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SNYDERVILLE BASIN PLANNING COMMISSION 

REGULAR MEETING 
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Sheldon Richins Building (Library) 
1885 West Ute Boulevard, 

Park City, UT 

 
COMMISSIONERS PRESENT: 

 

Bea Peck, Chair  
Julia Collins   
Colin DeFord  
Mike Franklin 

Canice Harte  
Chuck Klingenstein  
Greg Lawson 

 

STAFF PRESENT:  

Peter Barnes– Planning and Zoning Administrator  
Jami Brackin– Deputy County Attorney         
Gary Horton– County Engineer       
Amir Caus- County Planner 

Tiffanie Northrup-Robinson- Senior Planner 

Patrick Putt- Community Development Director  
Jennifer Strader- Senior Planner 
Kathy Lewis– Secretary 

 
The regular meeting of the Snyderville Basin Planning Commission was called to order at 
6:00 PM.  

 
REGULAR ITEMS 
 
1. General Public Input Items 

 
The general public input session was opened.  There were no comments made and the 

public input session was closed.   

 

2. Discussion and possible action regarding a Final Site Plan and Condominium Plat 
for Apex residences at Park City; RC-25, Canyons Village Resort– Tiffanie 
Northrup-Robinson, Senior Planner 
 

Planner Northrup-Robinson introduced the applicant, Tony Tyler.  The parcels are 

located at approximately 2752 High Mountain Road.  She reminded the Commission 

that two weeks ago on April 12th they took a visit to the site.  Since this has been 
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discussed several times, she will give a quick overview for the benefit of the public.  The 

SPA agreement allows for a development of up to 161,000 square feet of multi-family 

residential density up to a maximum of 2.5 stories in height.  The applicant is proposing 

that it is distributed across 63 multi-family units.  An aerial view was displayed.   

 

Planner Northrup Robinson said they are also considering making a recommendation 

for the condominium plat at this meeting.  The overall site plan was shown.  There will 

be three different levels.  Some of the structures are townhome units; some are 

duplexes.   The clubhouse and pool area were pointed out.   

 

Planner Northrup Robinson said this project was discussed at the March 22, 2016 work 

session.  The main topics of conversation at that meeting were the grading, the 

connectivity, the reflectivity of the windows, sustainability practices, and some 

outstanding service provider concerns.  These have been addressed since that time.  

The Commission is charged with forwarding a recommendation to the County Manager 

who will hold a public hearing.   

 

Planner Northrup Robinson said the applicant has been working diligently with the 

County Engineer.  A geo-technical report has been provided.  They hope to be able to go 

to a 1-to-1 grading, which will minimize the scarring on the hillside.   

 

A picture of the Grand Summit Lodge was shown as an example of the visibility.  The 

picture was taken at the intersection of Highway 224 and The Canyons Resort Drive.  In 

the resort core, the proposed development will be the highest up the hill.     

Because the Fire District was not completely satisfied, the applicant took another look 

at the turnaround on the plaza.  The Fire District has indicated they are satisfied with 

the revised plan.  They would be able to get a fire truck up the main access.  This was a 

question the way it was previously engineered.     
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Planner Northrup-Robinson said connectivity is required in the Development Code and 

in the Canyon’s SPA.  The applicant had a discussion with the Master Developer.  A slide 

was shown that demonstrated where a sidewalk is planned.  The applicant will make 

sure there is a crosswalk to the sidewalk.   

 

Planner Northrup-Robinson said reflectivity was a concern.  This included the types of 

windows they will be using.  The windows have been recessed and the mullions 

between the windows have been increased to reduce reflectivity.   

 

Planner Northrup-Robinson said Staff recommends the Commission take into 

consideration the information included in the packet and the public comments, and 

make a positive recommendation to the County Manager for the Apex Residences Park 

City final site plan and condominium plat according to the Findings of Fact, Conclusions 

of Law, and Conditions of Approval as stated in the Staff Report.   

 

APPLICANT’S PRESENTATION 

 

Mr. Tyler said because of the input they have received from the SPBC, he believes they 

have been able to come up with a better design.  He described the process and timeline 

to get to this point.  He said they made an effort to meet early in the design process with 

Planner Northrup-Robinson and Director Putt.  He gave the dates of the different 

meetings they had with Staff.  He feels there has been successful collaboration along the 

way.  They have tried to incorporate the feedback into a successful design. 

 

Mr. Tyler next addressed the engineering of the project.  He said they came up with the 

following five things that they feel are critical from an engineering perspective:  

 

1. The municipal separate storm system.  They have been working with the 

Engineering Staff and the Master Developer.  The Canyon’s SPA was designed as its 

own storm water system with off-site retention for each parcel.  Staff is in the 



Snyderville Basin Planning Commission 

April 26, 2016 

Page 4 of 43 

 

process of reviewing the submitted information and working out the specific 

requirements.  The completion of the storm system will be a condition of the 

building permit.    

 

Mr. Tyler noted that not all sites in the Resort Core have the ability to detain or 

retain water.  This is especially true for projects where the property line is the 

footprint of the building.  As a result, the SPA process came up with a system that 

designated flow areas around the Canyons and designated detention and retention 

areas that would collect storm water and allow it to percolate through before it is 

discharged.  This is something the Master Developer has taken care of.   

 

2. They had a geotechnical analysis study completed.  He said the State Code limits 

slopes to 3-to-1.  The SPA allows a 2-to-1 slope because it recognizes that the 

majority of the development is on a hillside.  They are showing 2-to-1 slopes with 

the understanding that when they start digging, a geotechnical consultant will be 

present on an almost daily basis during excavation with the intent to reduce the cuts 

as much as possible.  Information will be sent to the Engineering Staff who will 

indicate if the slope can be changed to the 1-to-1 slope.  Staff seems to be 

comfortable with this arrangement.  Mr. Tyler said until they cut the ground, they 

won’t know the specific makeup of the ground.  They believe they will frequently be 

able to utilize 1-to-1 slopes.   

  

3. Mr. Tyler said he has had a lot of conversations with the RVMA and the Master 

Developer about connectivity.  Their intent is to handle the pedestrian connections 

within the resort core as part of the master plan redesign.  The RVMA has two 

concerns about the sidewalk.  One is the long term maintenance of the sidewalk.  

Once it is installed, someone has to clear it, salt it, and make sure no ice is left on it.  

That is compounded by the second issue which is that High Mountain Road has a 

significant slope.  They are not sure what the solutions or compromises might be. 
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Mr. Tyler displayed a slide of the Fire House exhibit.  There was a concern that as they 

go up the driveway, because of the flatness of the plaza they would end up with a high 

point where a long vehicle such as a fire truck could high center.  They have adjusted 

the grades so this won’t be a problem.   

 

Another slide showed the hydraulic grade analysis on the storm sewer line on the south 

side of the property.  There was concern that because of the slope the sewer could 

bubble up.  Their civil engineer did a grade analysis on the size of the box to see if any 

storm sewers coming down the line would remain in the box.  It turned out the box size 

they had planned was adequate.   

 

Mr. Tyler showed a slide that demonstrated the difference between a 2-to1 slope and a 

1-to-1 slope.  Another slide showed the changes that have been made in the clubhouse 

area.  Both of the driveways into the parking structures had islands.  These have been 

removed.  The road and the clubhouse have been shifted back about ten feet.  This 

allowed them to remove a fairly large retaining wall and ease the grade over the south 

ski trail.  This makes the area more attractive.  He thinks this change makes a 

substantial difference in the overall look and the feasibility of the building site.  Mr. 

Tyler said he is happy to answer any questions they may have.   

 

COMMISSION QUESTIONS AND COMMENTS 

 

Commissioner Harte said one of the conditions of approval requires the applicant to 

provide an acknowledgement from the RVMA regarding future sidewalk connection.  He 

didn’t really hear a final plan.  He doesn’t feel he can answer this the way it is required 

so he would like more information.   Mr. Tyler said he was unable to gain more 

information because the director of the RVMA was on vacation during the past week.  

He expects to receive a letter from the RVMA outlining their discussions.  This will 

indicate they are in the process of reviewing pedestrian connectivity as part of the 

master plan redesign.   
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Commissioner Harte asked if he has any sense of how the Apex Residences will fit into 

the connectivity design.  Mr. Tyler said they discussed two options.  One was the 

sidewalk based on the location shown on the presented slide.  The challenge is when 

they get to the ski bridge at the Vintage on the Strand development, the sidewalk 

disappears.  The sidewalk would have to have a circuitous route to continue on.  A 

second option would be an Old Town type stair case.  This option would be steep with a 

very long staircase.  This would be about a 300 foot elevation rise.   

 

Commissioner Harte asked Mr. Tyler when he expects to hear back what the plan is.  

