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PARI< CITY PLANNlNG COMMlSSION 

MINUTgS OF MI':E.TINC: 

Woclnclldny, D<".:ornbm· lfl, 19H5, 'I: 30 p .rn. 

PARK CITY ~HINICIPAL COHPOHA'l'ION 
COUN.CIL C:H:\MBlmS 
MARSAC OFFICES 
PAHK CITY, UTAH 

COMMISSIONEHS IN ATTENDANCE: 

~ : hairmnn Brad Olch, Huth Gczclius, Steve Deckert, Randy . 
Rogers, Ron Whaley, Cal Cowher, Ray Robinson 

COMMISSIONERS ABSENT 

Paul mckrnorc (excused) 

EX OFFICIO: 

Davl' boesch, Current Planning Administrator, Joei Paterson, 
Planner, Ern a Wilson, Planning Secretary 

PUBLIC HEARING 
7:30 p.m. 

l. Deer Valley Special Excep!!.on Permit -

Dave Boesch said that tor.ight's item on the Public Hearing was 
withdrawn at the request of the a.pplicnnt, and wiU be rescheduled at a 
later date. 

REGULAR MEETING 

I. Roll Ca.ll 

The meeting began at 7: 35 .. P.m. 

II. Public Juput 

' .-. I 

Rimqy Rogers ri:Jentioned .th:at in a i·ecent survey . co~du9t~~:~by ;· (h~': ~·-····.·_·' · .. 
. Chamber/Bureau, the Planning Commission re'ceived : the ' ~6\vesf.:• P..til;>lic<. · ::. 
approv'al · rati!lg. Mr. ~ogers faun? t.his interesting ' . si.n~e '}hfi : ·. P,~-~It?.·>;.; · 
rarely attends the . mcctmgs aff~rdmg them the opportun~ty_ · tA· . :v~1 . · 
h 

. . . . _,. ... . 
t en· op1n1ons. ·. . · .. · , : . ,, , :::: ;> . · 

Steve D·~ckert said that he. had . l~e~i·d .-~umor~· ~h~'f ·):·_ /: .. ·. 
City ·Attorney, revoked the Conimission 1s -. appr~v<IL ·.- ~n_-.: the:::_ . 

. . . ' '• .. 

. ·: . . '..:'! :~·~1,' ·. ·• 
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Oulcloot• Dlnlnf: appllt:ntlon. Dnvn nom:ch tralcl thnl Mt•, Clyde! had 11ornc 
conct:t'n6 an to th o gt'lllltlng of n condll.lmwl uno approvill for an o11tdoor 
ctlnlng uae that mny he IICJHil'ate f1•om the rdd nhop that Wilfl pl·oponorl 
on tho same alto. Mt·. llollsch Hnld that th o t·o have becm ~lllb :3 oqucnt 
mcPtlnAs with the city atnf( which Indicated that tho rrwllut• lu utili opcm 
to lntiwprctatlon, Mt·, Bounch said thnt thu llom wan Hchudulocl on 
Council's agenda the next day nnd thnt tho City Attorney t•ncommondcd 
tlwt the appt·oval by the) Planning Commission wa tJ In viol;tllon of the 
dty's 1.onlng ordinance. · 

III, Minutes of November 2'1, I 'Jil5 and Decembc!r •I, I 'H!5. 

Motion 

Ron Whaley: 11 1 move that WI~ nppt•ovc the minutes of Novernbur 
27, 1985 11

• Ruth Gczcllus seconded the motion and the vote was 
u:1nnimous with Cnl Cowhl~t· abstaining because he was not in 
attendance at that meeting. 

~·fot.lon 

Ron \•/haley: 
1985". Ruth 

11 I move that we appt•ovc the min u tcs of December 4, 
Gc~elius seconded the motion and the vote was 

unanimous. 

IV. Consent Agenda 

I. Pine Inn Condominium Plat - Condominium plat approval for the 
ten-unit first phase of this project located at 2100 Deer Valley 
Drive South. 

Motion 

Ruth Gezelius: 11 I move that we approve 
item". Cal Cowher seconded the motion 
unanimous. 

V. Old Business 

VI. New Business 

the Consent Agenda 
and the vote was 

1, Sweeney Properties MPD - Decision or proposed Large Scale Master 
Planned Development and n recommendation to the City Council on 
the requested height variation. 

Chairman, Bl 1 Olch said that the Commissioners had rcceiv.:,: "~ 
letter from Gary Kimball that day and asked Dw''"' Boesch to commen.t on 
Mr. Kimba!l's letter. Mr. Boesch said that 1···. Kimball had raised. 
questions about a tree cutting ordinance that was passed back in the 
ea~ly l9.QO's. Mr. .Boesch said thal all orclinances and codes \\1ere· 
recombin~1d in 1940 and for some reason that ordinance was excluded·. 
Mr. Boesch said that Mr. Kimball was quest·:.oning whether or n.ot th.e 
Treasure Mountain property at some time In the past was offered "fo_ · ,~~
dedicatPd to the city as a result of that ordinance. Staff t•est::arc~"ied 
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the bookn ;11 the city officeu, and did not <:OIIH! up with anything 
indicntlng any fot·rnal dlncusHion on the . topic, Jlowt!Vt!r, Mr, Boesch 
said, staff has not yet had the oppot•ttrnlty to ~warch the archival 
l't! COI'dH that at·e housed in tlw libt·at•y. lhvc- l .lot!S<~h surnrnar·l~ccl hy 
:;aying that the fact of tlw rnattct' Ia that the subject property belongn 
to the Sweeney family and anything to the <.:ontt·ary han ~·ct to be 
determined ot• \'Ct'i ficd, 

There wct·c no conm11:.•t:t:1 ft'lHll Mt·. Kimball who was in attcndnncc, 

Dave Boesch made the follc1wing clat·ificntions to the Staff report 
nne! t·ccornrncndations: 

I. On page 1, it states that the only actual t·ewnin~ that is pt·oposcd 
is to rc7.0nc that property not included within the hillside 
dcvcloprncnt sites to Rect·catioll Open Space (ROS), when actually 
the development sites themselves will become mastcl' rlanncrl 
development (E/HR-1-MPD) zoned propertic~. 

2. On page I, number 1, change the nurnD(!I"S 19-Jll to 19-26. 

3. On page t' , number 5, delete the word "code 11 

4. 0n page 2, a few grnmmatlc;-1 et·rors would be changed. 

5. 

6. 

7. 

8. 

On page 3, numbe1· 2, again, the r·ezon:ng to ROS and the other 
properties being idcntii:.!d as subjr-ct to a ~.IP~ appro\·al. Last 
sen tcnce should read 11 A minimum of 70?; r·pen space sl~all be 
provided within each of the hillside de~' ' lupnwnt parccl'.l created", 

On page 7, Na:Tntive, ·~cond sentence should read 11 Combincd, a 
total of 251:! r· ·~sidential and 19 comrr.ercial unit .-•quivalents. ior a 
total of 277 unit equivalents 11

, 

On page 91 Miscellaneous Prc.opertic · , ~he last sen tencc should be 
clarified to read that ir is a 3500 squa1·c foot footprint. 

Phasing F.xhibit: 

a) Extend time on Crescent Walkway from 191>6 until J<V:6. 
b) Extend tir111: on Trail!J hy two years until 198';'. 
c) Modify the time line for the Empire to Ct·cscern Walkway to br 

consistent with that shown for the Creole Gulch. 
d) Tic the 6th Street stail·s with the develop01ent of the ·1\>\\'ll 

Lift Mid-Station. 
e) 4th and 5th Street stair·s shall be tied inr.o eithur the 

development of the hillside pt·opcrtit•s or some kind of 
trade-off for allowing ndjaccnt projcctR to use the 
right-of-way for parking with a footnott · to that !:!ffect. 

f) Creolu Gulch tinwline should ;tart at 1 <l~(, instead of 1997, 
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Motion: 

Ray Robinson: 11 I move thnt the Sweeney Large Scale Master 
Planned Development be approved by the Planning Commission, 
subject to the staff conditions as outlined In the staff report . as 
amended, and also to recommend that the height variation be 
approved by the City Council 11 • The motion was seconded by Ruth 
Gczelius, · 

Vote: 

Ayes: 
Noes: 

Gezelius, Cowher 1 Robinson 
Rogers, Whaley 1 Deckert 

Chairman Brad Olch, voted in favor of the project and the motion 

passed. 

The staff recommended development parameters and conditions are 

as follows: 

.. . _·_ . 
·, . ..-·· .· ..... 
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DEVELOPMENT PAHAM8TERS and CONDITIONS 

The staff's recomrnendation that the Sweeney Properties Large 
Scale Master Planned Development be approved by the Planning 
Commission, and subsequently by the City Council, is predicated upon 
the following terms and conditions. Upon approval, MPE Inc./Sweeney 
Land Company, its successors or assignees, sh<\ll become bound by and 
obligated for the perf01·mance of the following: 

l. The Sweeney Properties Master Plan is approved based upon the 
information and analysis prepared and made a part hereof, While 
most of the requirements imposed will not be imposed until 
individual parcels are created or submitted for conditional use 
approval, certain specific obligations are also identified on the 
approved phasing plan. At the time of conditional use or 
subdivision review, the staff and Planning Commission shall review 
projects for compliance with the adopted codes and ordinances in 
effect at the time, in addition to ensuring conformance with the 
approved Master Plan, 

2. Upon final approval of the proposed Master Plan, a recordable 
document (in accordance with the Land Management Code) shall be 
prepared and submitted, The Official Zone Map will be amended to 
clearly identify those properties included within the Master Plan 
and the hillside property not included within either the Tcwn Life 
Mid-Station or Creole Gulch sites (approximately 110 acres) shall 
be rezoned to Recreation Open Space. At the time of conditional 
use review, final building configurations and heights will be 
reviewed in accordance with the approved Master Plan, applicable 
zoning codes and related ordinances, A minimum of 70% open 
space shall be provided within each of the development parcels 
created except for the Coalition properties, 

3. The approved densities are those attached as an Exhibit, and shall 
be limited to the maximums identified thereon. Parking shall be 
provided on-site in enclosed structures and reviewed in accordance 
with either the table on the approved Restrictions and 
Requirements Exhibit or the adopted ordinances at the tk1e of 
project approval. All support commercial uses shall be oriented 
and provide convenient service to those residing within the project 
and not designed to serve off-site or attract customers from other 
areas. 

4. Access to the Town Lift and Creole sites shall be provided by a 
private roadway with acceptable emergency access and utility 
easements provided, No city maintenance of these streets is 
expected. All utility lines shall be provided underground with 
private maintenance required wherever located in unacc'essible 
locations or outside approved easements, 

5. Building heights shall be limited to the maximum .envelope· .. 
.. described on the Restrictions and Requirements Exhibit. ·. At' · the .'·\ :·· ·· 
time ·of conditional use approval, projects shail . ·b·e _· re'vie\'i~d ~)or ::~·:~'./' 
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7. 

conformance with tho heights prescribed thereon 1 and the 
following: 

(a) The various parcels located within the Historic Resid~ntiai 
(1-IR-1) zone district shall abide by the Land Management 
Code and no height exceptions will be considered , Maximum 
building height on the single family lots shall be limited to 25 1 

in order to reduce potential vislbili ty. 

