continued multiple times.

FYI -A sign has not been posted on 7101 Silver Lake Drive or Lot 2D
Dedicated Open Space to inform the public a Planning Commission
discussion will take place regarding both properties on April 9", 2014.

The current 7101 Silver Lake recorder or Lot 2B plat is for 6 homes
only, no commercial space and nothing to be constructed outside the
building envelope.

The proposed plat will require the use of Dedicated Open Space on
Lot 2D. Lot 2D Dedicated Open Space is adjacent to 7101 Silver
Lake. Summit County confirmed in a letter to Council there no rights
for the use of Dedicated Open Space toward development on Lot 2D.
Currently 4.03 acres of Dedicate Open Space on Lot 2D is approved
toward development in the North Silver Lake Lodge CUP. The NSLL
CUP is used in the proposed Recorder Plat request for the SEL
Residences.

If the City approves the Recorder Plat new rights will be created that
will permit the use of Dedicated Open Space toward development in
Park City. This will set precedent.

Lot 2D is ski area Dedicated Open Space. Like most ski area in Park
City Lot 2D is Dedicated Open Space. Without the use of Lot 2D
toward development the projects open space calculation is around
42% open space, rather than the 60% required.
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A copy of the 2014 taxes for Lot 2D provided previously is proof that
Lot 2D is Dedicated Open Space.

During the 2009 North Silver Lake Lodge Appeal it was suggested a
Conservation Easement existed that permitted the use of Lot 2D
Open Space toward development. There is no Conservation
Easement that allows Dedicated Open Space on Lot 2D to be
used toward development. After multiple GRAMA Requests the
Planning Department has been unable to locate a Conservation
Easement. Cheryl Fox, the head of Summit Land Conservancy,
concurred there is no Conservation Easement. Planner Brooks
Robinson of the Park City Planning Department also does not recall a
Conservation Easement on Lot 2D.

It seems the public has been misled. At this point it has not been
revealed in a Staff Report that Dedicated Open Space is approved
toward development at 7101 Silver Lake Drive in the North Silver
Lake Lodge CUP.

In addition the Staff Reports over many years failed to disclose the
recorded maximum number of units permitted today at 7101 Silver
Lake is 6 units. Plat map #733182 was not included during the CUP
process.

The current Recorder Plat for 7101 Silver Lake is Plat #733182. The
legend in the left hand corner defines the area outside the building
boundary for the 6 units as common area, not convertible land. The
plat note reads: “THE BOUNDARIES OF THE UNITS REPRESENT
THE BOUNDARIES WITHIN WHICH ALL BUILDING AND
ASSOCIATED CONSTRUCTION DISTRURBANCE SHALL
OCCUR.”

According to the plat note construction is to take place within the 6-
unit building envelope only. Last summer the developer destroyed
the forest on much of the lot. Destruction took place outside the.92
acre building envelope defined on the Recorder Plat.

If the City records the proposed SEL Residences Recorder Plat this
will be a major gift to the property owners of 7101 Silver Lake Drive.
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The value of the land could increase by nearly $100 million dollars
with the new rights recorded.

Summit County's estimated value of the SEL Residences site is $1.2
million today. The value is based upon the 6-unit Recorder Plat
#733182.

Major developers suggest if the SEL Residences Recorder Plat is
approved the lot will increase in value, and could be worth in excess
of $100 million dollars because of the new rights recorded.

If the lot is changed from the 6 units recorded today into a 54 units +
2 ADA units + 38 lockouts + commercial space, there will be
approximately $100 million in value created for the 7101 Silver Lake
lot owner's Condo Hotel.

Taking

56% of Park City property tax revenue collected goes to the Park City
School District. The Park City School District been faced with major
budget shortfalls recently. The School Board was accused of
mismanaging the budget. Recently the Park City School District
increased property taxes to make-up for the budget shortfall.

Summit County gets a portion of their revenue from Park City
property taxes. Summit County recently experienced a budget
shortfall. Summit County Council raised property taxes to cover the
shortfall. County Voters gathered enough signatures on a petition for
a tax referendum to stop the tax increase. Taxpayers accused the
Summit County Council of mismanagement.

Could Park City Municipal’s new Recorder Plats approvals in the
2000’s be a contributing factor to the budget shortfalls in the Park City
School District and in the Summit County's budget?