What conditions would he be comfortable with the Commission establishing?  Mr. Tyler 

said this is something that is entirely out of his control.  A ¾ mile sidewalk would have 

to be put in before they can get to the RC-25 area.  When making a condition of 

approval, the Commission might consider using the phase “best effort” to obtain 

pedestrian connection to RC-25.       

 

Chair Peck commented that presently, they have not met the requirement of  “you shall 

comply.”  She asked Mr. Tyler if they have considered putting in a sidewalk and 

transferring it over at the appropriate time.  Mr. Tyler said he sees two challenges.  One 

is that they are paying retail price for the parcel.  With this price, it is expected the 

Master Developer would provide this.  A half-mile of sidewalk is relatively expensive to 

build.  Secondly, this would saddle the HOA for the long-term maintenance of a piece of 

property that they don’t own.  There would be liability issues if the sidewalk is not 

maintained.  He isn’t comfortable taking on these responsibilities.  This is a public 

improvement they should have access to.   

 

Mr. Tyler suggested that one option would be for the County to take ownership of the 

road.  The private and public roads of the area were discussed.  Planner Northrup-

Robinson said High Mountain Road was built to private road standards.  Commissioner 

Lawson noted the applicant has stated that connectivity will be installed at a later date 

prior to final approval.  Is this referring to the Commission’s approval?  Planner 
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Northrup-Robinson said a letter would be provided prior to final approval.  Mr. Tyler 

said it is the County Manager who gives final approval, not the Commission.   

 

Commissioner Harte asked if they are planning on adding solar panels to the 

clubhouse.  Mr. Tyler said a decision has not been reached.  The clubhouse will be 

discussed this coming Monday.  If they do, it will be a reflectivity issue.  He said that 

recently they have added the capacity to have electric car chargers to the plans.  Chair 

Peck asked if they will be using hybrid shuttles.  Mr. Tyler said this has not been 

decided.   

 

Commissioner DeFord said that grading is a big issue for him.  Basically they are 

saying they are not going to know, until they know.  Planner Northrup-Robinson said 

they do know that they can have the 2-to-1 slope.  Mr. Tyler said their interest is aligned 

with the County’s to increase the slopes and reduce the cuts.  The Commission reviewed 

the slide with the grading plan with an eye towards the amount of scarring that would 

be left from the grading.  After the grading is completed, they will re-seed the area.     

 

Commissioner DeFord asked if the new hammerhead turn will create the need for 

more excavation.  Mr. Tyler said it actually minimizes the excavation while increasing 

their snow storage capacity.   

 

Commissioner Collins asked what the process is of having the geotechnical expert on 

the ground during excavation.  If this person making changes on the fly, how is that 

coordinated with the County?  Mr. Tyler said there are many ways this person’s 

expertise will assist in the building of the project.  The County has requested when a 

plan modification arises, the County will receive a report outlining the stable areas.  

This will be incorporated into an exhibit that will be sent to the County Engineering 

Department and creates a paper trail.   
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Commissioner Collins asked what they have done on the site to connect to future 

sidewalks.  Mr. Tyler said the intent is to have a single access point on High Mountain 

Road.  An area that is relatively level and is the safest access point has been chosen.  

Commissioner Collins asked how many parking spaces in the front of the buildings 

there will be for deliveries.  Mr. Tyler said pushing the clubhouse back from the road 

will allow more parking in the area.  Other than Christmas, he doesn’t expect this area 

to be crowded.   

 

Commissioner Lawson said he read about exceptions that allowed slopes up to 30%, 

but not greater than that.  Planner Northrup-Robinson said there are exceptions for ski 

runs.  Commissioner Lawson said he has some concerns about a 1-to-1 slope. Re-

vegetation on steeper slopes can be difficult.  It will require high quality matting to 

make it work.  He thinks there is more than getting the geotechnical consultant to give 

their okay.   

 

Mr. Tyler said they will work with the County Staff and the geotechnical engineer to 

ensure re-vegetation is done correctly.  Chair Peck said because this will be a ski run 

won’t they also have to work with Vail about the re-vegetation.  Mr. Tyler said in the 

summertime there will be nothing over 18” in height.   

 

Commissioner Lawson asked if the existing retaining wall on the northeast corner was 

engineered.  Mr. Tyler said when the cuts were made to install the wall the fracture was 

in the right spot, so no additional shoring was needed.  Commissioner Lawson said 

sometimes reinforcement grids are needed up to 20 feet to control erosion.  Mr. Tyler 

acknowledged they will have some fill.   

 

Commissioner Lawson said some of the verbiage in the Staff Report concerns him.  

There isn’t a firm statement that all engineering requirements have been satisfied.  

Planner Northrup-Robinson said she had a recent discussion with the County Engineer 

if he is comfortable with this moving forward.  He said he is comfortable that all of the 
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conditions will be satisfied.  Commissioner Lawson said in the future he would like to 

have it stated if the requirements have or have not been met.    

 

County Engineer Gary Horton said he is comfortable that all requirements will be 

satisfied prior to building permit issuance; however, the requirements have not been 

completed yet.  Currently, the applicant is working with Staff to find the right solution.  

If he didn’t think this could be resolved, he would advise the Commission of that.   

 

Commissioner Klingenstein said an interesting point has been raised about the 

coordination between the County and the geotechnical report.  How will the 

communication take place?  Will it be through text, an email, or a phone call?  How will 

they keep a watchful eye on this project?   

 

Engineer Horton said the first thing done will be during preconstruction.  He will have 

the schedule of when excavation will take place.  The equipment will be scheduled to be 

onsite for certain days.  During those times, the County inspector will also be onsite to 

check on the excavation and that the storm water prevention measures are in play.  

Engineer Horton said the inspector should be prepared to visit the site.  If construction 

is delayed because they haven’t communicated with the Engineering Staff, that is not 

the County’s problem. 

 

Commissioner Klingenstein said he is satisfied that Condition #4 will be satisfied 

because there are so many people who have an interest in the connectivity.   He believes 

there will be some sort of village transit system.  He emphasized to the applicant they 

will be looking at this closely.   

 

Chair Peck asked if they have further considered how they will get their guests to the 

property from the airport.  Mr. Tyler said it is anticipated that Vail hospitality 

management will be operating the homeowner’s association.  Vail has a lot of 
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connections with the other properties they manage and would be able to extend that 

service.   

 

Mr. Tyler said they anticipate there will still be cars that come; however, they believe 

that most guests will bring one car.  People like to have the transportation flexibility 

that a car can offer.  There will be a shuttle that could take them to destinations outside 

of the Canyons.   

 

Chair Peck asked about the timing about the acknowledgement of a future sidewalk.  

Planner Northrup-Robinson said to be fair, it should be acknowledged that the sidewalk 

will be addressed as part of the master plan redesign.  Chair Peck said she would like to 

see a stronger commitment made from the master developer.   

 

Attorney Brackin said the County is in a difficult position.  They know the Master 

Developer intends to redesign the plan.  If that were not happening, the County would 

require the applicant to have a connectivity plan; however, why should this be required 

when they know the plan will be different.  A requirement could be made to put money 

into escrow, but would that be the developer or the RVMA?   

 

Commissioner DeFord said they know the master plan is coming back to them. To 

him, it would be an unfair burden to pin the applicant down to something that is not on 

their property.  The Commission has gotten a good explanation on how difficult it is.  

Without seeing the new master plan the Commission doesn’t know if this would be 

applicable.   

 

Commissioner Harte asked if they could make a finding that the RVMA will 

acknowledge they need to have some kind of connection to this property.  Attorney 

Brackin said connectivity is a requirement.  How connectivity is achieved within this set 

of circumstances is uncertain.  Commissioner DeFord said it seems unreasonable to 

hold this development up until the master developer has done his part.  Commissioner 
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Harte said it seems reasonable to have a letter stating connectivity will be provided.  At 

the very least, this letter should be given to the landowner.   

 

Mr. Tyler responded that one of the difficulties is that the RVMA is different than the 

seller of the property.  Chair Peck asked who is responsible to put in the sidewalk.  

Attorney Brackin said she believes it is the RVMA.  Commissioner Franklin said he 

agrees with Commissioner DeFord.  It would be an undue burden on the applicant to 

require him to say a sidewalk will be installed.  Commissioner Collins said she agrees 

as well.  Reviewing this development in a year’s time was discussed.  Chair Peck said 

the Commission seems to be acknowledging that a sidewalk may not be built within a 

year’s time.  Their concerns for connectivity will have to take the long course.  

Commissioner Klingenstein said he accepts it may take longer than he would like, he 

is okay with that as long as the issue doesn’t go away.   

 

Chair Peck congratulated the applicant on their preparation, their presentations, and 

their timely submissions.  She thanked them for their professionalism and 

responsiveness.   