{b) The Coalition East sites are limited to a maximum building 
height of 55', subject to compliance with the stepped facade 
{as shown on the applicable plans) concept submitted and the 
setbacks provided. 

(c) The Coalition We:;t properties are limited to a 35' maximum 
building height adjacent to Park Avenue and a 28 1 height 
along · Woodside Avenue; subject to the footprints defined , 
common underground parking and access I and no commercial 
uses allowed. 

{d) The Town Lift Mid-Station development is restricted to a 
maximum height of 35 ' for at least 90% of the total unit 
equivalent volume of all abovf!-grade buildings (exclusive of 
elevator shafts, mechanical equipment, and non-habitable 
areas) and an overall average height of less than 25' 
measured from natural, undisturbed grade. Additionally, no 
portion of any building shall exceed the elevation of 7240' 
above mean sea level. 

(e) The Creole Gulch site shall be limited to a maximum building 
height of 75' for at least 83% of the total unit equivalent 
volume of all above-grade buildings combined. An average 
overall height of less them 45 1 shall be provided and no 
portion of any building shall exceed either elevatio_n 72.50 1 for 
the eastern-most building or the elevation of 7275 1 for the 
balance of the project (above mean sea level) . 

The above building height restrictions are in accordance with 
the approved Restrictions and Requirements Exhibits 
submitted 1 and are in addition to all other codes 1 ordinances, 
and standards. 

·., 
. '.··· 
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H. Mastel' Planned Development approval only conccplunlly cstabiiHhcd 
the ability of local utility service pl·ovicleJ•s to supply service to 
the p1·ojects. It docs not constitute any fonnal approval per sc. 
The applicant has been notified that substantial off-site 
improvements will be necessary and that the burden is on the 
future developr~r(s) l'o secure various casements and upsize 
whatever utility lines may be necessn1·y in order to serve this 
project. Prior to l'csale of this property in which this MPD 
approval is carried forward, or prior to any conditional use 
application for any portion of the MPD 1 a utility plan addressing 
water, fire flows, and sanitary sewer, storm drainage, cable 
utilities, and natural gas shall be prepared for review and 
approval by City Staff and the Snyderville Basin Sewer 
Improvement District. Part of the plan shall be cost estimates for 
each item of utility construction as it is anticipated that major 
costs for these utilities will be necessary. All such costs shall be 
paid by the develnner unless otherwise provided. If further 
subdivision of the f, ) property occurs, the necessary utility and 
access improvements (see below) will need to be guaranteed in 
accordance with city subdivision ordinances. Public utilities, 
roads, and access questions which will need to be resolved or 
upgraded by the developers at their cost (in addition to impact 
fees, water development and connection fees, and all other fees 
required by city ordinances) ;lre as follows: 

(a) Empire Avenue and Lowell Avenue will be the main access 
routes to the Creole Gulch site. As such, during 
construction these roads will need to carry heavy traffic 1 

probably in the vicinity of up to 300 heavy trucks per day. 
At the present time and until the Creole Gulch site develops, 
Empire and Lowell south of Manor Way are and will be 
low-volume residential streets, with a pavement quality 1 

width I and thickness that won't support that type of truck 
traffic. The City will conu~ue to maintain the streets as 
luw-volume residentials stree.::;, including pavement overlays 
and/or reconstruction. None of that work will be designed 
for the heavy truck traffic, but in order to save money for 
the developer of the Creole Gulch site, he or she is 
encouraged to keep the City Public Works Director notified as 
to the timetable of construction at Creole Gulch. If the City 
is notified that the construction is pending such that an 
improved pavement section can be incorporated into normal 
City maintenance projects 1 then it is anticipated that the 
incremental additional cost of the additional pavement 
thickness (which is likely to be in the vicinity of 3 additional 
inrhes of asphalt over the entire 4, 6000 linear feet [ 25-foot 
asphalt width] of Lowell/Empire south of Manor Wa)' 1 :or 
approximately $80,000 additional cost in 1986 dollars) ',-cou~d b'e ' ·: 
paid by the developer with said amount deducted fro in ..,fit ~tire ,.:,,,._:, 
impact fees paid to the City as long as .i~ did not : e.?'ceed ;,)he·~. :::'-,; :~ ; , __ ., ....... ""··" 
total future impact fees. However, if the increased· ·pa- · ·me# · · · 
section is not coordinated with the 'City by. t/1¢, ' · · .· · 
such · that · the ·pavement of Lowell and · .Empire. -. so~tll'·/ 
Way remains inadequate at the time the Creole. · ~y~cf:l . 