In 2005 the property tax bill for 7101 Silver Lake Drive was over
$100,000. After the approval for new recorder plat in 2005 for 7101
Silver Lake the number of units was reduced from 54 to 6 units. Prior
to 2005 there were entitlements for commercial space on 7101 Silver
Lake. The 2005 Recorder Plat is for 6 homes only and no commercial
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space. The property tax bill went from over $100,000 in 2005 to
approximately $11,000 annually from 2005 to date.

In addition 4 acres of ski frontage is taxed minimally. The taxes on
4.03 acres of Dedicated Open Space on Lot 2D used in the North
Silver Lake Lodge Conditional Use Permit and toward the SEL
Residence are approximately $56 a year.

Are City Officials giving favors to well connected developers by
approving Recorder Plats that significantly reduce property taxes, and
culminate in budget shortfalls for the Park City School District and
Summit County?

When a developer is ready to build, as in the case of the SEL
Residences, a new Recorder plat is requested to give back
development rights that have not been taxed for years.

7101 Silver Lake Drive has a Summit County estimated value of $1.2
million based upon the 6-units recorded on the plat today. If a new
recorder plat is approved for 56 units + commercial space, the
estimated value for the lot could increase to $100 million dollars.

The proposed SEL Residence plat request “takes” a Lot approved for
6 units since 2005 and creates new rights for a Condo Hotel site for
the future. If approved these new rights will be argued for years to
come. If a new recorder plat is approved it could create a Treasure
Hill the second.

Teachers, kids and staff in the Park City School District could argue
there has been a "taking" of property tax revenue. Significant revenue
will have been lost from 2005 to date if a new Recorder Plat is
approved.

It could be argued that significant property tax revenue has been
taken from Summit County from 2005 to date if a new recorder plat is
approved. Summit County gets a portion of their revenue from Park
City Municipal.

In 2012 a letter was emailed to Candidates calculating how $14
million dollars in tax revenue may have been lost by changing the
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7101 Silver Lake Drive Recorder Plat from 54 units + commercial
space and reducing the rights to 6 units in the 2005 Recorder Plat
#733182.

Mayor Dana Williams Accomplishment

Mayor Dana Williams stated one of the accomplishments he is most
proud of is the amount of Dedicated Open Space created while he
was in office. Will Dedicated Open Space be "taken" and given to
massive development in the future? The proposed SEL Residences
Recorder Plat takes 4.03 acres of Dedicated Open Space and gives it
to massive development.

Will City Council officials take the rights for residential units only at

7101 Silver Lake, and create rights for a massive Condo Hotel within
the midst of a nearly built out residential neighborhood?

District Court? Road map to Property Tax Scheme?

If this matter goes to District Court these letters and pleas to Planning
Commission and City Council will be important. In addition, this
information could be a roadmap to find other projects given
preferential tax treatment or permitted the use of Dedicated Open
Space toward development.

FYI - The Park Record reported Attorney Snow is representing
Attorney General John Swallow in the accusations against him for
wrongdoing. Tom Bennett, attorney for the developer, works for
Clyde & Snow. The North Silver Lake LLC has been identified as a
VesCor Receivership Entity.

Above is the short version of what has taken place. Please include
the following in the Staff Report for the proposed SEL Residences
Recorder Plat. | understand there is repetition and errors. There is a
learning curve and frustration that questions regarding non-
compliance and the lack of reporting remain. On my own time as a
private citizen | have tried to prevent a legal action.
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Please include the following in the Staff Report for a new Recorder
Plat at 7101 Silver Lake Drive.

e Please include this email April 3,2014

e Please include my public comments given to Planning
Commission on March 12, 2014 & March 26, 2014

e Please include the Appeal to Planning Commission emailed
March 10, 2014 regarding the proposed Recorder Plat. A copy
was given to Sharon Baumen on March 10th, 2014.

e Please include the 35 supporting documents given to Planning
Commission on March 12", 2014 for the Recorder Plat Appeal.
The 35 documents go with the 3/10/14 City Council Appeal.

e Please include the March 24th email sent to City Council. The
supporting documents and another copy of the March 24th
email was given to Planning Commission at the March 26"
Planning Commission meeting.

e Please include the email sent Feb 21%, 2014 to Planner
Francisco Astroga and City Council to be given to Planning
Commission for the Feb. 26th Planning Meeting. The Subject:
SEL in Non Compliance.

e Please provide the following emails sent to Kayla Sintz on Feb
12™ 2014 to be provided to Planning Commission for the Feb
12th, 2014 Planning Meeting. These emails were sent
previously to Franciso Astorga.

