STAFF REPORT

To: County Manager

From: Ray Milliner, County Planner

Date of Meeting: September 3, 2015

Type of Item: Canyons, Ski Maintenance Building — Public Hearing, Possible Action
Process: Administrative Review

Recommendation

Staff recommends that the County Manager review the proposed final site plan for a Ski
Maintenance facility on Canyons Parcel WWD-4 of the West Willow Draw Development Area
and approve it per the findings of fact, conclusions of law and conditions of approval in this
staff report.

Project Description

Project Name: Canyons Ski Maintenance Building

Applicant(s): TCFC, Spencer White Representative

Property Owner(s): TCFC

Location: Parcel WWD-4 of the West Willow Draw Development Area
Zone District: Specially Planned Area (SPA)

Parcel Number and Size: Parcel # WWDAM-WWD4A, 2.70 Acres

Type of Process: Administrative

Final Land Use Authority: County Manager (final site plan) County Council (SPA amendment)

Proposal

The applicant is requesting a review of a 19,000 square foot maintenance facility with a 65 lot
parking area, yard space to accommodate a fuel depot, food commissary, snow cat and
snowmobile parking and miscellaneous lift and mountain operations equipment. Access to the
site would be from Willow Draw Road.
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Background

On May 1, 2015 the applicant applied for the development of a Ski Maintenance Building on
Parcel WWD4 of the West Willow Draw Development Area. The proposed facility would be
approximately 19,000 square feet in size. The site is located northwest of the Grand Summit
Lodge near the end of Willow Draw Road. The applicant submitted the following applications:

1. An amendment to the Canyons SPA Development Agreement Land Use and Zoning

Chart to allow for the use on site.
2. A Final Site Plan for the Canyons Ski Maintenance Facility.
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3. An amendment to the West Willow Draw Area Master Plat to make minor adjustments
to lot lines and include additional development parcels, and modify the alignment of
West Willow Draw Road (this application has been put on hold by the applicant).

The proposal was reviewed by the Planning Commission as a work session item at the June 9,
and July 14, 2015 meetings. At the time, no significant issues were raised. As a result, the
Commission forwarded a positive recommendation to the County Manager for the Final Site
Plan and a positive recommendation to the County Council for the SPA amendment. The Spa
Amendment was reviewed by the County Council on August 19, 2015 and approved.

Analysis

The approval process for all final site plans within the Canyons SPA area are governed by the
Canyons SPA Development Agreement. Section 2.7 provides the Development Approval
Process for all Final Site Plans within the SPA. After reviewing the proposed Final Site Plan, the
Planning Commission shall make a recommendation to the County Manager. The County
Manger will then conduct a public hearing and make a final decision of approval, approval with
conditions or denial of the Final Site Plan.

The Planning Commission review of the petition, based upon the information presented and
with the recommendation of the Canyons DRC, indicates that the project generally complies
with the Canyons Development Agreement and meets the minimum requirement for approval
in the Snyderville Basin Development Code.

Code Requirement Analysis Finding
1. Environmental Review by the Health Department indicates that | COMPLIES
Criteria the all necessary precautions have been taken to

ensure that any byproducts from the site that
would be harmful to the air, water or watershed
quality of the Snyderville Basin have been taken.
The Site has been designed to contain any fuel
spills or leaks on site.

2. Critical Areas The proposed use is not located on or near a COMPLIES
critical ridgeline, wetland, slope or flood plain
3. Open Space All open space within the Canyons SPA and DA is | COMPLIES

designated as each Master Plat is recorded or
within the Resort Core, as each development
site is platted.

4. Water and Water Applicant will provide will-serve letters prior to COMPLIES
Supply final approval of the project.
5. Sanitary Sewer Staff received a letter from SBWRD indicating COMPLIES

that the project is within the SBWRD service
area and has the capacity to serve the site

6. Fire Protection Staff received comments from the Park City Fire | COMPLIES
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District indicating they have no concerns with
the project.