• ',. 
1;··., ·· 

~.1,:,b0: irL;;l' ·· · 
~~~~~~~~~~~~~~~~~~~~~~ 
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developed, then lho clevelopm· sh;dl essentially r·econstruct 
the entire 4,600-fool length of Lowell and Ernph·c south of 
Manot• Way at his or her cost, which with excavation and 
reconstruction of an anticipated (1-inch aRphall thickness on 
top of 10 inches of road bnBc, plus all other normal 
construction items and costs, would be In the approximate 
cost ran go of $300,000 to $400,000 in 1986 dollar·s. Further, 
because that J'econstruction would be inconvenient to resi
dents and the City, and because delays, impacts, and 
potential safety haza!'Cls would be created . over and above 
normal City maintenance of existing streets, that action by 
the developer would be a new impact on City t:,esidcnts and 
the cost therefore would not be deductible from any developer 
impact fees. 

(b) Contribute to the Park City Village, or other water tanks, 
determined to be necessary by the City Engineer in order to 
serve the project with culinary and fire storage. 13asecl on a 
Type 1 fire resistive construction, it is assumed that the 
contribution would be on the order of 500,000 gallons at a 
cost of approximately $300,000.00, although the exact figures 
would need to be determined in a detailed study using 
adopted City standards. 

(c) Construct pumped pressure system(s) with backup emergency 
power to provide a means of delivery of fire flows to the 
project. Construct a meter vault at the edge of the road 
adjacent to the project, beyond which all water facilities 
would be privately maintained. It is anticipated that in the 

(d) 

vicinity of 2,500 feet of 12-inch water line with appurtenances 
may be required. Such pipe would cost about $70,000 in 1986 
dollars exclusive of the pumps and backup power, which are 
even more expensive . 

Provide an casement, or pay all costs related to condemnation 
by Park City of an easement, suitable for construction and 
maintenance of a storm drain from the project site to Silver 
Creek or McLeod Creek. All City streets and any public 
utility drainage easements normally provided in the course of 
other private development shall be available for utility 
construction related to this MPD subject to reasonable 
construction techniques and City standards. 

(e) Pay for downstream detention basin constructior costs in 
.:ccordance with the ratio of increased runoff from the · project 
during the 50-year flood event to the total design volume of 
the basin. 

f£) Construct a s~ol'm drain line to Silver Creek or McLeod Cre.ek 
adequate to cor.tain the runoff running through and off 'the ' 
site during th•: 50-ye.ar flood event. It is . assumed: -.'tbif a·: ,. ·' 
minimum of 36 ·inch conC'rete storm drain lin'e : i,i;iill ·l need>t'o ·.' 

:installed sokly for Creole · Gulch : drainage ~ . -:_' It:· is ·· .. ·.· . 
assumed that spe~ial clean-out 'boxes an,d -.inlet .• b-~x~~ . · 

.· . . .' · .. ;<' ~. ·.:.-~ . .;~ ~: . 
'.-':. :, .. <~:-.,, !: ·' '. ' . 
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to be designed to address dl fflcult hydraulic: problmns, Such 
boxes arc expensive, 

(g) P1·ovlde J'ovcgctallon ovc1· nil on-site and off-site areas 
disturbed fo·r . pl·oject-rclatcd utilities. 

(h) Sanitary sewer improvements nrc assumed to involve replacing 
in the vicinity of 3, 000 feet of sewe1• line, with new manholes 
Included, Such construction will cost In the vicinity of 
$100,000, is subject to the approval of SBSID, and Is further 
subject to all District fees and agreements necessary for 
extension of lines, 

To minimize additional construction traffic impacts, on-site material 
stockpiling/sti!ging and parking shall be provided during the 
course of construction, Similarly, cut and fill shall be balanced 
and distributed on-site whenever practicable, with any waste 
material to be hauled over City specified routes, Also at the time 
of conditional use review I approval, individual projects or phases 
shall provide detailed landscaping, vegetation protection, and 
construction staging plans. 

10 As projects are submitted for conditional use approval, the city 
shall review them for required employee housing in accorrlance with 
adopted ordinances in effect at the time of application. 
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S\VEENEY PROPERTIES MASTER PLAN PHASING EXHIBIT - REVISED 

Improv~iii:{ 
Year 1986 19R7 1988 1989 1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 200~ 2003 2004 2005 2006 

Development 

MPD ·Approyal 

Recor,.,~ed 

Norfolk Waterline 
Easement . 

Norfolk -ROW - . . 

Crescent 'Walk-way 

Empire-LOwell ROW 

Norfolk TUrnaround 

-Hisc. De~~ 
Restrictipns 

Hiking TtiJiisr 
FC:,ot ·Paths 

. TramWay To\;ers . 
· DediL .it ion · 

. Empir~ ~e11: to · 
Cresc~~t . ~alkway. '· 

. Connecticin!.' 
., . . .. ~ . 

. :· .. '_, .'Construction 
• ·_ .1.,·. - ~·: .• ·~ • :~ ;· ~ •.•• 

·6t.h·· street s·ta. :,ay2 

-~--- >.,, ·;·;~:: ~-~!~:~-~ :: s:~.~~;-wa;~ -
•, ·' · .. .. .. . 
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Year 1986 1~S7 1988 1989 1990 1991 1992 1993 :q94 1995 1996 1.997 1996 1~99 2000 2001 2Gn2 2003 2C~ 2005 ?r~ 

Project Ticcframe 

Coalition Properties 

MPE and Carr-Sheen 

Town Lift 

Hid Station 

Creole Gulch 

1 
For additional cla=~ iication, consult the Planning Dcpnrtoent Staff Report and the Sweeney Properties ~~ster ?1~~ jocu=ent and fact ~~t 
dated Hay 15, 1965. 

2Stairways to be constructed concurrently Yith developoent of l!fllslde Properties unless already fcproved by Park Ci~• Resort or adjacent 
projects. 
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S\.JEENEY PROPERTIES NASTER PLAN DENSITY f:XHIBIT 

..~reel AcreaE:e 

Coalition Prorerties 

East 0.986 

West: 0.543 

Hillside Properti~s 

CrE>ole Gulch 7.75 

Towr. Lift md-St:ation 3.75 

Three ~-acre Single Facily Lo~s 1.5 

Develop IIR-1 Properties 

Carr-Sheen 0.288 

MPE 0.161 

1~s not include T~~ Lift base facility 
2 Maximuc roof height, excludes elevator shaft 

Residential 
11nlc Equivalents_ 

40 

13 

161.5 

35.5 

3 

3 

2 

258 11.1::. 

Co=erc!al tl.lxlr.ni.D ~lni= 

Unit F.qttivalcll_tE__ Buf ldtng l!el~ht Open .Spo1ce ('t) 

, 
~laxlmuc ~l!l::!Crcial ss• 39.8" 
space not to cxcco!d 

FAR nf 1:1 

--- 35' 54.9 

15.5 95' 2 70 

3.~ 55': 70 

25' S3.9 

:!8' eo 

19 ll.t:. 

__ .,. 
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Ruth Gcwlius ·COilllllOllled that she ' felt the S~eency 1 s and Gene 
Woodruff, their ~1rchitect - , made . n 'great effort to work with the i'lannlng 
Commission· as well 'as staff on th,is p~oposal and that the ·commission 
rarely. gets this kind of' cooperation from n proJect in the working 
stages, Ray Robinson agreed . that theh· efforts wm·e appreciated.· 

Pat Sweeney expressed his 
Commission for their consideration 
project. 

thanks to 
and help 

the staff an cl 
in making it 

Planning 
a better 

Dave Boesch said that he anticip<1tes the project will go before 
Council in mid-January and will keep the Commissioners posted as to 
when. 

2, Park Git Consolidated Hotel MPD and Rezone Decision on 
proposed Large Sea e Master Planned Development and a 
recommendation to the City Council on the requested rezoning. 

Dave Boesch said that the Commission had reviewed preliminary 
plans for the proposed Snow Park Hotel MPD at the work session held 
Novemher 13, 1985. On December 4, 1985 a Public Hearing was held 
for purposes of receiving public input on the proposed rezoning of the 
34,5 acres undm· review for Master Planned Development approval. 

Mr. Boesch briefly recapped the project and said that staff 
recommends approval of the master plan concept with a density range of 
25-30 units. Mr. Boesch said accordingly, the project will have to be 
scheduled for City Council approval of the rezone and proposed height 
exception. 

Steve Deckert stated that he was the co-owner of Alliance 
Engineering, Inc. , which has clone the hase mapping for the project 
and since he had a conflict of interest, he would not be involved in 
discussion or voting on this item. 

Motion: 

Ron Whaley: 11 I move that we approve item number two under New 
Business, Park City Consolidated Hotel r.·IPD and Rezone, subject 
to the followir,g conditions as stated in the staff report: 

1. The density range recommended for this Master Plan is subject to 
the app1 oval of the proposed zoning change by the Planning 
Commission and the City Council. 

2. 

3. 

A density range of 25 ·30 unit equivalents will be applied to this 
site. The final determination of density for this site . will be 
deferred until the time of conditional use review and is subject. to 
the satisfaction of city staff and Planning Commission that · various 
technical issues have been adequately addressed. 

. . 
The final utility plan shall be reviewed and approved by ·staff . at · 
the time of conditional use review. · .. .._. ... ·· '· 

; . 
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4. A fire n'o\~-~ · ·~ni1lysis shall be , 
uppi·ovut to ensure . .that ' adequate 

elevation · of the . 

· 5. That a detailed site' al)ccific gcotcchnir:nl study be performed prior 
to co~ditional use · approval. 

6. · That the fin~l grading and drainage plan shall be reviewed ariel 
apriroved at tlw lime of conditional usc review. 

7. 

8 • 

9. 

Waste material shall b·e confined 
Specific waste sites and haul routes 
at the time of conditional usc review. 

on-site whenever possible. 
shall be idcn tified I designated 

The final design solution for access to the proposed hotel shall be 
reviewed and approved by staff at the time of conditional use 
review. 

The maximum building height, subject ultimately to approval by the 
City Council for the proposed height exception, sha11 be reviewed 
by staff and approved by the Planning Commission at the time of 
conditional use review. Based upon the preliminary information 
provided, the staff and Planning Commission have conceptually ·· 
approved a maximum height of 45 feet. 

Second and Vote 

Cal Cowher seconded the motion and the vote was unanimous with 
one abstcn tion, 

3. Kiosk Annexation - Recommendation on proposed annexation and 
mning of a one-half acre parcel contiguous to the · current 
corporate boundary and within the city's annexation policy area. 

Mr. Boesch introduced this item and recapped the discussion from 
the December 4, 1985 Public Hearing, as well as the staff's .· 
recommendations, Mr. Boesch also mentioned that this was on Council's 
agenda ft)r the next day. 

Steve Deckert, as co-owner of Alliance Engineering Inc., disclosed 
that he was involved in the preparation of the annexation plat, . but dicl_ 
not abstain from discussion and voting. · · · 

Motion: 
... 

. :·., ', . '. 

'. 

Ruth Gezelius: 11 1 move that we forward a positive· . reco:iJ~n1tn1dation . ~ : . . . ... . , 