 

Commissioner Harte made a motion, which was seconded by Commissioner 

Franklin, to send a positive recommendation for the proposed final site plan pursuit 

to the following: 

 

FINDINGS OF FACT 

1. The RC25 parcel is within the Resort core development area of the Canyons SPA. 

2. According to the current assessor’s parcel information, TCFC Propco, LLC is the 

owner of record for parcels pp_75-D, PP-75-G-1-B, and PP-75-B-3, also known as 

RC25.   

3. An application for the Apex Residences Park City Final Site Plan and 

Condominium Plat was submitted on February 9, 2016. 
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4. TCFC Propco, LLC has authorized Tony Tyler of Columbus Pacific Partners to 

process the applications as a potential buyer of the property.   

5. The RC25 parcel is zoned Specially Planned Area (SPA) and is within the 

Canyons SPA boundaries.   

6. The RC25 parcel has a maximum density of 161,000 square feet that can be 

utilized for multi-family dwelling purposes. 

7. The parcel is allowed to be a maximum of 2.5 stories in height, as described in 

the Canyons Development Agreement.  

8. The applicant has proposed 63 multi-family dwelling units. 

9. The Canyons parking standards for multi-family dwelling units require 2.0 

spaces per unit.  All multi-family parking shall be within below grade structured 

parking.   

10. The Canyons DRC made a formal recommendation for the Apex Residences at 

Park City Final Site Plan and Condominium on November 15, 2015.   

 

CONCLUSIONS OF LAW 

1. The proposed Apex Residence’s Park City Final site plan and Condominium Plat 

complies with all requirements of the Snyderville Basin Development Code and 

the Canyons DA.   

2. The proposed multi-family use, as conditioned, is consistent with the Snyderville 

Basin General Plan, as amended.   

3. The use is not detrimental to public health, safety, and welfare as the roads and 

public services in the area are sufficient to accommodate the increase in 

intensity of the use. 

4. The use is compatible with the existing neighborhood character and will not 

adversely affect surrounding land uses.   

 

CONDITIONS OF APPROVAL 

1. Staff shall review and approve all final landscaping plans for the site, including 

plant type, size, number, location, and method of irrigation and verify that they 
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are in compliance with the Canyons Development Agreement and the 

Snyderville Basin Development Code.   

2. Staff shall review and approve the lighting plan for the site; including building, 

parking area, and street fixture type, number, location, cut sheets, and 

photometric information for complete compliance with Section 4.22 of the code, 

prior to issuance of a building permit.   

3. Staff shall review and approve any signage associated with the project prior to 

installation. 

4. The applicant shall provide an acknowledgment from RVMA regarding future 

sidewalk connection from High Mountain Road to the forum area, prior to final 

approval.  The applicant shall provide the necessary crosswalk to connect to the 

Apex Residence’s Park City project to a future sidewalk, to be installed by the 

RVMA, along High Mountain Road.   

5. All structures within this project must maintain the required minimum thirty-

five foot (35’) setback from the Red Pine Gondola as well as the Sunrise lift, as 

required by the Utah Department of Transportation Tramway Safety Board.  

This setback shall be clearly shown and noted on the final site plan and 

condominium plat.  Additionally, this setback must be respected during 

construction, including large equipment and staging, and must not interfere 

with the operation of either tramway.   

6. A detailed Development Improvement Agreement shall be submitted to the 

County Engineer and approved, along with sufficient bonding for all 

infrastructure improvements, common area improvements, landscaping and re-

vegetation.  This must also clearly denote the phasing plan for the project and 

triggers for landscaping and re-vegetation if the construction does commence 

on the phases within the specific allotted time frame.  This agreement shall be 

recorded concurrently with the final site plan, prior to issuance of any 

development permits.  All necessary construction plan and inspection fees must 

be paid to the County Engineer, prior to issuance of any permits.   
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7. All service provider conditions shall be met to the provider’s satisfaction, prior 

to issuance of any development permits. 

8. The Summit County Attorney’s Office shall review and approve the Final Site 

Plan and Condominium plat notes and review the CC&R’s for consistency with 

the conditions of approval and terms of the Canyons Development Agreement. 

9. All outstanding DRC items shall be completed prior to final approval of the Final 

Site Plan or prior to the issuance of any permits, as outlined in the DRC 

recommendation letter.   

 

 MOTION CARRIED (7-0)  

 

Commissioner Harte made a motion, which was seconded by Commissioner 

Franklin, to send a positive recommendation for the proposed final condominium 

plat plan pursuant to the Findings of Fact, Conclusions of Law, and Conditions of 

Approval.   

 

 MOTION CARRIED (7-0)  

 
Mr. Tyler said that pedestrian connectivity is usually thought of as a sidewalk.  That is not 

always the case.  In the winter, he could ski down.  In the summer he would take the trail 

system.   

 

A five minute break was declared.   

 
3. Discussion and possible action regarding a Final Site Plan regarding a proposed 

twelve (12) unit townhouse development; 6618 North Creekside Lane; Michael 
Brodsky, Applicant– Jennifer Strader, Senior Planner 

4. Public hearing and possible action regarding a Final Subdivision Plat regarding a 
proposed twelve (12) unit townhouse development; 6618 North Creekside Lane; 
Michael Brodsky, Applicant– Jennifer Strader, Senior Planner 

 
Planner Jennifer Strader said she will present the next two agenda items together.  This is a 

request for a 12-unit townhome on Lot 4 of the Spring Creek Commercial Plaza, which is 
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located north of I-80 and the Red Church on Bitner Road.  It is zoned rural residential.  The 

parcel is approximately one acre in size. 

 

The Code doesn’t have a definition of a townhome.  The Code labels this as a Single Family 

Attached Unit.  This is defined as a structure that contains three or more dwelling units that 

share one or more vertical walls, but no horizontal floors or ceilings.  Chair Peck asked if 

the residents will own the ground.  Planner Strader answered in the affirmative.    

 

The Spring Creek Commercial Plaza is a four-lot subdivision that was developed under the 

Spring Creek Development Agreement, approved in 1998.  The agreement expired in 2003, 

but the subdivision plat was recorded prior to that time.  This means the development is 

subject to the Development Agreement (DA) requirements.   

 

The DA has a land use map that identified the commercial plaza as being in a neighborhood 

commercial area.  This was defined along with specific uses.  In 2009, a final site plan and 

condominium plat were approved for a 24-unit condo office building which was never 

constructed.   

 

Planner Strader said the current applicant requested a special exception from the County 

Council to allow residential uses to be constructed on Lot 4.  Residential uses were not 

anticipated in the DA.  On February 3, 2016 the County Council granted the special 

exception with conditions.   

1. The gross square footage could not exceed 26, 930 gross square feet. 

2. The number of dwelling units shall not exceed 14. 

3. The final site plan and subdivision plat has to be approved.  If approved, this will 

supersede the existing approvals.   

A copy of the land use map was displayed.  The area in yellow outlined the boundaries of the 

subdivision.  The site plan was shown.  Planner Strader said anything not in the DA reverts 

back to the Code.  

 



Snyderville Basin Planning Commission 

April 26, 2016 

Page 16 of 43 

 

The DA has five foot setbacks on each side; however, because the Council approved 

townhomes, the side setback doesn’t apply because the units are attached.  The DA allows 

six buildings for the subdivision plat.  The applicant is proposing two buildings, creating a 

total of five buildings in the commercial plaza.   

 

The maximum height allowed in the DA is 39 feet, measured in accordance with the current 

Development Code.  The building is proposed to be 39 feet.  During construction Staff will 

request a certified elevation to ensure the height isn’t being exceeded.   

 

The DA requires a private road, which the applicant is proposing.  It will be 28 feet wide 

with 24 feet of pavement.  The width meets the standard of a public road.  The road will be 

maintained by the HOA, including snow removal.   

 

The DA states the architecture will be consistent with the design of the existing old stone 

house that is located there.  The architectural renderings show that the design is consistent 

with the requirements.  There are no critical lands on the property.  East Canyon Creek is 

about 400 feet to the north.   

 

There will be a centralized dumpster location with a recycling container.  All residents will 

utilize the central location.  The Public Works Director has confirmed the County can service 

this location.  The final details will be worked out when the certificate of occupancy is given.   

 

With the special exception application, a traffic analysis was submitted.  It concluded the 12 

townhouse units will have less impact than the previously proposed 24 unit commercial 

building.  A slide was shown that demonstrated the proposed sidewalk locations.  The 

sidewalk will be constructed around the units, but will end with Unit 6.  The applicant is 

willing to extend the sidewalk further to the west and back to the road.  Staff requested this 

be made a condition of approval.   
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Planner Strader said the 26,930 square feet includes the garages.  Renderings of the front and 

rear elevations were shown.  The proposed materials include Hardie-Board siding, metal 

railings, asphalt shingles, and stone elements.  The orientation of the buildings to the roads 

was pointed out.  Each unit will have a two car garage.  There is space in the driveway for 

two additional cars.   