7. Loading and Loading and unloading of the maintenance COMPLIES
Unloading vehicles will take place on site.
8. Parking The applicant is proposing a 65 lot parking area. | COMPLIES
Requirements It will be used primarily as employee parking.
9. Transportation The site was chosen for its location near the ski COMPLIES
Infrastructure and mountain. Access for snow cats to the slopes will
Access Design be from the west entrance and for automobiles
will be from the east entrance.
10. Public Utilities All necessary public utilities are available on site. | COMPLIES
Rocky Mt. Power and Questar will provided will-
serve letters prior to final approval.
11. Mail Delivery Mail delivery will remain as is. COMPLIES
12. Solid Waste and An enclosed dumpster is provided on the north | COMPLIES
Recycling west side of the structure.
13. Snow Removal and Numerous snow storage areas have been shown | COMPLIES
Storage on the site plan and will comply with the Code
14. Police and Security There is sufficient access for both police and COMPLIES
security personnel.
15. Parks, Trails, and The project was reviewed by the Snyderville COMPLIES
Trailheads Basin Recreation District who indicated that it
complies with all necessary criteria.
16. ADA Access The project will be reviewed by representatives | COMPLIES
from the building Department for compliance
with all ADA requirements prior to the issue of a
building permit.
17. Special Site Design Staff reviewed the petition for compliance with | COMPLIES
Requirements each of the special site design requirements and
found that it meets the minimum required for
approval.
18. Architectural The proposed architecture has been reviewed COMPLIES
Regulations for All by the Canyons DRC and is in compliance with
Structures the design guidelines. The fagade shifts, color
and materials are compatible with the standards
of the Code.
19. Landscape As proposed, the landscaping meets the COMPLIES as
Regulations minimum standards of the Code. Prior to final Conditioned
recordation of the FSP, Staff must confirm that
plant size, count and irrigation plans meet all
standards of chapter 10-4-21.
20. Lighting Regulations | A photometric plan has been submitted for COMPLIES as
verification of foot-candle compliance and the CONDITIONED

proposed fixtures and bulbs will be reviewed for
compliance with the Code. Prior to the issuance
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of a building permit, staff shall review the final
photometric lighting plan for compliance with
the fixture, bulb and foot-candle standards in
10-4-22.

21.

Height Regulations The maximum height is 35 feet. The Canyons COMPLIES
SPA allows for a 3.5 story maximum. Per the DA,
the structure is meeting the height standard.

Recommendation

Staff recommends that the County Manager Review the proposed final site plan for a Ski
Maintenance facility on Canyons Parcel WWD-4 of the West Willow Draw Development Area
and approve it per the findings of fact, conclusions of law and conditions of approval in this
staff report.

Findings of Fact:

10.

The WWD4 parcel is within the West Willow Draw Development Area Master Plat,
located off of West Willow Draw Road.

Access to the site will be from two points; one near the west corner of the lot and the
second is the primary access on the east boundary that is shared with the adjacent
parcel.

The WWD4 parcel is zoned Specially Planned Area (SPA) and is with the Canyons SPA
boundaries.

The WWD4 parcel has a maximum density of 185,000 that can be utilized as
Hotel/Lodging/Retail/Residential Multi-family/Commercial.

The maximum height on the parcel is 3.5 stories per the Canyons Development

Agreement.

The proposed use is not located on or near a critical ridgeline, wetland, slope or flood
plain.

The applicant is proposing a 65 lot parking area. It will be used primarily as employee
parking.

The site was chosen for its location near the ski mountain.

Access for snow cats to the slopes will be from the west entrance and for automobiles
will be from the east entrance.

The Planning Commission reviewed the final site plan application on July 14, 2015 and
forwarded a positive recommendation to the County Manager.

Conclusions of Law:

1.

The proposed Final Site Plan complies with all requirements of the Snyderville Basin
Development Code and the Canyons DA.
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The proposed use, as conditioned, is consistent with the Snyderville Basin General Plan,
as amended.

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.
The use is compatible with the existing neighborhood character and will not adversely
affect surrounding land uses.

Conditions of Approval:

1.

The proposed amendment to the Canyons SPA Development Agreement Land Use and
Zoning Chart to allow for the use on site must be approved prior to the issue of a
building permit on site. If the amendment is not approved, then this approval shall be
considered null and void.