to Council on the proposed annexation and zonirig of ·,a one.:..Jia')f::: :,.;._..._:·•::< 
acre parcel contig~ous to the current co1~porate . _bourcfai,y: ·and .,· ·; . ·. ::\_:-; 
within the city's annexation policy area, II Car ·Cowher ··. second . . . ·",1-~-:.:·.·;~<""t~ 
the motion and the vote was unanimous. 

'I , ·,, 

--·- · . 
. -:· 

•' . ·- ,. 
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4, ' 

Dave Boesch said that this item was withdrawn at the request Of 
the applicant to be reschedulccl at another time. 

The meeting was adjourned at 8: 05 p, m. 

sra~h, Chairman 
Park City Planning Commission 

Date 
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Comnmnlt y Dc\'clop mcnt /.l~r• gi ncl~riug 
Building and Plnnu lug DcJllll'l mcnts 

PJ,i\NNING CONNI!lSION AG liN!)/\ 

December 18, 1985 

NMSAC IHIILUING 

7:3u I'.N, 

PUBLIC HEARING - 7:30 p.m. 

l. Deer Valley Special Excep•;_ J~~·! __ !'_ermi.t - Genera] discussion and for purposes 
of rnceiving public input ~ ~ H~vcrnl revisions rP~uested to the Deer 
Valley Special Except :lon Pern•.J.t, 

REGULAR ~mETING 

I ; Roll Call 
II. Public Input 
III. Minut~s of November 27, 1985 and December 4, 1985. 

(~\~ IV. Consent Agenda 
':: __ ,. 1. Pine Inn Condominium Plat - Condominium plAt approval for the 

v. Old 
VI. New 

1. 

2. 

3. 

4. 

. ,.. . '' .~ 

... •: .. 

ten-unit first phase of this project located at 2100 Deer Valley 
Drive South. 

Business 
Business 
Sweeney Properties HPD - Decision on proposed Large Scale Master 
Planned Development and a recommendation to the City Council on the 
requested height variation. 
Park City Consolidated Hotel HPD and Rezone Decision on proposed. 
Large Scale Master Planned Development and o recommendation to the 
City Council on the requested rezoning. 
Kiosk Annexation - Recommendation on proposed annexation and zonin·g · 
of a one-half acre parcel contiguous to the current corporate . 
boundary and within the city's annexation policy area. 
Deer Valley Special Exception Permit - Decision on proposed revisions 
to the Deer Valley Special Exception Permit. 

. ' . 

Posted: 
Published: 

12/9/85 
12/12/BS. 
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TO: 

l'AHK C:l'I'Y PLANNING 1JgPi\1!1'HJo;N'I' 
HBVISEIJ Stuff Hcport 

FRON: 
P.l.nnning Commi.atlion 
P.lnnning Stuff 
December lR, I 985 DATE: 

rn:: SNEENEY l'ltoP'JmTIES NAS'J'EH PLAN 

I. PROJECT STi\TJ.S1'JCS: 

Applicnnt: 

Proposal: 
Location: 

Parcel Size: 
Existing Zoning: 

1\!PE, Inc, 
Sweeney Land Compnny, owner 
Lnrgo Scnle Nnstur Planned Development 
Vnri.ous pnr.ce ls throughout I! is todc District 
125.6 acres 
Historic Resiclenti.nl (I!R-1); l~stntc (f.); and, Historic 
Recreation Commercinl (HRC) currently, nlthough 
lltstoric Commurcinl Business (HCB) At the time of 
formal application 

Comprehensive Plan: Historic Residential and Estate 
Ski area, residential, vacant 
l>!ay 2.1, 1985 

Surrounding Uses: 
Application Dnte: 

II. STAFF'S RECOMNENDATION and FINDINGS 

The Planning Department Staff recommends that the Planning Commission 
•'ROVE, and forward a positive recommendation to the City Council on the 

proposed height variation required and rezoning of the hillside (approximately 
110 acres) to Recreation Open Space, the proposed Sweeney Properties Large Scale 
l>!aster Planned Development, The project has been considered in accordance with 
the review procedures and criteria outlined in Sections l and 10 of ·. the Park 
f.ity Land Hanagement Code, effective January 1, 1981,, as amended. The foilow:ing 
plans and exhibits, in addition to this report and the project file, constitut~ 

the coffiplete development permit. · 

1. Sweeney Properties Haster Plan, sheets 1-16, 19-26, and 38-43 prepared by . 

2. 

3. 

4. 

5. 

6 •. · 

DelaHare, Woodruff, Stepan Associates, Inc. 

Sweeney Properties Master Plnn document and Fact Sheet, d~ted May 15, ·1985, 
and subsequent amendments • 

Sw~eney Properties Maste~ Plan Application. 

Sweeney Properties Master Pl!in Phasing Exh~bit'. 

sw.eeney Properties Master Plun Densi.ty Exhibit, 

Sweeney Properties Maste'r P~an Development Restri~ti6ris · and 
Exhibit . 

,. ; : ·.' 
.· • . . 

~ .. _. : .. : .' ; 

. ' ., . 
. :· :·. 

In suppo.rt of our recommendat::l:on· to . the Planning .' Commission .. t·~ :. apprci~~ .:· 
proposed Large Scale · Maate·r Planned Developm~.nt, ·.the ·Eitaff' .. . ha.s: ,mii.de. ,, 

• •' I ; ' '. ~ • • ' : • • '• • - •' ';• ,• 

'.;· 
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follcwing FJ.nd i nga hnncd upon thu iuformnt:lon nuhmJ.tt1!d ln crmjunct :lon wi t h t:h:f.n 
npplir.ntion. 

I. 'l'hu · proposed clllfltered devulopmunt ronccpt nnd nsRocintcrl 
consiRtcnt . w:l.th hoth the Purk C:l.ty Comprchena:lvn MnHter 
underlying zoning. 

projects 
Pl nn nnd 

nrc 
the 

2. The usen proposed and gcne r nl desl.gn of thC' project is or will be 
compntible with the chnrnctc r of dcvl.'l.opmcnt Jn the surrounding area. 

3. '!'he open space prus~! rvcd rtnd conceptual site plnnning a ttribu tcs resulting 
from the cluster. approach to thP. development of the hillRide is sufficient 
just if1 co tion for the rcques ted Judgh t vur:l.a tion neccsnary, and that the 
review criter~n outlined in Section 10.9 (c) have been duly considered, 

4, The commcrcinl uses proposed will be oriented and provide convenient 
service .to thosC' residing within the project. 

5. 

6. 

7. 

The required parking can readily he provided on-site and in enclosed 
structures. 

The proposed phasing plan and conditions outlined will ,· esult in the 
lpgical and economic development of the project including tht! extension of 
~equisitc utility services. 

The proposed setbacks will provide adequate separation and buffering. 

8. The anticipated nightl.t/rental and/or transient use is ,., , propriate and 
compatible with the surrounding area. 

9. The provision of easements and rights-of-way for existing utility lines and · 
streets is a benefit that t~ould only be obtained without cost to the 
residents of Park City through such a master planning effort. 

10. The site planning standards as set forth in Section 10.9(g) of the Land 
Nanagcment Code have either been satisfied at this stage of review . or 
practical solutions can be reasonably achieved at the time of conditional 
usc review/approval. 

.· .. 

'·:2. ; ' 

. ·. 

.•:'• 



(_ 

I 
i 
! 
~ 

. ~ 
:· 

f. 
i 
~ 
'· b 
i .. · 

( 
\. 

ll r, lll.:VE!.OPNEN'I' P11HMII·:·n:HS nnd (:ONIH 'I' rmw 

Tho u tn f f 1 n t·uc~omml!tHin t'l.on t hnt t:ho Hwt•onny Propor t Jon l.n rgn Scnl c Hnnt;or 
Plnntwd lluvolopment he npprnvetl hy tho l']nnn.l.nn C:omrn:lnnlon, nntluuhnoqucnt:ly hy 
the C:lty Cl' lltlC'Il., ·In prutllc11tod upon t:hu fn.ll.nw.l.ng tcrmu nnd coltd'ltionn. Upon 
npprovnJ' NI'E rnc ./!1\WOIIOY Lnnd COIII(>/111}' I tt:n IIUCCI!IlfiOI'II or. 11110 lgnc~os. nhnll 
hr.comt! hound hy nnd oh.t . r ~ · •tod for the performnnco of thu f:ollnwl.ng: 

I. The Swccnt!Y Propct·t l.en Nnuter I'Lnn 1.!1 11pprovcd hnned upon the .lnformntion 
nnd nn:t.lytdo prcpnt·cd nnd mntlc n pnrt hereof, Whi.lo most of the 
t·oquircmonts impouctl wil1 not be ltnpOHI!d until Jndivldunl pnrccl11 ar.c 
crontcd or Auhm:f.tted fur r:ond.J.t l.onn.l usc npprovnl, <:crtn1n specific 
l1blignt:ion~;~ nrc nlno JdentJ fled on thn Ltpprovecl pltmd.ng plnn. At tho time 
of conditional uAc or suhdtvi.Rion rovtew, the stnff nnd PJnnning Commiflsion 
shnll review pro:Jcetll for compU.nnco wJth the ncloptcd codca nnd ordi.nances 
.i.n effect nt the t:lmo, i.n nddition to cnnuring conformnnce with the 
approved Mnstcr Plan. 

2. llpon finnl npprovnl of tho proposed Nastcr Plnn, o recordable document (in 
accordance wlth the Land Mnnngement Code) shall be propnred and submitted, 
The Offi.cinl Zone 1-lnp will be amended to clearly Jdcntify those properties 
i.ncluded within the Nunter Plnn, nnd the hillside property not included 
\.dthin either the Town Life> Mid-Station or Creole Gulch sites 
(approximately 1.10 ncren) shnll be rezoned to Recreation Open Space. At 
the time of conditlona] usc review, final building configurations and 
heights will he reviet.·ed it' accordance \vi.t'l the approved Master Plan, 
npp1 icablc zoning codes nnd related ordinances. A minimum of 707. open 
space shall he provided \Vithin each of the development parcels created 
except for the Coalition properties. 

3. 

4. 

5. 

The approved densities are those nttached as an Exhibit, and nhal! be 
limited to the maximums identified th~reon. Purking shall be provided 
on-site in enclosed structures and reviewed in accordance with either the 
table on the npproved Restrictions and Requirements Exhibit or the adopted 
ordinances at the time of project approval. All support commercia] uses 
shall be oriented and provide convenient service to those residing within 
the project and not destgned to serve off-site or attract customers from 
other areas. 

Access to the Town Lift and Creole sf.tes shall be p't"ovidecf by a private 
roadway wi.th acceptahle emergency nccess and utility easements provided. 
No city maintenance of these streets is expected. All utility lines shall 
be provided underground with private maintenance required wherever locate~ 
in inaccessible locations or outside npproved easement~. 

' \ 

·. 

~· ' . 
Building heights shall be limited to the maximum envelope describe~ on the 
Restrictions and Requirements Exhibit. At the time cif conditional use '-' ·· 
nppr.oval, projects shan be reviewed for conformance with tlie ·· heightR :• , , .. 
prescribed thereon; nnd the foliowing: · · · · ·.' ', '· ;!_!· .. ;;;,' ' 

(a) The various parcels located w:i.thin the Historic ·Resideti.' t.:f~~ J:;_: 
zone district shall abide by the Lnnd ·Hamigcment Cod({ 'inid·· ·.!lo': 
except ion13 wili be considered. Haximum bt.iildirig height.- ~n ·. die.' ""-J•o·,&,c.· 

. . . . ~ . .. :.:; ... :: .:~~ .... / 
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6. 

7. 

8, 

l'nui.lly lotu 11h11ll hll ll111tt:utl to 1!5 1 In nrdt•r !'o rudtu:u potont: l.nL 
Vllil.ld 1 II:}'• 

(h) 'l'lw Con.IHion l·: nul: rl.ltu11 tll't! llurltetl to 11 111/lXIrnum hul.l.dl.np, hoi.J(ht of 
~i5', nuhJeel: to (:nmp llnll<:tl w.l th t:hn ntuppnd fncntln (till nhown on the 
nppllcnhl•• plnnu) conl'opt lllthmll:tt!d nntl thu lll!thnr.kn prnvltll!d, 

(r.) 'l'lw GNtlltlon 1-'L•III: pt'Oill't'l:l.t•n nt.·o llmJtod ton ]5 1 rnnxlmum huild:l.ng 
heIght ndJ ncen 1: tn Pnr·k Avenue nnd 11 :!R 1 hd ghl' nl II IlK Woodnidf! /\venue; 
!luhJtlct to thl• foor·pr·Lntn clr.flned, counno11 unders:rountl parkl111~ nncl 
IICI!t!H!I, 111111 llll I~OIIIIIII!l' r.l tll 111-H! H II] lowod, 

(II) Tlw Town l.l.ft ~Ud-Stntl.oll tlr.vt~.l.c>plnrnt '1.11 r·cntrlcted ton mll):Jmum 
hel~ht of )5 1 for nt lcnHt ~OZ of the totnl llltl.t !!qrdvn.ltlllt volume of 
all nhovl!-grndc hulldlng11 (exc.luP.iVI! o( elevntor 11hnfts, nwchnnical 