 

Planner Strader said that Staff recommends the Planning Commission hold a public hearing 

and vote to send a positive recommendation to the County Manager for the Final Site Plan as 

recommended in the Staff Report, including the condition not found in the Staff Report, 

“Prior to final site plan recordation the plan shall reflect the extended sidewalk to the south 

and west of Unit 6.”  Staff recommends the Planning Commission makes a separate positive 

motion to the County Manager for the Final Plat.     

 

The applicant, Mike Brodsky, introduced Barry Dillman, who is the new president of Hamlet 

Homes.  Throughout the meeting Mr. Dillman distributed different renderings.  Mr. Brodsky 

said the homes sit on their own lot.  The property line goes through the shared wall of the 

attached homes.  Getting a mortgage on this type of home is much easier and less 

complicated than a condominium.   

 

Mr. Brodsky said the traffic analysis concluded that this use would generate 
1
/3 less traffic 

than a commercial structure.  Along with this application, a landscape plan has been 

submitted.  The engineering plans have been approved, including the sewer and road.   

 

Commissioner Lawson said he noticed the road required three inches of asphalt.  He 

believed the County standard was four inches.  He said the road should be built to County 

Standards.  Engineer Horton said the Engineering Department has not looked at that level of 

detail on the design.  Because it connects to two public roads, he would recommend four 

inches.  Mr. Brodsky said if four inches is required, they will comply.   

Commissioner Harte asked if there is an affordable housing requirement.  Planner Strader 

said there is not, because it is under a previous agreement.   
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Commissioner Collins said she is concerned with the safety of the guest of Units 3 and 4.  

Would they go through the garage?  Mr. Brodsky said they would park in the driveway and 

walk around the building on the sidewalk to the front door.  Commissioner Collins said 

what is planned is not ideal. 

 

Commissioner Collins said the garbage, recycling center, and mailboxes are located by each 

other.  This seems like a lot of action for a small place.  She is concerned about the mixture 

of pedestrians who may be picking up their mail or dropping off their garbage and people in 

cars who are doing the same thing.  Is there a possibility of having a pull-off spot to get 

people off the road?  This spot could have a bottle neck of vehicles.  Is there an option to 

separate the activities from the same spot?   

 

Mr. Brodsky said there is a clear line of site for these activities and there is a parking spot 

that someone could pull over and access the mail kiosk.  Commissioner Collins said unit 5 

or 6 would have to walk on the road; if there are cars dumping their trash it could be unsafe.  

Is there an option to separate the activity points?  Mr. Brodsky said if he narrowed the 

sidewalk to three feet, the sidewalk would be able to circumnavigate the entire property.  

Commissioner Collins liked this solution.    

 

Mr. Brodsky said this is part of the Spring Creek Condominium Association.  There is 

parking along the street to the left on their project, in addition to the guest parking stalls they 

are proposing at the top.  One of their requirements is to share the parking on the street for 

the commercial and residential uses.     

 

Chair Peck noted there already is a pull-in by the trash dumpster.  Commissioner Collins 

said they don’t want to promote people driving to their mailboxes, but it will happen.  They 

need to provide a safe option for those who want to walk to get their mail.  They shouldn’t 

have a sidewalk that dead-ends into a street.  One solution might be to separate the two 

conflict points of trash and mail.  Mr. Brodsky said they thought it would be convenient to 

have them both together.  The trash enclosure was designed for ease of the garbage truck.  
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Chair Peck asked if the extended sidewalk with a designated crosswalk would take care of 

her concerns.  Maybe some striping could be added to designate a crosswalk.  Mr. Brodsky 

suggested crosswalks be added at both sides of the development.   

Commissioner Klingenstein noted that the DA requires the development to be compatible 

with the old stone building.  He asked for further explanation.  Mr. Brodsky said the only 

public comment they have received was strongly in favor.  The stone they are implementing 

is very similar to what is on the old stone house.   

 

Commissioner Klingenstein asked what is the uninhabited space mentioned in the report.  Is 

it a crawl space?  Mr. Brodsky said the 26,900 accounts for everything, including the garage, 

the foyer, and all three levels.  There is no uninhabitable space in the building.   

 

Commissioner DeFord asked if the minimum standards for a garage space is maintained 

taking into account the stairway to the second level.  He has a hard time seeing where the 

stairs start and the garage starts.  A schematic of the garage was distributed while Mr. 

Brodsky described the height and width.  Planner Strader described the requirements of the 

Code for a parking stall (9’x18’).  There is no height requirement in the Development Code, 

but it may be addressed by the Building Code.   

 

Commissioner DeFord asked what the two bump outs on the roof are.  Mr. Brodsky said he 

is unsure what this is; however, they have some wiggle room for the height allowance.  The 

actual height of the house is 38’2”.   

 

Commissioner DeFord noted there is only one recycling bin.  Will that be sufficient?  Mr. 

Brodsky said there is enough room to put in a four yard garbage bin and a two-yard container 

will be for recycling.   

 

The public hearing was opened.     

Michael O’Brien said he lives in the subdivision northeast of the proposed development.  He 

has a couple of concerns.  He believes the sides of the units will be fairly plain and 
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unsightly.  He would like to see some robust landscaping facing Glenwild Drive to soften 

the view.  Mr. Brodsky said they have submitted a landscape plan, but it has not yet been 

approved.  They have a variety of trees including evergreens to soften the look of the 

building.  They have placed windows on the end to break the elevations.   

Tori Trombley pointed out on the aerial map where her home is located.  It is by the 

trailhead.  There are a lot of cars parking in this area during the summer.  Because a lot of 

people use their garages for storage, she thinks it is conceivable someone wouldn’t have 

enough parking for their own vehicles.  Chair Peck asked if parking on Creekside Lane 

road is allowed.  Planner Strader said it is.   

 

Commissioner Collins said this area has a transit branch close by.  It is possible they 

won’t see a large number of vehicles generated because of the location by transit.  Chair 

Peck said the crowded parking may be people coming to the trailhead.      

 

Jack Fenton lives in the neighborhood.  He commented about the location of the dumpster.  

Every time the truck backs up, the beeping noise will disturb the entire neighborhood.  This 

could be avoided if the truck had a straight shot at the dumpster.  He suggested the 

dumpster be placed at the northeast corner of the property, which would be removed from 

the residences.  The banging of the dumpster lid is disturbing.  In its current location, the 

dumpster is in the back of eight existing homes.   

 

 Mr. Fenton said if the homes were reversed and facing each other, the developers would 

create a greater sense of community.  Mr. Brodsky responded having that many driveways 

off Creekside or Glenwild Drive would never have been approved.   

 

Mr. Fenton said if approved, construction will take place during the summer months.  This 

is when they sleep with their windows open.  Tradesmen will come to the site about 6:30 to 

warm up their equipment and to start pounding on things.  He would like to have Mr. 

Brodsky’s phone number so if he is awakened at 5:30 a.m., he can also wake Mr. Brodsky.  

Mr. Brodsky and Mr. Dillman gave Mr. Fenton their business cards.           
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 Mr. Fenton said his other concern is about idling vehicles.  Heavy equipment is billed by 

the hour.  It is to the advantage of the equipment owners to have these idling all day long.  

The existing neighbors have to breathe the exhaust created.  He is concerned the nearby 

fragile stream will be polluted.   

 Commissioner DeFord asked if there is another dumpster located in the area.  Mr. Fenton 

said there is.  They suffer with it constantly.  He hopes another dumpster won’t compound 

the problem.  Commissioner DeFord said if they flip the project, they will be looking at 

garages and not front doors.  The garages would be visible from I-80 and the entire 

neighborhood.  He felt this is a good compromise.   

 

Tori Trombley asked if nightly rentals will be allowed.  She was told the County doesn’t 

restrict that, nor does the HOA.  Mr. Brodsky said it would be allowed.    

 

The public hearing was closed.   

 

COMMISSIONER COMMENTS AND QUESTIONS 

   

Commissioner Klingenstein said he understands the neighborhoods’ concern about the 

parking, but he doesn’t have a good answer about the situation.  He recommended they talk 

to the Snyderville Recreation District because it is their issue.   

Commissioner Klingenstein asked Mr. Brodsky if he has a solution for the dumpsters.  Mr. 

Brodsky said the dumpster was designed for this location because it was the most convenient 

for the garbage truck to get to.  Moving it to the other end would require a 90
o
 turn.  He 

believes this is the best location.   

 

Commissioner Klingenstein said he thinks the layout of the houses is a good solution so the 

garages aren’t visible from the road.  He thanked the applicants for giving out their business 

cards.  He is certain if the noise is bad in the summer months, he will get a phone call.   
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Commissioner Klingenstein asked how they enforce idling in Summit County.  Attorney 

Brackin said it is complaint driven.  It is a resolution of what is the ideal, not an enforceable 

ordinance.  Commissioner Klingenstein asked if the construction mitigation plan would 

address this.  Planner Strader replied that it would.  Director Putt said he will verify if this is 

addressed in the ordinance.  Mr. Brodsky said they won’t be having this kind of heavy 

equipment on the job, with a short possible exception.   