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 are in
compliance with the Canyons Development Agreement and the Snyderville Basin
Development Code.

The Staff shall review and approve of a lighting plan for the site, including building,
parking area, and street fixture type, number, location and cut sheets, and photometric
information for complete compliance with Section 4.22 of the Code.

4. Staff shall review and approve any signs associated with the project prior to installation.

5. A detailed Development Improvement Agreement shall be submitted to the County
Engineer and approved, along with sufficient bonding for all infrastructure
improvements, landscaping and re-vegetation. This must also clearly denote triggers for
landscaping and re-vegetation if the construction does commence within the specific
allotted time frame. This agreement shall be recorded concurrently with the final site
plan.

6. All necessary construction plan and inspections fees must be paid prior to issuance of
any permits.

7. All service provider conditions shall be met.

8. 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.

Attachments
Exhibit A - Site Plan and Elevations
Exhibit B - Proposed Grading Plan
Exhibit C — Canyons DRC Recommendation
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CANYONS

TCFC FINANCE CO. LLC
CANYONS RESORT
KROFCHECK

SUMMIT COUNTY, UTAH

project team
owner

TCFC Finance Co. LLC
1840 Sun Peak Drive, Suite 201
Park City, Ut. 84098

Spencer White

swhite@tc-fc.com
801.647.0125

hoffman architects:.

1308 South 1700 East

Salt Lake City, Utah 84108
tel: 801.583.3400

fax: 866.213.9895

hans hoffman, AIA LEEDap NCARB
hans@hhoffman.com

NV5

5217 South State Street, 300
Murray, Utah 84107

tel: 801.743.1379

Rick Everson, PE
rick.everson@nv5.com

Langvardt Design Group
1308 South 1700 East #202
Salt Lake City, Utah 84108
tel: 801.505.8090

Eric Langvardt
eric@langvardtdesigngroup.com

MORTON + ASSOCIATES

2517 Desert Dusk Rd, Suite 102
Taylorsville, UT 84129

tel: 801.889.9187

Jeff Morton, P.E., S.E.
mandastructural@gmail.com

electrical consultant

Advanced Concept Engineering, INC.

11851 Vista Glen Court
Sandy, Utah 84092
tel: 801.572.3055
fax: 801.572.3075

Chuck Lush P.E.

Taft Engineering

8610 South Sandy Parkway #200
Sandy, Utah 84070

tel: 801.566.8012

cel: 801.971.3724

Joseph Taft
jtaft@tafteng.com

To be determined.

APPLICABLE CODES:
+ 2012 EDITION OF THE INTERNATIONAL BUILDING CODE WITH UTAH AMENDMENTS.

+ 2012 EDITION OF THE INTERNATIONAL PLUMBING CODE.

+ 2012 EDITION OF THE INTERNATIONAL MECHANICAL CODE.

+ 2011 EDITION OF THE NATIONAL ELECTRICAL CODE.

+ 2012 EDITION OF THE INTERNATIONAL FIRE CODE.

+ 2012 EDITION OF THE INTERNATIONAL FUEL GAS CODE.

+ 2012 EDITION OF THE INTERNATIONAL ENERGY CONSERVATION CODE
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GENERAL LANDSCAPE NOTES

1. THE CONTRACTOR SHALL VERIFY THE EXACT LOCATION OF ALL EXISTING AND PROPOSED
UTILITIES, AND ALL SITE CONDITIONS PRIOR TO BEGINNING CONSTRUCTION. THE CONTRACTOR
SHALL COORDINATE HIS WORK WITH THE PROJECT MANAGER AND ALL OTHER CONTRACTORS
WORKING ON THE SITE.

2. THE FINISH GRADE OF ALL PLANTING AREAS SHALL BE SMOOTH, EVEN AND CONSISTENT, FREE
OF ANY HUMPS, DEPRESSIONS OR OTHER GRADING IRREGULARITIES. THE FINISH GRADE OF ALL
LANDSCAPE AREAS SHALL BE GRADED CONSISTENTLY 3/4" BELOW THE TOP OF ALL
SURROUNDING WALKS, CURBS, ETC.