1!1J111pmtml', nnd nun-ilnhltnh1e III'I'!M.:) nnd 1111 ovl!rnll nvcriiJ:f! height of · 
.lenA th:tn 25' nw:tmrrcd from nntur·nl, unci l.sturbetl grnde. Add'ltJ.onully, 
no port:lnn of nny hullding Bhnl.l exccC'd tho elcvntlon of 72lt0' nbovc 
mcnn r.cn levc.1. 

(e) The Creole Gulch slt:P 11hn 11 he limited to n mnx lmum hu .I.J.ding height of 
75' for nt lcn11t RJZ of the totnl uni.t cqu.lvalent volume of nll 
nhove-g1·ndc buildings combJ.ncd. t\n nvcrnge overall hetght of less 
thnn ItS' shall he provJd,!d nnt.l no port:lon of nny hui.lding shnll exceed 
c I ther clcvnt.i.on 7250' for the eltstern-most hrd.lding or the elevntion 
of 7275 1 for the bnlnnce of the project (nhove rnenn sea level). 

Th!.' n hove huilding hc:lgh t rest ric t.lons are in nccordnnce \•li th the 
approved Rcfl tric tions nnd Rcqu:l rcmcnts Exhibit!> submit ted, nnd are in 
nddition to all other codes, ordinances, nnd standnrds. 

At the time of project review nnd npprovnl, all buildings shall be reviewed 
for conformance wi.th tlw II is tor lc DistrJ.ct Design Guidel:lnes and relnted 
nrch itec turn 1 requirements. No mcchnn ical equ ipmont or similar protuberan
ces (i.e: nn tcnnae, flnes, etc.) shnll be permit ted to be visible on any 
building roof-tops or shall nny bright or flushing lights be nllowed. 

1111 easements, deeds, nnd/or rir,hts-of-wny shall be provided without cost 
to the d.ty and in nccor.dnnce with the mastcr plnn documents and phnsing 
plan approved. Likewise, it shall be the developer's sole responsibility 
to secure all ea ::ements necessa~y fot· the provision of utility services to 
the project. 

Hastnr Planned u~vclopment approval only conceptually established the 
nh:llity of local utility service providers to supply service to the 
projects. It does not constitute any formnl approval per se, ·The 
npplicant has been notified that substantial off-site improvements w~ll ~c 
necessary and that the hurt.lcn ia on the future dcveloper.(s) to secure 
vnrious casements and upsize whatever. utility lines may be necessa·ry .:fn '· , 
order to serve this project, Prior to resnle of this pr.operty' in whic~ · , ~··: 
this MPD npprovnl ia carried forward, or. prior. to any, cond.itiomil ~se :., · 
npplication for any portion of the HPJ>, . 11 utility plnn : add.re.~.~ -:fryg·: wateh '·( : 
fire flows, and snnitary sewer, storm dr.a:l.nngu, cabt'e u tili.tfe~ ,- : : 
noturnl gas shall be prepared for r.eviuw and approval by. City.: ~~-ii:~r- an~ · 

:1 .•' ;: ... ~ . . . 
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Snydt~n·ll h• 1\zwln St!t~l·r lmpt·ov,wu•nr. IJIHI:rict, l'nrt nf tlw plnn shcli. l he 
c0::t t•nllnwtt!t; for e~tch lll!llt !If ut:l llty conutructlou HH l.t l.n nntlctpntl!d 
thnt ma.)nr cont:: for thet:c ut:l.llt:leH will be ueccrwtll:y. 1111 nuch cont tt 
::hall ht.• pnltl hy the dt•vct.orwr uttltwn nt.hc!·rwl.rw provided. 1. ( further 
::nhd{VfH(OII of tiW ~It'll prnpl!rt'/ Ol'Clll'fl 1 tftc llt!CI!!Iflltry utf.IJty nnd ltC:CIJr.fl 
lmprnvew..::ttH (net• hod ow) ~<.•Ill t t!t~d tn he gunr:ttltt!tJcl In lt<:cordnnc:c ._,lth city 
rwhtllvlslon nnllnnnc:•!s. l'ultllc ltt.ll . .l.tlc:;, ro:tdn, nnd IICCI!!W qucstlonfl 
t.•h lch will need r: 0 he n•!lnl ved or upgrlllled 1>:1 the dt!vnlopen; at their cost 
(In :ttldlti.on to i'.ltp:td" fl!e!l, 1mter dcvC'lupmcnt tttH.I connectlon fel!r., and nil 
other l't~c~• t·eqttlred hy city onllnanc:c!') ;Jt'l! :ts fnl lnw!l: 

(a) Empire Avenue :.tnd l.owcll Av,~m•c •.olll he the mnln nc:cens routes to the 
Crc•nlc Gulch slt:e. As such, durlnr: cnn:;tructlon thc:w road<. ~dll need 
to cnn·y lw:~vy trnfflc, probnhly In the •Jlcl.nity of up to 300 hcnvy 
t n1ck!; per dny. 1\t the prcscn t t Lmc and 1111 t II th(! Crr:n 1 c CuJ.ch HI te 
develops, Emplr•! n11d l.nwt!ll south of l·lnnor h'ay :.~re n11d wi.l.l he 
lo~<.•-vol.ume n•!ddentlnl r-;trc•!ts, 1~ith a pnvcmcnt qunllty, w:ldth, and 
thickness r·h.1t t~nn' t nupport thil!" rypc of truck traffic:. The Cl.ty 
will contlm1c to tJIIIintaltl the :;Lrccts as ln~oo•-volume rcsidentials 
streets, lt1cluding p:lVt!tncnt •'vcrlnyH and/or reconstructlon. Kone of 
tlwt twt·k ~;•Ill he des lp.ncd for the hc:wy truck trnff lc, hut "in order 
t"n s;WC! monc•y for the rlt~vC'Ioper of the Creole Gulch site, he or she is 
eucourngcd to k<!ep the C l.ty l'tth lie \•!orks Ill. rector nnt l fied ns to the 
tl.met.1hlt• of construction ;Jt Crero)e C.ulch. If the City ts notHlecl 
thnr the construction Ls pendln~;~ :;uch that a, impt·oved pavement 
sectlot1 cnn he l.ncorprornted l11tn twrm::tl Cily rnn:lntennnce projects, 
then it is nntlclpnt.ecl th<tt the 't1crcmentnl ;J(Idi.tion;tl cost of the 
i!dd"itionnl pavement tltic:l<ness (which "Is llkl'ly to he In the vicinity 
of J addltlonnl inches of asphnlt over the entire I1,6000 ltnenr feet 
125-foot nsphnlt tddthl of l.m~ell/Etnplre south of r-tanor l·!ny, or 
::tpprm:lma tc 1 y $80,000 udd it tonal cost· in I 986 do J.ln rs) could be .paid 
by the dcvc lop!! r Hith sn I d mnoun•· deducted from future tmpac t fees 
pnid to the City ::ts lonR as "It dJd not exceed the totnl future lmpact 
fee:;. Hmn•ver, if Lhc incremwcl p:tvement sect"ion is not coordinnt~d 
"'' th the City by the devulnper s11ch that the JH!Vcml!nt of Lowell and 
Empire so11th of Hannr \~ay remains lnndequate nt the time the Crenle 
c;ul.ch sltt! is developed, then the dP.vcloper slwll esseutinll)' 
recot1str11ct the enti.re I1,600-foot length o:· Lowell and Empire south of 
t·lanor Hay nt his or ht!r eost, lvhich tdth excavation and reconstruction 
of an nntic"l.pnted 6-lnch nsphalt thtckness on top of 10 inches ot 
ronclhase, plus alJ. other normal construction items and costs, IVOUld be 
in the approxi.mate cost range of $300,000 to $1J00,000 "in L9R6 dolJ.nrs. 
Further, because thut rBconstruct :lon 1vould be inconven.ll!nt to resi
dents and the Ci.ty, and because delays, impacts, and potential ~afety 
hnznrds would b~ crented over and above normal City mninte .nc:e of 
exist:l.ng streets, that nctton by the developer would be 11 ,. : 1~ !mpar 
on C:Hy res:f.dents ::tnd the cost thereforl! would not he deductibh from 

nny developer "impact fecH. 

(h) ContrJ.hute to the Pnrk CHy VH.lnre, or other 1mter tnnks, de.termined 
to he neceHsary by the C:lty Engtneer in order to serve the . project 
with culi.nnry und fire r.torngc. Based on a Type 1 fire . ' r~~istive , ··· 
constr.uct"f.on, "f.t i.n ttflHtttnecl thnt the contribution would b"e·· on' "the ' , ·, ··.':,: 
order of: 500,000 gnllonH nt n co!1t of: npproximntel/ $-30.0 ·;090.00·,, ·,':: ~:JC· 

: ' • )J'! ·•· 'j :/ ~.·' ,·,.·,·,·, .. ,~!\i11:~1 
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nlthough the cxnct figun:!l.l would need to lw dctcrmi.ned Jn a dctniled 
study using lH.loptcd City atnndnnls. 

(c) Construct pumped pressure systcm(s) wHh hnckup emergency power . to 
provi de n nuHIIHJ of dcl:l.vcry of f:l.re flows to the proJect . Construct il 
meter. vnul t n t the edge of the road nd:J nccn t to the pro:J cc t, l~ey~nd 
which all ~o."ntcr fnd.l:l.t:J.c:; would he prJ.vntcly rnnintni.ncd. It is 
nnticipnted t:hut in the vidnit:y of 2,500 feet of 12-:!nch water. ltnc : 
with appurtenances mny he required. Such pi.pc would cost about 
$70,000 in 1986 dollars exclusive of the pumps and backup power, which 
nre even mor.e expensive. 

(d) Provide nn casement, or. pay all costs relntcd to condemnation by Park 
City of an enscment, suitable for construction and mn.intenance of n 
storm drain from the proJect site to Silver. Creek or HcLeod Creek. 
All City streets and any public utility drainnge easements normally 
provided i n the course of other private development shall be available 
for utility construction relnted to this MPD subject to reasonable 
cons tn1ction techniques nncl C:l ty standards. 

(e) 

(f) 

Pay for. downstream detention basin construction costs in accordance 
with the ratio of increased runoff from the project during the 50-year 
flood event to the total design volume of the bnsin. 

Construct a storm drain line to Silver Creek or McLeod Creek adequate 
to contain the runoff running through and off the site during the 
50-year flood event. It is assumed that a minimum of 36-inch concrete 
storm drain line will need to be installed solely for Creole Gulch 
drainage. It is further assumed that special cleanout boxes and inlet 
boxes will need to be designed to address difficult hydraulic 
problems. Such boxes are expensive. 

(g) Provide revegetation over all on-site and off-site areas disturbed for 
project-related utilities. 

(h) Sanitary sewer improvements are assumed to involve replacing in the 
vicinity of 3,000 feet of sewer line, with ne\¥ manholes included. 
Such construction will cost in the vicinity of $100,000, i.s subject to 
the approval of SBSID, and is further. subject to all District fees and 
agreements necessary for extension of lines. 

To minimize additional construction traffic impacts, on-site material 
stockpiU.ng/staging and parkinp, shall he provided during the course of 
construction. Sbilarly, cut and fill shall be balanced and distributed 
on-site whenever practicable, with any waste material to be hauled over 
City specified routes. Also at the time of conditional use 
revi.~w/approval, i.ndividunl projects or phases shall provide detailed 
landscaping, vegetation protection, and construction staging plans. 

As projects nrc submitted for condi.tional use 
review them for required employee housing in 
ordinances in effect at the time of npplication. 
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approval, the city shall 
nc.cordance with adopted 
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IV. BACKGROUND 

An' npplicnti.on for. Lnrgo Scnlc ~foster l'lnnned Development wna Ruhmittcd on 
Nny 2'1 ,· 1985, :l.n uccor.dnnce with Sections nnd 10 of the · Pnrk City !.and.· 
Nnnogemi:mt Code. '!'he npplicnnt re<]Uested that only .gencrnl development concept 
ond· .. density be approved nt tlt:l.s juncture. Fi.nol unit configuration and mi.Y. rnny . 
be ndjusted by futur!! developen:; ut the t"lmc of conditional usc revic':J. A legal 
descr:!.ption of the total pr operty involved in the oren being master planned 
sh~ll be recorded with Summit County. The general nature of the development and· 
pertinent details of the tronsferr"ing of clensit.f.es from one area to another. 
shall be adequately described and of sufficient depth to apprise potential ~~nd 
purchasers or developers that the property has been included within a Maste'r. 
Plan . 

A variety of development concepts were submitted during the course of 
reviewing the proposed Master Plan. A total of eight distinct approaches to the 
development of the Hillside Properties were evaluated. The alternative concepts 
ranged from a "conventional" subdivision approach involving the extension of 
Norfolk Avenue, to a modern high-rise concept. The staff, Planning Commission 