Commissioner Collins asked that the guest parking stalls be pointed out.  Mr. Brodsky said 

the area is over served by parking.  There are two parking spaces in the garage and two in the 

driveway.  In addition, there are ten parking stalls at the top of the project for guests.  They 

recognize these will most likely be used by the trailhead.  If a commercial structure was put 

in, it would have generated three times the traffic.   

 

Mr. Brodsky said as Commissioner Collins pointed out, people use their garages to store 

things in, but in Park City, at least during the winter, they use it for parking their cars.  He 

said because these are three bedroom houses, it is unlikely to have more than three cars.   

 

Commissioner Collins asked if there is something that could be done to help with the 

trailhead parking.  Attorney Brackin said signage may help, but that would be up to Basin 

Rec.  It would be their responsibility.  Commissioner DeFord said he thinks if they put in 

more parking, more people will park there.  Because of the change from commercial to 

residential, there should be less parking problems.   

 

Commissioner Harte asked where the snow storage will be located.  Planner Strader said 

this is shown on the plat.  It will be in the open space areas.  Commissioner Harte suggested 

they consider having the recycling be the larger bin, the garbage the smaller one.  He verified 

that all setbacks are being met.  Chair Peck asked if storm water and drainage have been 

addressed.  Planner Strader answered the applicant has been working closely with 

Engineering.     
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Commissioner Klingenstein made the motion, which was seconded by Commissioner 

Franklin, to forward a positive recommendation to the County Manager for the Fiddich 

Glen Final Site Plan with the following as stated in the Staff Report and with additional 

conditions:  

 

FINDINGS OF FACT: 

1. The property owner of LOT4SCCP-4 is Cottonwood Partners. 

2. LOT4SCCP-4 is located at 6618 North Creekside Lane. 

3. The current zoning for LOT4SCCP-4 is Rural Residential.   

4. LOT4SCCP-4 contains approximately 1.0 acre. 

5. The applicant is proposing a twelve (12) unit Single Family Attached Dwelling Unit 

project on Lot 4, Spring Creek Commercial Plaza.  

6. A Single Family Attached Dwelling Unit is defined in the code as “A dwelling unit 

in a structure containing three (3) or more units sharing one or more vertical 

common walls and no horizontal floors and ceilings, each of which is designed for 

use as a dwelling unit exclusively by one family and its guests.  It may also be 

referred to as a townhouse.”   

7. Spring Creek Commercial Plaza was developed under the terms of the Spring 

Creek Development Agreement, which was approved by the Board of County 

Commissioners via Ordinance No. 335 in 1998.   

8. In addition to Spring Creek Plaza, the Agreement also governed the development of 

Glenwild Subdivision, Blackhawk Station Subdivision, and Somerset (154 

multifamily and single-family units which were transferred to other developments.)  

9. The Development Agreement expired in 2003. 

10. In cases where a Development Agreement expires, the land uses permitted under 

the Agreement remain.  All other entitlements not vested at the time of expiration 

are extinguished.   

11. The Commercial Plaza consists of four (4) lots that were created through a 

subdivision plat.  Lot 1 contains Creekside Christian Fellowship Church, Lot 2 
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contains Park City Dance, and Lot 3 contains a medical office building.  Lot 4 is 

currently vacant.   

12. The Development Agreement identifies Lots 1-4 as being located in a neighborhood 

commercial land use area that does not allow residential uses. 

13. The neighborhood commercial land use designation described in the Development 

Agreement predated the Neighborhood Commercial zone district which was created 

in 2004.   

14. Permitted uses in the neighborhood commercial land use area include: “…open 

space and open recreation uses, church, professional offices, secretarial services, 

general office, construction office, clothing designer, software serve/development, 

interior design, sporting goods and packaging, manufacturer’s rep, building 

maintenance services, laboratory, real estate brokerage, title services, bed and 

breakfast, restaurant, government services, child day care, adult day care, catering, 

parks, trails, and utilities.”  

15. A final Site Plan was approved in 2009 for a commercial condominium office 

building on Lot 4 in which the uses would comply with those identified in the 

Development Agreement.  The office building was never constructed.   

16. On December 24, 2015, Michael Brodsky, representing Hamlet Homes, submitted a 

Special Exception application for Lot 4, Spring Creek Commercial Plaza to expand 

the list of permitted uses allowed in the Spring Creek Specially Planned Area 

Development Agreement to include Single Family Attached Dwelling Units as 

defined in the Snyderville Basin Development Code.  

17. On February 3, 2016, the SCC approved the Special Exception to allow a maximum 

of fourteen (14) Single-Family Attached Dwelling Units on LOT4SCCP-4.    

18. The square footage shall not exceed 26,930 gross square feet for the Single Family 

Attached Dwelling Unit development. 

19. The minimum front and rear yard setbacks required in the Spring Creek 

Development Agreement are being met. 

20. The SCC approved the use of townhouses on Lot 4; thus the side-yard setback 

would not apply because the units are attached. 
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21. The applicant is proposing two (2) buildings, each containing sixe (6) units.   

22. The maximum proposed building height is thirty-eight feet, two inches (38’2”)  

23. The Spring Creek Development Agreement contains renderings identifying general 

concepts for architecture specific to certain lots.  The applicant is proposing the use 

of Hardie-Board siding, metal railings, asphalt shingles, and stone elements.   

24. Parking for each unit consists of a two-car garage with room for two cars in the 

driveway.  The driveways are located approximately eight feet (8’) from the front 

property line.   

25. There is additional parking for guests located throughout the Spring Creek 

Subdivision, which was specifically approved with shared parking for each of the 

lots. 

26. The road serving the development is a private road. 

27. The applicant is not proposing the use of solid fuel burning devices in the 

townhouses.   

28. This development will not produce discharge into a watercourse.  East Canyon 

Creek is the closest stream, which is located approximately four-hundred feet (400’) 

from the property line of the subject property. 

29. There are no wetlands located within forty feet (40’) of the proposed structures. 

30. There will be no obstructions placed in the nearest waster course.   

31. The Snyderville Basin Water Reclamation District confirmed the acceptance of the 

Line Extension Agreement. 

32. The existing development site is a flat area with sagebrush and low grasses. 

33. The applicant is required to submit construction plans and a Development 

Improvement Agreement for review and approval by the Summit County 

Engineering Department, prior to the commencement of any development activity. 

34. The Summit County Engineering Office finds that townhouses would result in a 

decrease in traffic from an office use based on their review of a report submitted by 

the applicant. 

35. Mountain Regional Water confirmed they will provide water to the development. 
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36. The Park City Fire District conditionally approved the Final Site Plan.  The 

applicant has placed the required notes Plan. 

37. Rocky Mountain Power, Questar Gas, and Allwest have provided will-serve letters 

for the development. 

38. As proposed all utilities will be placed underground. 

39. Utility easements have been identified on the Fiddich Glen Subdivision Plat. 

40. A mail delivery kiosk is identified on the Final Site Plan. 

41. An enclosed centralized garbage structure has been identified on the Final Site 

Plan.  Recycling for the development will be coordinated with the Summit County 

Public Works Department.  

42. Snow storage areas have been identified on the site plan. 

43. The road is a private road that will be maintained by a Homeowner’s Association, 

including the removal of snow. 

44. The Summit County Sheriff’s Department confirmed their availability to service the 

development. 

45. The applicant has submitted a landscape plan that will be reviewed and a plan 

approved that complies with Section 10-4-20 of the code prior to building permit 

issuance. 

46. The applicant has submitted proposed light fixtures, the locations of which will be 

reviewed and a plan approved that complies with Section 10-4-21 of the Code prior 

to building permit issuance.   

 

CONCLUSIONS OF LAW: 

1. The Final Site Plan complies with the applicable standards of the Spring Creek 

Development Agreement.   

2. The Final Site Plan complies with the applicable standards of the Snyderville Basin 

Development Code. 

3. The proposed residential use is compatible with the surrounding residential and 

neighborhood commercial uses. 

4. The use is appropriately located with respect to public facilities.  
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5. The Final Site Plan is consistent with the goals and objectives of the General Plan. 

6. The use is not detrimental to public health, safety, and welfare.   

 

CONDITIONS OF APPROVAL:  

1. Prior to building permit issuance, a landscape plan shall be approved and the 

associated bonding submitted.   

2. Prior to building permit issuance, a lighting plan shall be approved. 

3. Prior to building permit issuance, a Development Improvement Agreement shall be 

approved and the associated bonding submitted.   

4. Exhibit C-1 will be amended to complete the sidewalk in the southwest corner to 

connect to Creekside Lane.   