Kayla Sintz was sent the following on Feb 12, 2014 Subject:

1. SEL Residences/Quadrupled in size

2. SEL in non-compliance with 2010 code

3. Scam or Corruption? SEL Residences

Please be certain the 35 Supporting Documents provided to Planning
Commission on March 12th in the list below are included in the March
10™ Appeal and in the Staff Report for new Recorder Plat.

List of Documents Provided

1. Oct 22, 2012 Letter from Summit County to Council

2. Proposed Condo Recorder Plat
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3. 7101 Silver Lake Drive Recorder Plat #733182
4. 7101 Silver Lake Drive Tax bill for $116,874.85
5. 7101 Silver Lake Drive Tax bill for 10,941.60 (1 of 6 units)

6. Dedicated Open Space Tax Bill, Deer Valley Resort Land on Lot
2D for $55.76

7. LMC for 2009 & 2010 Open Space 60% minimum, Type of Open
Space

8. North Silver Lake Lodge 2010 CUP showing 7101 Silver Lake
Drive, Lot 2B, is open space for Bellemont (Lot 2A) See #9

9. Trust Deed in 2001 showing $85 million dollar Trust Deed
10. Utah State Ombudsman Advisory Opinion. Pg 3 shows an open
space calculation error. Pg 8. Says the Opinion is not admissible as

evidence.

11. Email from Planner Katie Cattan showing the project is 48%
open space without the use of Dedicated open space on Lot 2D.

12. Map showing Deer Valley Land, Lot 2D, Dedicated open space
parcel.

13. North Silver Lake Condition of Approval that forbids the use of
Dedicated open space toward development

14. Total Square footage of NSLL

15. Open Space Map provided by developer

16. 1997 Park City LMC. Homeowner’s signatures are required for a
substantive change or plat amendment. There are not homeowner

signatures for plat note that allows the use of Dedicated Open Space
on Lot 2D toward development.
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17, Recorder Plat #733182, 7101 Silver Lake Drive Recorder Plat,
Jan Scott Recorder

18. Recorder Plat #733182, 7101 Silver Lake Drive Recorder Plat,
Val E. Southwick signature. Southwick convicted of fraud and
currently serving time in Utah prison.

19. Tom Bennet letter (Council for North Silver Lake LLC). Bennett
involved in the project since 2001.

20. Photo of proposed Ritz on 7101 Silver Lake Drive from Main St.
21. Photo of proposed Ritz on 7101 Silver Lake Drive from Park Ave
22. What Lot looked like prior to excavation in 2013

23. Account numbers for 6 units at 7101 Silver Lake Dr

24. Developer model of NSLL

25. Jack Thomas tree map

26. Legend for Jack Thomas tree map

27. JSA Architects on Tree Map

28. Jack Thomas Assoc. on Tree Map

29. Notice to allow the use of Dedicated Open Space toward
development, March 25, 1997

30. Notice to allow the use of Dedicated Open Space toward
development April 12, 1997

31. Letter to Planning Dept., Kevin LoPiccolo, from Deer Valley
Resort, Bob Wells Nov 16, 1996

32. 7101 Silver Lake Dr. photo

33. Notice of Default. Tom Bennett, Legal council for developer,
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trustee

34. Brooks Robinson email. There is no conservation easement.
Mayor Dana Williams in an Appeal hearing stated the Dedicated
Open space parcel (Lot 2D) may be used toward development. As
Judge and Jury, the Mayor made false statements during and Appeal
hearing. Cheryl Fox of Summit Land Conservancy confirmed there is
not a Conservation Easement Recorded against North Silver Lake
Lot 2d.

35. Lisa Wilson Letter to candidates showing how | arrived at $14
million dollars being taken from Park City School District, Summit
County and Municipal Employees.

Regards,
Lisa Wilson

lisa@winco.us

P. O.Box 1718

Park City, UT 84060

21-year owner of property in Deer Valley
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