and general public have all fuvored the clustering of development as opposed to 
spreading it out. Several of the alternatives prepared were in response to 
specific concerns expressed relntive to the scale and mass of buildings 
necessary to accommodate the density proposed. The latest concept developed 
represents a refined v~rsion of the cluster approach originally submitted. 

v. NARRATIVE 

The Sweeney Properties Master Plan involves a number of individual 
development parcels. Combined, a total of 277 unit equivalents are proposed; 
including, 258 residential and 19 unit equivalents \<•orth of support commercial 
space. Based upon the zoning in effect at this time, in excess of 450 units 
could be requested. \Yhile this may be somewhat misleading due to certain 
physical and technical constraints (i.e: access, slope, utilities), it does 
reveal that a significant reduction in total density proposed has been 
in corpora ted into the project. Each area proposed for development has been 
evaluated on its 01.,.n merits. During the course of 1·eview, numerous concepts 
were considered with densities shifted around. 

The various parcels of land included within the Sl.,.eeney Properties Naster · 
Plan are scattered about the Historic District and are detailed on the attached 
Exhibit. For additional clarity a brief narrative description of each 
development area follows: 

Coalition Properties 
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nppltcnt.:lon is npprnved). 'l.'hc dcve.l.opull!nt concept proposed entatls n 
predominnntly res'idci1t :ln.l proJect w:lth 110111!! gt:ound level cornmcrcinl uses 
nntici.pated. In nn effort: to reduce dons:lt i es elsewhere wl.th.l.n the 11t.tAI:er Plan, 
the odp,:l.nnlly proposed density lws been i.ncrcnsed from 'J7 to 40 ·u·ntt 
equiva1ents. l'r.clindnnry hu!.ld :lng footpr:Lnts nnd rnnsaing dr.nwi.ngs ~ · show 
stnfctu r es ,.,.i.th n stei1ped ' 1c :de rench:l.ng n maximum height of fifty-U.ve feet, 
Pa.rk.l.ng 1dll be provided wttnJn nn enclosed Atructure beneath the buildings ~nd 
in nccorclnnco with the Tnb.ln on the ncstd.ctions nnd nequirem(mts Exhibit or the 
Land Nmwgement Godc (to be dcterm:l.nl!d nt the time of conditf.onn1 use approval) . 

The Coalition \.Jest property :ls located south of nnd adjacent to 8th Street 
in the Historic Recrent i on Commercial (HRC) zone recently created. The concept 
for this particul ... r site Ja in kceplnp, wi.th the previous zon i ng (Historic 
Residential, HR-1) and provides n buffer for properties located to Hs west. 
Aiso in response to preferred reduct1.ons in density elsewhere in the Master 
Plan, the originally proposed ten unit cquivalen ts have been increased to 
thirteen total. In order to accommodate this additional density, a floor was 
added to several of the buildings, Tluilding he:i.ghts adjacent to Park Avenue 
have been shown at 35 1

, while those abutting ll'oodside Avenue will be restricted 
to a 28 1 height. Individua.l structures have been conceptually designed in 
keeping with the scale of the Hlstoric District will all cod8 required parking 
to be provided below the buildings und accessed from a single common driveway. 

HR-l Properties 

These project parcels consist of the MPE and Carr-Sheen properties and 
total less than ~ acre (, 45) 'l.n size. Zoned HR-1 at present, the Master Plan 
proposes to limit densities on these sites to 2 and 3 unit equivale~ts 

accor'dingly, or a reduction of 44% (i.e: 4 units total). In addition,. easements 
shall be provided for a stairway connecting the Empire-Lowell switchback to the 
Crescent walkway. The Fletcher parcel included within the Master Plan will be 
preserved as open space in addltion to several quit claim deeds provided to ~he 
city for existing streets located outside platted rights-of-way. 

Hillside Properties 

By far the larger-;t area included within the proposed Naster Plan, the 
Hillside Properties involve over 123 acres currently zoned HR-1 (approximately · 
15 acres) and Estate (108 acres). The development concept propos.ed would 
cluster the bulk of the density derived into two locations; the Town Lift 
Hid-Station site and the Creole Gulch area. A total of 197 residential : and · an. 
additional 19 commercial unit equivalents are proposed between the .: .·t.wo .. ,· 
developments with over 90% of the hillside (loc~llly referred to as Treasure 
Mountain) preserved as open space, As part of the Master Plan, the lm1d · not · 
included withtn the development area boundary will be rezoned to .Recreat.ion' Open · 
Space . (ROS), 

The Town Lift Nid-Stat.ion site contains roughly 3. 75 . acres and· is 1ocated. · 
west of Woodside Avenue nt approximately 6th Street. The mnj.ority' or" di~ -
developablc area is s:!.tua ted sou thens t of the mid-stat: ion loading ·area. . A. tobil. .... : · : ... · ::·: 
of JS. 5 residential unit equivalents are · propos~d - w:i.th 3 .·5 . equivoiimts .··wortli: .9{ '.: ... :-:' . . , 
support c.6mmercinl space as well. The concept plan ·shows.:· ·ri .·ntimber '' o((· ~hw .,,, ·.:'':·: 
prnfile buildings located on the · dmmhill sid·e. of the ac·~e,s . .. r,:o·a?. :!.~-~n.~il.f·~:~N~:· .... 
unit equivalents. Two larger building!> are shown · above th'e · · ~itJ1 ·.: 9 •. .S.:·B;n_d: · 

. . .. · . ·,·····" ··· .. ·~· . '~ .. :::·:_: .. 
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unH~ envhdoncd. Tho nverngc hu:l.ldJug lw.l.ght for t.he Town I.Ht n:l.tc is less 
thnn 25' 1dth ovur 85% of the lml.ld:lng volume fH t :l.ng w.Lthl.n n 35 1 hcdgli.t 
envelope. Pnrktnr. 1dll be prov:l.d(!d wJ.t:h:l.n cnc.loacd otructurca, accef.HHHI vin n 
pr:!.vnte roncl or :l.ginnt.l.ng fr:om thc Emp :l.re-Lowcll llW.l.tchhnck. The closest 
ncighbor:lng rcs:l.dcncc :Is curr.rmtly locnt:cd in excess of ?.00 f:cct nwny. 

The Creole Gulch s:l.te :l11 compr:lsed of 7. 75 ncrcs nnd u:ltuntcd basically 
south of the Empire-Lowell sw:Ltchback nt npproximntely Rth Strcnt. 'l'he majority 
of the property :1.::; currently ~oned 1\stute (E). A to t nl of 161.5 reeiclcntinl 
unit equivalents nr.e propoAcd. In udd:!.tJon, 15.5 unJt equivalents of support 
commercinl space is included ns pnrt of the Muster. Plnn. Avernge building 
heights nrc proposed to be less thnn ~S' with n maximum of 95 1 for. the highest 
point. As conceptunlly proposed, in exceAB of 807. of the building volume is 
within a 75' height envelope measured from existing grade. It is expected that 
the Creole Gulch sit:e 1.ril.l be subdivided into spr.cific development parcels at 
some future date. Parking Js ac.:essed directly from the Empire-Lowell 
switchback and wHl be provided lvithin multi-level enclosed structures . 
Depending upon the character of development and unit: configuration/mix proposed 
at conditional usc approval, the .1ctual numbers of parking spaces necessary 
could vary subst mtinlly. Buildings h<wc been set back from the adjacent road 
approximately 100' and a comparable distance to the nearest adjoining residence. 

Miscellaneous Properties 

In addition to the development urcas described above, the proposed Master 
Plan id·entifies three distinct single-family lots; one of which is located above 
Woodside Avenue adjacent to and north of platted 5th Street, a second to be 
accessed from Upper Norfolk, and a third lot to be situated up on top of 
Treasure Mountain (pJssible future access predicated on United Park City Mines 
Company's plans for development off of King Road). Development would be 
restricted to sin ;le-family homes with no greater than 3500 square foot 
footprints and maximum building heights of 25 feet. 

VI. MAJOR ISSUES 

Many concerns were rdised and issues identified through the review process. 

,·, 

A project of this scale and complexity would pose similar and considerable 
consternation no matter 1vhere it was proposed to be built. Because this 
particular site is located hoth within and adjacent to the Historic District, 
many of the concerns expressed related to the more subjective kinds of 
considerntfons. The Master Planned Development procedure ntteiitpts to de.a1 .with 
the general concept of the proposed development and defer or r~legate the . ~~ry · 
detailed project review elements to the conditional use stage .cif tieview,' · At 
conditional use review, thP. following issties will be examined in ~cins.id 'erable · 
detail with technical solutions sou~ht. :· 

:. . • • ' t _-,:~~ '! '~- ·, .. ~' 
Comprehensive Plan - The city's Comprehensive Master· P·lnn ideritifie·s · the :.'.'·.·'·· '.,. 
Hillside p.ro.perty as a key scenic nrea and recom·mends that ... developm~l) ·t ·· }'·· .. . ,. 
limited to the 'l'?wer porti.ons of the mountain ·~ ' The ' exist'ing''. ifR::.( .' .... · . 
included in the Sweeney Master Plan :!:s shown as being .retairui!d·'· .. 
dential use similar to the existfn'g pattern···of d~velopmet1t.· · '· 
West site is also .recommended for Hiat'oric Re'sidemtial: \ise '· w:i. 
parce_is included within a Histor:l.c . Co~mercial are~ : ' The: :·p .~opc;·s • 

., : . , . . . . -·._ r::; :~-: ·:,:_..!:·{ 
'-~ '- I• •,., ,.., ,·, , ·,,,·,:·o" ' 
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I' rope rt .los NI'D :L:r l.n con formnnco w I. t:h the lund usc rlcrd.grw t tons out J.:irHHI :l.n 
the l'nrk C:l.t:y Compr·elwnu .l.ve Nllt-ttor· Plnn, 

Scnle - The ovc rn.ll sco.l e nnd mnr.wl vcnotlfl or the prn,1 nc t hnu he en of 
primury conccr:n. Lor.n !:<HI 1~ : ! t:h :Ln the ll:l.u t:odc l.l:l.n t:rlc t, it in .l.mportnn t for 
pr·ojcct dC!H .Igncd t:o lw compntihlc wlth the 11c:nle o.J.r·endy cstnbltshed. The 
cluster concept for duv!!lopnwnt: of the ld.UB!de nren, whllc rni.ni.mi.zJng the 
Jmpacts in ot:10r nrenH, clocH nwult :tn nrld :l. t:l.onn.l scale cons"lclcrnt1.ons. 
The focuR or: thrust of tlw rev:!.ew process hnr. been to cxnmi.nc dif fcrent 
,,•nys of nccomrnodntinr, the development o[ the property wldle bc:l.ng mindful 
of nnr1 scnsittve to the sun:ound:l.ng ncJghborhood. Tho relocation of 
dcns :ity from the Town J..Jft site Wllfl pnrtly Jn response to this i.ssue. The 
concentrnt:lon of density into the Creole c;ulch nrcn, whtch because of its 
topogrnphy nnd the suhstant:i.nl mountain backdrop which helps allev:i.ate some 
of the concern, and the requested height vnri.ation necessary in order to 
reduce the rnnss pen:e .i.ved (higher versus lower nnd wider), have greatly 
improved thn ovcrnl.l scnle of the cluHter approach. The s :l.tes along Park 
Avenue have been conccptunlly planned to minimize scale and have provided 
stepped facades and smoller-scale buildings to serve ns a transition. 

Zonlng - Currently, the land involved in the proposed ~IPD iR comprised of 
three (actually four) dist1nct zoning designations. The Coalition East 
parcel is cur.ren t ly zoned lliR toric Recre<r t ion Commercial (IIRC) a 1 though it 
was zoned (and is therefore, tcchni.cally "grandfathered" or vested) 