5. The private road shall be built to County standards.   

6. Exhibit C-1 will be amended to show crosswalks at each end of Fiddich Glen Lane.    

 

 MOTION CARRIED (7-0)  

 

Commissioner Klingenstein made the motion, which was seconded by Commissioner 

Franklin, to forward a positive recommendation to the County Manager to amend the 

Fiddich Gen Subdivision Final Subdivision Plat mirroring the above stated Findings of 

Facts, Conclusions of Law, and Conditions of Approval.    

 
 MOTION CARRIED (7-0)  

 

A five minute break was declared.   

5. Public hearing and possible action regarding a Final Site Plan for a 48,565 sq. ft. 
commercial building on Lot 4 of the Park City Tech Center Subdivision; 6291 
Landmark Dr.; Parcel PCTC-4; David Allen on behalf of Boyer Snyderville Junction 
LC, applicant– Amir Caus, County Planner  
 

Planner Amir Caus reminded the Commission of the last time the applicant was before the 

Planning Commission.  The main topics were site layout and general compliance with the 

master plan along with parking layouts, setbacks, circulation, connectivity, and street layout 
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and design.  Since the last meeting, the project engineer has worked on the site layout, which 

includes parking.  The parking is stepped parking and works with the topography of the site.  

Setbacks are being met.  Landscape islands are being incorporated as required by the design 

guidelines.  Internal and external connectivity is being provided.  There will be a six foot 

path to the Liberty Peaks apartments.        

 

Planner Caus showed some renderings of the project.  Since the packets went out an 

Engineering Department review has been received.  It states the Engineering requirements 

have been or can easily be met during construction.  A condition has been added to limit 

semi-truck deliveries to off-peak hours between 7 p.m. and 7 a.m.  Staff recommends a 

positive recommendation to the County Manager per the Staff Report.  

 

The applicant, Jake Boyer, explained that Dave Allen could not be in attendance due to a 

death in the family.  Mr. Boyer said they have tried to implement the parking lot changes the 

Commission recommended.  The changes were pointed out.  Chair Peck asked for an 

explanation of how this design will relate to future shared parking.  Planner Caus said there is 

nothing that will compromise any future development.  He pointed out which exhibits no 

longer apply.  Chair Peck requested that the exhibits in the packet are current and updated.  

She does not want outdated information to be confusing to a future Planning Commission on 

what was approved.  Planner Caus said as far as final site plan approval, only pertinent 

information will be recorded.  Chair Peck said it is important that there be no question about 

what they have come up with in connection with the shared parking.   

 

COMMISSION QUESTIONS AND COMMENTS 

Commissioner DeFord referred to the proposed shared parking between Lots 5 and 6.  He 

asked if there will be sufficient parking for a future building.  He asked Administrator Barnes 

to comment.   

 

Administrator Barnes said one of Staff’s concerns with the previously proposed parking was 

there were enough differences from the master plan that it might preclude future 
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development.  As they worked to redesign the site, the goal was to place the building, the 

parking, and Meadow Drive essentially where it was shown on the master plan.  They 

believed if that was accomplished, it would maintain the integrity of the future development.   

 

Administrator Barnes said a discussion was held with the assumption that the pipeline could 

not be moved.  They considered what they can do with the site while staying within the 

guidelines of the master plan.  He said they have skimmed over the pipeline with the 

connecting road.      

 

Administrator Barnes said that having a connecting road to Tech Center Drive eliminated the 

need for a service drive.  He said the number of the parking stalls was of less concern 

because there is nothing there yet; however, they don’t want to design something that will 

preclude future parking development.  He added that the Development Agreement (DA) 

allows event parking to take place on the site.   

 

Administrator Barnes said there is room on the lot to provide for a building of some 

description.  They have prevented the possibility of causing potential problems for a future 

building.  Commissioner DeFord said his concern is where the design guidelines state that 

the block limits may be revised as necessary to accommodate specific development goals.  

He asked what would be a development goal.  Administrator Barnes said there is some 

flexibility.  In the DA it is acknowledged there is a master plan in place.  If they approve this 

plan, it will modify the master plan and DA.  What is finally approved will be substituted for 

what is currently in place for Lots 5 and 6.  What they want to ensure is that this design 

doesn’t prevent future development from taking place.   

 

Commissioner DeFord said it looks like the aspen draw has been lost.  Planner Caus said 

currently the aspen draw has been untouched.  He is looking at an old rendering, which was 

provided by the applicant.  Commissioner DeFord said he agrees with Chair Peck that the 

packets need to be up to date, especially if they are going to approve what is in the packet.  

Administrator Barnes said the aspen draw has not been developed yet.   
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Commissioner DeFord said there will be 25% of the window available for Skullcandy to put 

their brand.  He said because the building is wider than the specified allowance, could they 

make a compromise with the sign.  Perhaps they may be willing to downsize the sign to 10%.   

Mr. Boyer said he will ask Skullcandy, but he knows that signage is very important to them.  

Administrator Barnes said the DA has a separate comprehensive sign plan.  The signage of 

the building is outside the scope of this body.  Mr. Boyer said he will talk with Skullcandy 

about the pros and cons of signage.   

 

Commissioner DeFord asked for clarification about the retaining walls.  Mr. Boyer said 

boulders will be used on one part.  The project engineer, Jared Ford, pointed out the 

following on the site plan: there will be some retaining walls of segmented keystone block, 

two terraces of approximately 7’ feet in height, a 3’-4’ rock wall, and another area of stepped 

keystone-type walls.   

 

Commissioner DeFord said he would like to see a rendering of these details.  From this 

location, the building will be very visible.  It is important that the Commission knows what it 

will look like, including the parking lot.  Mr. Ford said the retaining walls will look similar to 

the first building in the Tech Center.   

 

The public hearing was opened.   

 

Chris Hague said there are a number of things he is concerned about.  It has been stated that 

the sign can be 25% of the window.  He said Commissioner DeFord brought up that the 

building is three feet wider than the guidelines allow.  Additionally, the parking regulations 

have been manipulated.  He thinks there should be some quid-pro-quo with respect to the 

signage.  If the Commission lets this go to another decision maker, they will end up with 

the suggested sign size.  It should stay with the Planning Commission because of all the 

applicant has asked.   
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Mr. Hague said his second point is that when the Tech Center was proposed it was said this 

would not draw a lot of traffic, but a retail store has been inserted as part of the building.  

This has been allowed because it is only 2% of the building size.  If there is a big sign 

drawing in the public, he thinks that will defeat the original premise.    

 

Mr. Hague said this will set the precedent of other retail businesses.  He encouraged the 

Commission to go back and review the original premise of the Tech Center.  They ought to 

consider holding back any final approval until all of the issues have been resolved.   

 

Tim Hennedy said he thinks there has been a lot of good hard work done.  It has been 

clearly stated that the signage is not in the purview of the Planning Commission and is an 

issue for a different day.  He thinks it should be approved.   

 

The public hearing was closed.   

 

COMMISSION COMMENTS AND QUESTIONS 

Commissioner Harte said the packets have created some confusion about what they may or 

may not be approving today.  He asked for clarification.  Planner Caus responded their 

recommendation would be based upon Exhibit A, which has very specific engineering 

designs and materials.  Commissioner Harte asked if they can make requests for the 

retaining wall design and materials.  Planner Caus said they can recommend specific designs.   

 

Commissioner Collins said as they look at Exhibit A-4, only half of Meadow Drive is lined 

with trees.  It appears they have lost a lot of the trees to snow storage.  Planner Caus said they 

wouldn’t lose any trees in that location.  The Commission should keep in mind the future 

aspen draw is supposed to serve as snow storage.  Planner Caus said the landscaping plan has 

yet to be approved.  Final approval will be made by the Community Development Director.  

A tree-lined pedestrian friendly street is expected.  
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Commissioner Harte asked what the north-south connectivity will be for the parking lot.  

Planner Caus said there is a sidewalk and stairway that will lead to the building.  In addition, 

the applicants propose to install a 6 foot wide path connecting Liberty Peak Apartments with 

Landmark Drive via Tech Center Drive.  He said this has been made a condition of approval.   

 

Commissioner Harte said it has been stated that the signage is 25% of the window area.  

Could the Planning Commission determine the size of the widows?  Planner Caus said in 

theory, they could.     

 

Commissioner Franklin said this has been a complicated project.  Overall, this seems like a 

good compromise for the County, the applicant, and the public.  He believes this approval 

should go forward at this meeting.  Commissioner Lawson said he would like to know 

exactly what they might be approving.   

 

Commissioner Klingenstein said this has come a long way since April 12, 2016.  He thinks 

of the design guidelines as standards, which is the way the DA refers to them.  This is how he 

thinks of them.  It shows the confusion they have had all along.  To help eliminate confusion, 

he suggested the following exhibits be removed from the packet: b.2 and b.5-7.  He thinks 

this will help bring clarity to what is being approved.   

 

Commissioner Klingenstein said he went through each page of the design guidelines.  There 

was a great deal of thought that went into this.  He would like to add a condition of approval 

that makes it abundantly clear that the parking is to be shared by the entire Tech Center.  He 

asked Mr. Boyer if there is any problem with that.  Mr. Boyer answered there wouldn’t be.  

He added they always intended to have pedestrian access throughout the entire project.   

Commissioner Klingenstein said he has heard a lot of concerns about the landscaping.  He 

asked Attorney Brackin if it is possible make a condition so the landscaping plan comes back 

to the Commission before final approval is given.  Because this will be a very prominent site, 

they want to make sure it complements the area.  
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Attorney Brackin said the Community Development Director is the final approval authority 

for landscaping plans.  She thinks he will hear their recommendations but it would make her 

uneasy to place this as a condition of approval.  Planner Caus said the landscaping plan will 

be recorded as part of the final site plan.  To bring it back to the Commission would delay the 

applicant.  Commissioner Klingenstein asked if Director Putt could email the plans to the 

Commission and they share their thoughts.  Attorney Brackin said that would violate the 

open meetings law.   

 

Planner Caus said they can make recommendations about the materials used.  The landscape 

design was discussed, particularly the keystone walls.  Commissioner DeFord said the 

design guidelines can be referenced.  Commissioner DeFord said he is having a hard time 

visualizing what they are discussing.  With the Apex Residences application, he was able to 

see what they are talking about.  The visuals were a huge benefit for the Commission.  He 

doesn’t know what the parking lot will look like.       

 

Mr. Ford used the site map to describe the location and approximate height of the retaining 

walls.  Planner Caus said with multiple tiers there will be more variety than usually seen with 

keystone walls.  Mr. Boyer said they are using high quality materials in the building; they 

don’t want to take away from the feel by using budget keystone rocks.   

 

Commissioner Klingenstein asked Director Putt if they could add a condition that states 

something to the effect that retaining walls will resemble what is indicated on page 57 of the 

design guidelines/standard.  Director Putt said he would add to that sentence, “to the extent 

practical.”  He said there may be engineering reasons to consider.  Commissioner Harte said 

that condition would have so much flexibility, what would be the point? 

 

Commissioner Klingenstein asked Engineer Horton if he has looked at the storm water 

system.  Was there a discussion of why the system chosen was preferred?  Mr. Ford said the 

challenge for this particular site is there is so much grading to be done, that to put the pipe 
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under retaining walls didn’t make a lot of sense from a structural point of view.  Engineer 

Horton said this is the same system that was used by the County on Landmark Drive.   

 

Commissioner Collins asked about the traffic as a result of the retail store.  How will that 

affect the road’s level of service?  Mr. Horton said he would have to refer to the DA, but he 

feels comfortable this would fit within its overall parameters.  If they got to the point where 

square footage was greater than originally agreed upon, he would require another traffic 

study to be taken.      

 

Commissioner Harte said he has worked in this industry for 20 years.  It seems to him that 

this will be more of a showroom than a retail center.  Planner Caus said the use would be a 

secondary minor use to the primary use.  It would have very little square footage.  Attorney 

Brackin added that when the use was approved by the County Manager, there was a retail 

component in the approval.  Planner Caus added that secondary uses are allowed.  

Commissioner Harte said his question has been answered that retail use is not prohibited.  

Mr. Boyer said Skullcandy has a retail shop at their present building.  It is more of a 

showroom.     

 

Commissioner DeFord said he would like to know where the design review board has 

recommended the lighting to be placed.  He said the DRC has asked for a Block 5 future plan 

statement.  What was the purpose of the request?  Commissioner Klingenstein said the 

committee asked for a report on sustainability, LED lighting, and automatic shut off.  Mr. 

Boyer said all of this has been addressed in the Staff Report.    

 

Commissioner DeFord verified that the 60 foot right-of-way is being met.  He also noted a 

request by the design committee was concerning the roof’s visibility.  Commissioner 

Klingenstein said the design committee didn’t want to have a repeat of the first building 

where large objects on the roof are visible.   
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Commissioner DeFord referred to the requirement that deliveries can only be made during 

non-peak times.  How would a truck driver coming from another city know of that 

requirement?  He asked what the purpose would be of having this ordinance.  Commissioner 

Klingenstein said if a problem arises, it would be better to have something that says they 

shouldn’t have been there than nothing.    

 

Commissioner DeFord asked where the recycling bin would be placed.  Planner Caus said 

the recycling bin is inside the building.  It will be picked up.  Mr. Boyer said he will ask 

Skullcandy about their recycling plans.   

 

Commissioner DeFord said this application has to go before the County Manager fairly 

quickly.  Will a public hearing be held?  Planner Caus said that is not required by the Code.  

Commissioner DeFord said there is a lot of missing information.  It will be required by the 

County Manager.  He asked because this will be needed soon, why wasn’t it available for the 

Commission?  Mr. Boyer said they have been working hard in the past six weeks.  

Unfortunately some old documents were included in the packet that were confusing to the 

Commission.  He apologized they hadn’t done a better job at removing the old information.  

They should have supplied the Commission with other architectural renderings.   

 

Commissioner Collins said she echoes the frustration.  It has been difficult to find out what 

they are actually approving.  Chair Peck said the Commission should have a complete and 

accurate package.  Instead of feeling like they have examined all pertinent issues, they are 

being asked to take a leap of faith.  She thinks a lot of effort has been put into this.  The 

issues have narrowed from six weeks ago.   

 

Chair Peck said this is the Boyer Company’s second building for the Tech Park.  A very 

complete application should accompany future projects.  They want to have all of the 

components fleshed out.  The Commission has expectations of them as applicants, just as 

they have expectations of the Commission.   
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Commissioner Collins said she can’t tell if all the shared parking have sidewalks.  Planner 

Caus said all of the connectivity is detailed in Exhibit A (with the exception of the path from 

the Liberty Peak Apartments to Landmark).  The connectivity is supplemental to the final site 

plan and it is a condition of approval.  Commissioner Collins referred to a small parking lot.  

Will it have connectivity?  Planner Caus said this does not have a sidewalk planned.     

 

Chair Peck summarized what will be included in the final approval: 

 Exhibit A comprises the Staff Report.   

 Exhibits B 8-13 are renderings that will be included.   

 Exhibit D is the Fire District’s requirements.  Planner Caus said he will refer to his 

Director to see if this should be included.  It shows the turning radius and fire access.   

 Exhibit E is about snow storage.  It will be in the final site plan.  

 The traffic plan will be dependent upon the Engineering Department. 

 The lighting plan will be left up to Staff. 

 Landscaping will be a condition of approval.  Page 57 of the design guidelines will be 

referenced.  It will be left up to the Community Development Director to give final 

approval of the landscaping. 

 

Not included:  

 It will not include Exhibit B 1-7.  These exhibits are outdated.  

 Exhibit C is conceptual and will not be included in final approval. 

 Exhibit F is about recycling.  It will be part of the approval record but not part of the final 

site plan. 

 Exhibit G is a rendering to show signage.  Signage is a separate process.  

 The Design Review Board letter is part of the record.   

 

Chair Peck asked if shared parking can be made a condition of approval.  Attorney Brackin 

said it can be part of the motion.  Planner Caus said that the parking is listed as shared 

parking on page three of the Staff Report.  Commissioner Klingenstein said he has come up 

with two additional conditions that he would like to add when the motion is made.    
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Commissioner Collins said they are already missing a piece of sidewalk to the north.  It will 

force people to walk in the road to connect to the proposed sidewalk of Tech Center Drive.  

She pointed to the site plan to explain the difficult area.  The benefits of having this sidewalk 

completed were outlined.  Commissioner Klingenstein asked if the Commission would be 

comfortable with a condition that Staff will work with the applicant to finalize internal 

pedestrian circulation to the east, west, and north.  Mr. Boyer said since the last meeting, they 

have added the stairwells.  This shows they have listened.  They will continue to do so.    

 

Chair Peck asked if they have addressed reflection or glare of the glass building.  Planner 

Caus said the materials laid out in the design guidelines are consistent with what is required.  

He said there will be some unavoidable reflectivity.  Commissioner Harte asked what they 

are doing to reduce the reflectivity.  Mr. Boyer said they will be using glass that does not 

have as much reflectivity.   

 

Commissioner Klingenstein made the motion, which was seconded by Commission 

Franklin,  to forward a positive recommendation to the Summit County Manager per the 

Staff Report for the Boyer Snyderville Junction LC (better known as the Skullcandy 

Building Final Site Plan): 

 

FINDINGS OF FACT 

1. Boyer Snyderville Junction LC is the owner of record of PCTC-4 (59.23 acres), located 

at 6291 Landmark Drive, Summit County, UT. 