Historic Commercial Business nt the time the app.llcat:l.on was submitted. 
The \~est sHe is also no1~ zoned HRC. The Hillside Properties (Le: Town 
Lift Mid-Station and Creole Gulch sHes) are zoned Historic Residential 
(HR-1) and Estate (E). The C:nrr-Sheen, ~IPE, and t1vo of the three 
single-family lots are all zoned HR-1 as well. The single-family lot 
adjacent to property owned by United Park City Nines is zoned Estate. 

The current zoning will basically remain 
proposed Nas ter Plan except that over 110 
rezoned to Recreation Open Space (ROS), and 
dcsign~ted as being subject to a 
document/approval (i.e: E/HRl-MPD). 

unaltered as a result of the 
acres of the mountain will be 
the hillside properties will be 
Master Planned Development 

Neighborhood Compatibility - In reviewing the general compatibility of a 
project of this scale, an evaluation of possible nlternative approaches was 
undertaken. In light of those other development concepts and associated 
impacts, the proposed clustering approach was deemed the most compatible. 
Rathet· thnn spread the density out and thereby impact the entire otd town 
area, the cluster concept afford eel the ability to limit the imp.acts to 
smaller areas. Efforts to minimize scale have bee·n directed tOivard > this · 
issue as have the solutions to other problems related to · traffic, site 
disturbance, and the preservaticn of open space, The non-~illsi'~e proj ec.t • 
sites have also been planned in acconlance with .b.oth the Historic Difii:t::rct ····:· ' 
guidelines and in keeping with the scal.e of existing residences~ _ · ,.· The · .. · ··.· . ' 
build.:.out pedod envisioned w:l.ll also "enable a more" de·eai:led·:.· ... ··· ·.·'·:·· · . . ' 
time when specific project proposi:lls are developed; ·<.' . ·A ·· ··· · · 
staff •·a recommended conditions are· directed toward mfnimizing~ · 
conflicts related to neighborhood compatibility conside:riit~:b'n::i· . 
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·. 2J~cn Sj!!!_~ - h key clmnent of the p·ropoiH!Cl e.l.uflter nppronch l!l to prnuatV!! 
1inable OJH~n spncn ·tn pnrpetu:lty. A tot:nl of 9n (120 ncrllfl) of the 
hillnid1! \\•il .l he nw :Lntninud ns opon RJHICC! liA n pnrt of: the propotwd Nnatcr 
P lnn. In axcc~w of 1 I 0 nc rcfl w:l.ll nc t:unl.ly he rezonect' to Heeren tton Open 
Spnc~! (IWS) in udd:l.t:lon to 70% open npt.lcc provid(!d · wJthin cnch of the 
dcvel npment pnrcelH. Alt:ernnt:lve concepts reviewed involving the extension 
of Norfolk Avenue would a.f.gnificnntly hnve reduced the nmount of open apnea 
n~tai.n r d. The potcnli:1l for the Rllhdiviaion and acnttercd devclopmllnt of 
the h.ll ls :!.dc ~>.•ould nlao huvc drnatlr.aJ.ly n ffr!c:tcd the gorll. of preserving 
the mountain suhst1.1ntinlly lntnct nnd pristine!, 

'1 .• :.: 

Access - All of the diffC!rcnt concepts revic!wcd would result ln similar 
nccess concerns. The Conl:l.t:l.on propl!rt:l.cs nlong Pnr.k Avenue hnvc excell ant 
nccess as n rl!sult nnd efforts were, therefore, limited to comhi.ning 
drive~o•ays to minindze the number of curb cuts (i.e: inr,ress/egress points). 
The development of the llllluide Properttcs will undoubtedly impact not only 
Empire 1.md Lo~;•c!ll Avenues but other locnl streets as well. While certain 
assumptions could be made as to the type or character of development 
proposed and possible corresponding differences in traffic patterns. many 
of the questionH raised would remain unanswered. While it is true that the 
Norfolk Avenue extended alternative would best deal with the current 
problem of poor access to that oren, it would not have solved nll of the 
access issues. The proposed Master Plan will provide sufficient ground, to 
be dedicated to the city, for purposes of developing a reasonable 
turnaround for Upper Norfolk. 

Visibility - '['he issue of visibility i.s one which varies with the different 
concepts proposed and vantage or view points selected. The very detailed 
visual analyses prepared graphically demonstrated how the various proposals 
might look from key points around town. The cluster approach, although 
highly visible from certnJn arens, does not impose massive structures in 
the most prominent areas. Instead, the tallest buildings have been tucked 
into Creole Gulch where topography combines with the densel~· vegetated 
mountainside to effPctively reduce the buildings' visibility. The height 
and reduction in density at the Nid-Station site has been pnrtly in 
response to this concern. The stnff has included a condition tha.t an 
exhibit be atrachcd to the Master Pl.an approval that further defines 
building envelope limitations and archicectural considerations. 

Building Height - In order to rnin.imize site d:lsturbance and coverage, the 
clustering of density necessitated consideration of building heights in 
excess of that which is permitted in the underlying zoning (28' to the · 
mid-point of a pHched roof with a ·maximum ridge height of 3l'). The 
various iterations submitted for review demonstrated the trnde~offs betw~en · 

height and site coverage. The proposed concept for the Hid-Station area 
results in buildings thnt would average only lfl 1 above grade with portions . 
(primarily the elevator. nccess shafts likely to be required).· appr,oaching · 

I 
'.·· 

·.~ 
.; 

·~ . 
.• 

7 5' in the worst-case situation. The concept reviewed fo·r the Creole Gu1qh' ' l• · 
area ent:ails portions of buildings ns h:tgh as [00 1 

; - but with an overall I . . . '·.; 
average of less th<m lt0 1

, l'hc Coalition East property, as a result of . , · . . . , 

~~=~:~:~ri~~c ag~!~~~~~~ t::st) t~itt: !~;,r;:cl~ersop~~~~ . nf0on~0c·::ns )i~t~e:.rr·~·:·::iZ~~.:~l · · ·/ ·:)>:.:~:;~)·: ; · . 
frontage and 28' adjacent l"oodside Avenue. ·As a part' o'f .. the· 

. Development process ·, height v.arintiona ca·n b~ · · aprr.:oved :·.· n :,·,. 
... ·. : 
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p.lnnn:t.nr. conn:l.dor.nt: :lonn (II!!U Socl::lnn 10. 9(t:) of l:hu Lnnd MntHlf.ICIII!!Ilt C9dc). 
Throughout thu ruv:J.cw, cono :ldumb.l.e ef fort hllfr hoen d:l.ructed nt nd.nimfzing 
overn.ll lnr.Llcling hc :lght nnd r-nllrtccl :Lmpnctfr whll.C! sttl.l nccommocJnt:fng tho 
pt·opoued dcnwf.ty tn n c.Lunl:cr. type of clovo l opmcnt. 

Tho stnrt: hns <II!Volopcd 11 HUmber of t·ocommendcd conclit:l.ortf.l i. n response to 
tlio concct·na cxpraf.lRCd ovC!r buU.dlng hc :l.ghtu. An exh:lhit dcfin.Lng builcltng 
11 etwclopcs 11 hns lwcn dev<!l.opcrl to dnftnc nr.f!IIR where incrcnsed building 
heightH cun he nc<:ommoduted with the lenst nmounl: of i.mpnct, It i.s our 
rccommendnt :lon thnt nwx:lnnrm buiJ.dJ.ng he :l. ghtu he rcstr:Lcted to JS' and 75 1 

llt the Town r~:tft Hi.d-Stntl.on mld Creole Gulch RiteR, respectively, for the 
hulk of (nt lense 83%) t:lw bu:Lld :Lng volumes. S1.milnr.ly, we recommend that 
the hui.ldl.ng envelope proposed For the Coulit:lon propcrt:Lns be limited in 
uccordnnce w:!t h the exh Jb its prepo t•cd nnd mnd e n pur t of the approval 
documentR. 

Overnll Concept - The concept of clustering densities on the lower portion 
of the hillside w:Lth some trarwferring to the Conlit:.on pl7operties has 
evolved from both previous propo1wls submitted and thi.s most 17ccent review 
process. The Park City Comprehens:Lve Nnstl!r Plan update that wns recently 
enacted encourages the clustering of permitted density to those areas of 
the property better able to o~commodate development. In order to preserve 
scenic areas in town and mitigate potenU.ally adverse impacts on the 
environment, the Naster Planned Development concept was devised. The 
Sweeney Properties HPD was submitted after n number of different 
development concepts had been reviewed; including, several versions of the 
Silver ~fountain proposal and various designs that were predicated on the 
extcns:f.on of Nortolk Avenue through to the Empire-Lowell Avenues area ~ 

After considerrrblc staff discussion and input, the cluster concept .was 
developed, Because of the underlying zoning and resultant density 
currently in place, the cluster appronch to developing on the hillside has 
been favored thrdughout the formal review and Hearing process. 

Land Uses The predominant land uses envisioned at this ti.me are 
transient·-oriented res:f.uential development(s) with somP limited support 
commercial. The building forms and maf1Sing as welJ as location lend 
the~selves to hotel-type development. Although future developer~ of 
projects with:f.n the Huster Plan have the flexibility to build a variety , of 
unit types in different combinAtions or configurations, the likelihood is 
that these projects will likely b~ geared toward the visitor looking for 
more of a destination-type of accommodation. The property involved .in th• 
Moster Plan is directly connected to the Park City Ski Area hnd as such. can 
provide ski-to and sk:l.-from access, A number of smaller projects 'fn . 'the:· 
area are similarly oriented to the transient 'lodger. Although· .cer~ri.irily "( . 
different kind of residential use than that which . liistoric.ally hri~ ,;, · 
developed in the old tmvn area, it is still primarily residerttiaT . J .n ·.·< 
nature. The inclusion of attached tmmhomes serving . to buffer' .be.t~-e·en ·:.th·e< ·:. : 
c'xisting residences ariel the denser areas of dev.elopm~n.t, 117ill •':also .·, ~~·t(\.~ .. :< 
provide a transHion of sorts, The amount of . cpm111ercial .. space. incl~~~d·:.':>·:: .. · . 
~>li'th:l.n the Master Plan will be of the size ann type t .6 pr ovide . ~ ~,onY,~.P.~;t'~n.i:.:?·.}: :·· .·· 
service to those resid:l.ng within tlie project' rather· than ·possibly. b'e:\dr\ +:.':'.'',;.~ _.· '·: 
competition with the city's existing comme.rdal areas, ·· .. " ... '.'-< ::':·>·· .'·.···.,·:::·:.::: . ... 
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'l'rnrr .k - i\ny form or duVl'lopment )li'O)lOHUd l.n th Ill nn!/1 o[ town would 
ccrtn:fn.ly lmpnet: nxl.nt.Lnn utn·l~t:u, i\Jtlwunh the hllljnr :lty of trnff lc 
ACnurntod wi 11. twr. 1\mpl.l·u nncl L1.1W1d l i\vunuun, other rondn will nJ HO he 
nffm~tnd. Tho concept of I!Xt:oncllng Norfulk i\vmllll' wou.lcl hnv•• .tmprovocl 
ncccu:~ to tlw nnut:h unci of o.ld town, hut: wnu.l.cl ul11o hove nddcd ndditionol 
trnff .lc to Empi.l'll nnd J.owr!.llllll n rotHLit:. rt J.H uxpuctud t:hnt hoth Empire 
nnd l..oWt!lJ wi 11 ho ·fmprovtHI l.n HOVnl'n.l yonru :l.n order t:o fnd .U.t:nte traffic 
movoment: tn geMrn.J. Even wl.thout: t:htn proJect, nome ll)lf',rndin~ hnn bcen 
p.lnnnud ns :ld<•nc.1 f'icd through t:IH1 development of till' Strectn f·lnster Plnn. 

In evnluot.l.ng trnffi.c lrnpnctn, both construct :lon nnd L'uture nutomohilc 
demand nre considered, Nnny n~lutecl .Lmwun nlno c:ome 'lnto plny, such ns 
effprts to minl.mb:c nl.te grncltng nnd w1wte c:<port. The Master Plan rovf.ow 
proccoH nffoniH the opportuni.ty to nddrcsH theRe iRHucs in considcrnblc 
clet:nU. whcrcns other rev:le1~11 would not, Severed of the condi.tions proposed 
den! with the iHAue of trnffic nnd uffortA directed nt m1t1.gnt .lng the 
impnctA crentcd, Trnffi.c withJn the proJect '"i.ll he handled on pr!vnte 
rond~o.•nys w:Lt:h minimnl .Impact, 

Utilit::l.cs - The various utUity providers hnve all rcvi.cwed the proposed 
development . •ncept nnd do not oppose grnnting Nnstcr Pion npprovnl. 
Substantial im1 ·"vements to cxist'lng infrnstructure will be necessary, 
however, and th~ developer hns been npprisecl of hiG responsibility. 
Considerable off-s-te work will be required, the details of wh'lch will be 
resolved at the time of condi.tionnl usc npprovnl. Depending upon the 
timing of actun) development or the possible subdivision of the property, 
participnt:lon in upgrnding existing utility l'lnes ond roadway improvements 
may be required ahcnd · of schedule, i\ number of pa rame tc r.s I conditions 
recommended further detail these issues nnd serve to verify the noture of 
NPD concept approval. 

Fiscal - The proposed dense clustering of development is by far the most 
economic to service. In contrast to other concepts proposed involving the 
extension of Norfolk Avenue and possible scattered development of the 
hillside, the cluster. approach represents n positive impact on the city's 
and other public entities budgets. The nature of development anticipated 
and lack of additional roadway and utility line extensions requiring 
maintenance will not create significant additional demands for service, 

Tenancy - The likely occupancy and tenancy of the projects comprising the 
Master Plan wHl be transient in nature, Rather than housing signif-1 :: o.~nt 
numbers of year-round permanent residents, it is expected thnt the 
orientation will instead be toward the short-term visitor. 

Circulation - Circulation within the primary development nltes '"::.11 be on 
f~ot. Private roadways/drives access the project parking areas with 
vehicular circulation provided between projects and for service/deliveiy, 
construction, and emerg~ncy purposes, Pedestrian circulation within the. 
projects will be provided v"!o wnlkwnys and plazas with off-site improve
ments made to fncilitatc nrea-wide access. Severnl nearby stoil.,ways wil.l 
be (re)constructed tn accordance with the approved phasing ~nd project ., " 
plans. 
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Enscment~I/Hightn-of-1~!!2:- The SWN!IWYH huVt! ·Includt!d tlrn dcdlcntl.orr nntl 
11nd/or deeding of HCVI!l"lll l!lll'wmcnto nnd noetl.ons of rlghtn-of-wny to 
improve the cJty'n t.l.t.I.c. As 11 pnrt of the Nnster l'lnn, ncvernl rnndwny 
scctlonfl :rnd utHHy/nccc~w corr'ldorn ~d. .U. he deeded over. In tHidJtJ.on, a 
ri.ght-t'f-wny 1~.11.1. he nuppl.lml for the conr:;tructlon of 11 hnr:unerhcnd-typc 
t'urtH1round for Upper · Not·fol.k Ave-nul', 

Norfolk Avenue- 1\.lthough scVt!r:rl stuff mcmhern nupported the '!den of 
extending Nol'fo] k Avenue thnmgh to Emp'l.r·c!-l.owcll, the consensus wns l.n 
support of the cJur;ter'Lng npprouch to dcvf'lopmcnt. Tcchntcnl ns well as 
f:iscnl concerns were dJncuRscd rrdntlve to the nccesa bencf :l.ts thnt would 
rcsult. Sim1lnrly, nlthour,h the rnmrltnnt scale of IIR-1 development that 
~.o•ould h;wc been l:f.kely Js closer to thnt prcv:rlcnt in the lfiRtoric Oi.str let 
~.:odny, the spnwding-out of the lmpnctn of road and development 
construction would hnve been exnccrhated. ln ll.eu of extencl-lng Norfolk 
Avenue 1 the S1~ceney 1 s hnvc! con sen tee! t.o deed to the city su f f ic tent land 
for n turnaround nnd to pnrt:f.cipnte .in the formation of a spec.ial 
improvPment diRtrict for rnndwny improvements (in ndditi.on to providing an 
ensement for the existinn water line). 

Grading - The proposed cluster concept will rcsul t in le!ls grading than the 
alternatives cons:l.dered. The NI'D review enabled the staff, Planning 
Commission, and developer the opportun.ity to consider this kind of concern 
early in the project design process. The concept plans developed have 
examined the level of site work required and how potential impacts cnn be 
mitigated, Various conditions supported by staff have been suggested in 
order to verify the e f forts to be tnken to minimize the amount of grading 
necessnry and correlated issues i.dcntiffed. 

Disturbance - The eight distinct development scenarios presented each had a 
varying degree of nssociated site disturbance. The current concept results 
i.n considerably less site clearing nnd grading than any of the others 
presented (except the total high-rise approach). A balance between site 
disturbance and scnle/vis:l.bi.lity has been attnined through the ccursa of 
reviewing alternnte concepts. General development parameters havt: been 
propoGed for Nnster Plan npprovnl with the dctni.lcd definition of "limits 
of disturbance" deferred 1•ntil condit fomrl usc review. 

Density - The proposed densi.tJes ore well within the maximum allowed and 
actually about one-hnlf of thnt which the underlying zones would permit. 
Whi.le i.t would not he prncticnl or feasible to develop to the full extent 
of the "pnpcr density", the proposed Nnster Plnn does represent 11 

considerable reduct 'Lon from that \olhich could he proposed. lluring the 
course of review, numerous comparablcs were presented which demonstrated 
that the overall density proposed (I. 77 unit equivalents per ncre of the 
lli.ll s i.dc l'ropcrtieH and 2.20 for the ent:Lre 1>11'0) :ls the lm.,est of any large 
scale project recently npproved. The net densities proposed "or the 
hHlRidc properties, while seemingly quite high, nrc in actual t ~y lm.,er 
thun the density of the surrounding areu. Thus, even though a transferring 
and congregntion of development density is occurring, the ovcrnll gross and 
net denRitics arc well within rnnges npproved for other projects. 

Phasing - The huild-out of the cnt ire Noster Plan is expected to take 
somewhere ]H!tween 15-20 years. Th::! Con .Uti.on properties will likely be 
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developed w:lt:hin 5:..10 years wHh development of the H:Lllaide area not 
expected for u t .lens t 10 ycnru. llecous~ of the scope of the. project and 
the various relntcd i~prov~ments ncccaaory to oceommodnte a project of this 
nnturc, a · detuiled time li.ne has been developed ns an attachment to t .he MPD 
npprovnl documents. Hhile some flcxi!Jility :J.s btd.it-into the npprove·d 
Muster Plnn, nny petiod of inactivity in excess of two years would be cnuae 
for Plnnning Comm'!.s!d.on to conslcler ter.minut.i.ng the approval.. 

Setbacks - All of the development sites provide sufficient setbacks. The 
Coalition properties conceptually show a stepped building facade with a 
minimum 10 1 setback for the !-lest site (:Ln keeping with the HRC zoning) and 
a 20 1 average setback for the East n:l.tes. The Hillside properties provide 
substantial 100'+ setbacks from the road, with buildings sited considerably 
farther from the closest residencn. 

Fire Safety - The clustering of development proposed affords better overall 
fire protection· capabilities than would a more scattered form. Buildings 
will be equipped with sprinkler systems nnd typical "high-ri.se" fire 
protection requirements will be implemented. The proposed development 
concept locates buildings in areas to avoid cutting and removing 
significant evergreens existing on the site. Specific parameters have been 
recommended by the staff with actual details proposed to be deferred until 
conditional use review. 

Snow Removal/Storage - The cluster approach to development results in less 
roadway or associated hard-surfaced area and thereby reduces the amount of 
snow storage/removal necessary. Considerable effort has been devoted in 
.looking at everything from snow melting systems to where pitched roofs will 
shed. No additional snow removal will be required of the city. At 
conditional use approval, additional consideration will be appropriate to 
ensure that snow storage can safely and reasonably be handled on-site. 

Employee Housing - At the time of conditional use approval, individual 
projects shall be reviewed for impacts on and the possible provision of 
employee housing in accordance with applicable city ordinances in effect. 

Landscaping/Erosion Control Detailed landscaping plans and erosion 
control/revegetation methodologies for minimizing site impacts will be 
required at the time of conditional use review. Plantings shall be 
reviewed for their ability to provide visual interest and blend \dth 
existing na ti.ve rna terials. 

Trails - The proposed phasing plan identifies the timing of cohstruction 
for summerti.me hiking trails and related pedestrian connections. Tra~ls, 

s tair.ways, and sidewalks accessing or traversing the various properties 
will be required in accordance with both the approved phasing plan and ~t 
the time of conditional use review/approval. 
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SHEENEY PROPERTIES MASTER PLAN PHASING EXHIBIT REVISED 

·''.' Year 1986 . 1987 

, )fo~,~~vem€mt{ . 
., ·.~ Development · 

. . ·>. Ml'n:··Approval 
.- Recorded 

< Nor£o.1k Waterline 
Easement ' 

~· Cresc~nt Walkway 
·\- . 

· ·,: Empire-Lowell ROW 

:.· .. :Norfolk Turnaround 

Deed 

-.Restrictions 

.... · 

1988 1989 1990 1991 1992 1993 1994 1995 1.996 1997 1998 1999 2000 .(.001 

·- ~-. ::; ._ . : . ..:.:i:!. l;!;-;;~~~-:;~-~~4:t~~ 

fi!J .-
·- :. 

2002 2003 2004 1.005·:.-·. ~Q% ... 

-' 
., 

::-_. _!.• 
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Year 1986 1987 198d 1989 1990 1991 1992 1993 1994 1995 1.996 1997 1998 t999 2000 - ?001 2002 2003 - 20()14 -2005 ·2006 

Project -Timcframe 
•o':-7' 

-~.-~;--::· coalition Properties 
~- .. 

MPE ·and Carr-Sheen 

Town Lift 

Mid ·station 

·ereole Gulch 

1 - - -·For a~ditional - clarification, consul t the Planning Department Staff Report and the Sweeney Properties P~ster Plan document and fact sheet 
dated May 15, 1985. 

__ ,2Sta~rways tt? be constructed concurrently with development of Hillside Properties unless already improved by Park City Reser :: or adjacent _ 

· projects-. 
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!;ii.JEENEY PROPERTIES MASTER F . 1\N DENSITY EXHIBIT 
· ... ·· .. 

Residential Commercinl ~~ximum H!niQUm 

Parcel Acreage Unit Equivalents Un!'t Equivalents Building Height Open · Space ('\) 

~roperties 

·. East · 0.986 40 ~laximum Commercinl 55' 39.a
1 

space not to exceed 

FAR of 1:1 

0~543 13 --- 35' 54.9 

:_:Jii:ll~ide '·Properties 

. : ~ ~ 
·.~·ci':.·a1e Gulch 7.75 161.5 15.5 95'2 70 

·:r~ Lift .Mid-Stati~n . 3.75 35.5 3.5 55'2 70 

~-acre Sing"re." Family Lots 1.5 3 25' 83.9 

Prop~ri::ies 

.;·S: :'·::~ ~:i~~e~n 0.288 3 28' 60 

0.161 2 

258 U.E. 19 U.E. 

ooes.;_not :include .Tawn . Lift . base facility 
excludes ele~ator 'shaft 
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