2. The property is subject to the Development Agreement for the Summit Research Park 

originally approved by Summit County on December 10, 2008.  The Development 

Agreement sets for a Master Plan and Design Guidelines for the Summit Research 

Park at Kimball Junction (park City tech Center) specifically known as the Summit 

Research Design Guidelines.   

3. The total allowed development density for the Summit Research Park is up to 1.2M 

square feet. 

4. The proposed Final Site Plan is described as “Skullcandy Building Final Site Plan.”   
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5. The proposed Final Site Plan utilizes 48,565 square feet of density. 

6. The retail area within the Skullcandy Building is identified at 685 square feet.   

7. The projects consists of a 48,565 square foot building and civil improvements including 

229 surface parking spaces per Sheet C100 received on April 20, 2016.   

8. The Summit Research Park Design Guidelines, pages 14 and 15, illustrate 200 parking 

spaces on Bold 5 and 140 parking spaces on Block 6. 

9. The applicant proposes 229 surface parking spaces (per Sheet C100 received on April 

20, 2016) with 156 spaces on Block 5 and 73 spaces on Block 6.   

10. Pursuant to Section 10-4-1 of the Snyderville Basin Development Code, all 

development permits are required to comply with the Chapter 4 provision, standards, 

and policies.   

11. The Summit County Manager is the Final Land Use Authority for Final Site Plans 

within the Summit Research Park at Kimball Junction (Park City Tech Center).   

12. Postcard notices announcing the public hearing were mailed to property owners within 

1,000 feet of the subject parcels on April 14, 2016.   

13. Public notice of the public hearing was published in The Park Record on April 16, 

2016.   

14. On September 23, 2015, the Summit Research Park at Kimball Junction (Park City 

Tech Center) Design Review Board issued a conditional approval for the Skullcandy 

Building Final Site Plan.   

15. Design Guidelines, Page 72, stipulates a 12 foot parking setback from property lines.   

16. The Snyderville Basin Development code, Section 10-4-2(F.6): Revegetation; Erosion; 

Runoff Control prohibits over lot grading.   

17. The applicant is terracing the parking areas through a combination of cuts, fills, and 

retaining walls to work with the slopes of the site. 

18. The applicant proposes to install a sidewalk on Meadow Road per the Design 

Guidelines.   

19. The applicant proposes to install a 6 foot wide path connecting Liberty Peak 

Apartments with Landmark Drive via Tech Center Drive.   
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20. The Design Guidelines allow height sup to 48 feet above Meadow Road, 56 feet above 

the existing grade or finished grade, whichever is greater.   

21. Maximum height is described in Exhibit E of the Development Agreement as 56 feet 

above existing grade or finished grade, whichever is greater.   

22. The proposed height of the Skullcandy Building is approximately 41 feet above 

finished grade and approximately 53 feet above existing grade at the southeast corner.   

23. The Park City Fire District has forwarded a conditioned approval. 

24. The Summit Research Design Guidelines specify that Meadow Road consist of a 60-

foot right-of-way.   

25. Signs are approved though a separate Sign Permit application and are not approved as 

part of the Final Site Plan process.   

 

CONCLUSIONS OF LAW: 

1. The project as conditioned is consistent and meets the necessary requirements of the 

Park City Tech Center Design Guideline. 

2. The project as conditioned meets the necessary requirement of the Snyderville Basin 

Development Code.   

 

CONDITIONS OF APPROVAL:   

1. Final “will serve” letters shall be obtained from the applicable service providers prior 

to Final Site Plan approval by the County Manager.   

2. Meadow Road right-of-way shall be identified prior to Final Site Plan approval by the 

County Manager. 

3. Planning Staff will confirm compliance with Mail Delivery prior to the Final Site Plan 

approval by the County Manager.   

4. The retail use shall be limited to 685 square feet. 

5. The design of the trash enclosure shall be approved by Planning Staff prior to issuance 

of Certificate of Occupancy. 

6. The applicant shall install a sidewall per the Design Guidelines.   
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7. The applicant shall install a minimum of 6-foot all-weather surface path connecting 

Liberty Peaks Apartments with Landmark Drive via the Tech Center Drive.   

8. Approval of final architecture design, exterior/interior lighting and landscaping is a 

condition precedent to final approval by the County Manager.   

9. County Engineer approval of the proposed Final Site Plan, including grading, is a 

condition precedent to final approval by the County Manager. 

10. Signs shall be processed through a Sign Plan application and shall conform to the 

applicable Park City Tech Center Comprehensive Sign Plan. 

11. All service provider requirements shall be met.   

12. All Tech Center Parking is to be shared.  Future phases of the project to the west or 

north of the Skullcandy building Final Site Plan shall make pedestrian connections to 

support shared parking. 

13. Retaining walls will resemble those depicted on page 57 of the design 

guidelines/standards to the extent practicable.   

14. Staff will work with the applicant to make and improve internal pedestrian connections 

to the east, west, and north as discussed on the public record.    

15. Off peak hours for semi-truck deliveries will be limited to 7:00 p.m. to 7:00 a.m.   

 

MOTION CARRIED (6 – 1) Commissioner DeFord voted nay.   

 

DRC UPDATES 
 

(None)  

 
COMMISSION ITEMS 
 

Commissioner Klingenstein said during this meeting, it was stated the Canyons may be 

amending the SPA.  Is there a master requirement list they could review?  Is it like the 

Development Code with a master list of items that have to be met?  Director Putt said there 

isn’t a formal list.  Commissioner Klingenstein said it would be good to have one to make 

sure they are ready.  Commissioner Klingenstein asked Director Putt to let the sign 

committee be aware of the Planning Commission’s concerns.    
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Commissioner Klingenstein read in the newspaper that the application for the Red Barn has 

been withdrawn.  His concern was if there is a recorded easement.  Director Putt said there is 

no recorded easement.  They have not received formal notification of the application being 

withdrawn.   

 

Commissioner Collins asked about design guidelines for bikes and pedestrians.  She would 

appreciate that in the future they could point to some design guidelines for sidewalks, multi-

use paths which would include bike and pedestrian.  They could look at some AASHTO 

standards or others.  These can be kept in mind for the General Plan update in July.   

Director Putt responded that these types of things usually start with a transportation plan.  

They presently don’t have these kinds of tools, with some exceptions.  Commissioner 

Collins asked if there is an option to explore adding those.  Director Putt said there is. 

 

Commissioner Collins said she would like to talk about making Kimball Junction a “park-

once” location, where people can access everything by parking in one location.  She would 

like to have Staff be prepared to talk about this, especially in connection with shared parking. 

 

Chair Peck said they forgot to bring up a bike station.  Planner Caus said Skullcandy has 

included bike lockers in the layout.  A bike station would be a good idea for the overall Tech 

Center project.     

 

Commissioner DeFord asked what the process would be for redesigning the Tech Center.  

Attorney Brackin said this would be a SPA amendment.  They would apply with the 

Community Development Department and then follow the outlined process.   

DIRECTOR ITEMS 
 

The date for the Commission retreat will be June 7
th

 on a Tuesday evening from 5:00 p.m. to 

7 p.m.  Staff will work on preparing an agenda.  It will be at the Rossignol Building.   

 

Director Putt shared information about the Park City golf course and the netting.  The golf 

course has been redesigned a number of times. A requirement has been made for netting to 
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be placed along Highway 224.  The last County Manager said the required golf course 

netting needed to be installed by July 2, 2016.  For the past 2+ years, they have been working 

hard on how to solve this problem.   

 

Director Putt said ideally, the golf course would have been built in a way that golf balls 

wouldn’t be hit into oncoming traffic that is traveling at 55 mph.  It is too late for that to be 

done, so the golf netting is now a requirement.  The first iteration of netting they had was 13 

poles running a distance of about 180 yards.  The poles were in the range of 130 feet high.   

This was unacceptable and a different solution was sought. 

 

Director Putt referred the Commission a paper that showed the latest solution.  There have 

been adjustments made to the orientation of the t-box and the holes so the line is further from 

Highway 224.  This will involve a real estate transfer from the RVMA and the golf course.   

 

Additionally, the berm and vegetation along Highway 224 has been expanded in height and 

length.  Finally, they will have five black anodized poles.  The distance of the netting will be 

70 yards instead of 180 yards.  The netting will be black in color.  It will be up seasonally 

instead of year round.  The poles will be significantly shorter.  The pole heights will range 

from 40-70 feet rather than 130 feet.   

 

This is the proposal the County Manager will receive; however, Staff wanted to let the 

Planning Commission know what decision had been made.  A turf nursery will be built in the 

back.  Chair Peck said the net should be placed on the golf-course side of the pines.  

Director Putt said that is his understanding.  He added that work on this will begin this week.  

Some trees will have to be relocated to the Highway 224 side of the berm.  He thanked Vail, 

TCFC, and the RVMA for their cooperation in solving this problem.   

 

ADJOURN  
 

At 10:55 p.m. the meeting was adjourned.    
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