3. THE CONTRACTOR SHALL STAKE THE LOCATION OF ALL PLANTS FOR APPROVAL PRIOR TO
PLANTING. TREES SHALL BE LOCATED EQUIDISTANT FROM ALL SURROUNDING PLANT MATERIAL.
SHRUBS AND GROUND COVERS SHALL BE TRIANGULAR AND EQUALLY SPACED.

4. THE PLANT MATERIALS LIST IS PROVIDED AS AN INDICATION OF THE SPECIFIC REQUIREMENTS
OF THE PLANTS SPECIFIED, WHEREVER IN CONFLICT WITH THE PLANTING PLAN, THE PLANTING
PLAN SHALL GOVERN.

5. THE CONTRACTOR SHALL PROVIDE ALL MATERIALS, LABOR AND EQUIPMENT REQUIRED FOR
THE PROPER COMPLETION OF ALL LANDSCAPE WORK AS SPECIFIED AND SHOWN ON THE
DRAWINGS.

6. ALL PLANT MATERIALS SHALL BE APPROVED PRIOR TO PLANTING. THE OWNER/LANDSCAPE
ARCHITECT HAS THE RIGHT TO REJECT ANY AND ALL PLANT MATERIAL NOT CONFORMING TO THE
SPECIFICATIONS. THE OWNER/LANDSCAPE ARCHITECTS DECISION WILL BE FINAL.

7. THE CONTRACTOR SHALL KEEP THE PREMISES, STORAGE AREAS AND PAVING AREAS NEAT
AND ORDERLY AT ALL TIMES. REMOVE TRASH, SWEEP, CLEAN, HOSE, ETC. DAILY.

8. THE CONTRACTOR SHALL PLANT ALL PLANTS PER THE PLANTING DETAILS, STAKE/GUY AS
SHOWN. TOP OF ROOT BALLS SHALL BE PLANTED FLUSH WITH FINISH GRADE.

9. THE CONTRACTOR SHALL NOT IMPEDE DRAINAGE IN ANY WAY. THE CONTRACTOR SHALL
ALWAYS MAINTAIN POSITIVE DRAINAGE AWAY FROM THE BUILDING, WALLS, ETC.

10. THE CONTRACTOR SHALL MAINTAIN ALL WORK UNTIL ALL WORK IS COMPLETE AND
ACCEPTED BY THE OWNER. UPON COMPLETION OF LANDSCAPE WORK AN INSPECTION FOR
ACCEPTANCE OF THE WORK SHALL BE HELD. THE CONTRACTOR SHALL NOTIFY THE
OWNER/LANDSCAPE ARCHITECT FOR SCHEDULING OF INSPECTION AT LEAST SEVEN (7) DAYS IN
ADVANCE.

11. THE CONTRACTOR SHALL MAINTAIN AND GUARANTEE ALL WORK FOR A PERIOD OF ONE YEAR
FROM THE DATE OF FINAL ACCEPTANCE BY THE OWNER. REPLACEMENT PLANTS SHALL BE
GURAUNTEED FOR AN ADDITIONAL 90 DAYS. MAINTENANCE SHALL INCLUDE MOWING, WEEDING,
FERTILIZING, CLEANING, INSECTICIDES, HERBICIDES, ETC.

12. NATIVE GRASS SEEDED AREAS TO BE THE CABIN BLEND MIXTURE:
CABIN BLEND GENERALLY CONTAINS: MOUNTAIN BROME (BROMUS MARINATES), SLENDER
WHEATGRASS (ELYMUS TRACHYCAULUS SSP. TRACHYCAULUS), SANDBERG BLUEGRASS
(POA SECUNDA SSP. SANDBERGII), BIG BLUEGRASS (POA SECUNDA SSP. AMPLA), SHEEP
FESCUE (FESTUCA OVINA), WESTERN WHEATGRASS (PASCOPYRUM SMITHII), AND
BEARDLESS BLUEBUNCH WHEATGRASS (PSEUDOROEGNERIA SPICATA SSP. INERMIS)
SEEDING RATE: 35 LBS PLS/ACRE

13. ALL DISTURBED AREAS OUTSIDE MULCHED LANDSCAPE BEDS AND MAINTAINED LAWN AREAS
ARE TO BE SEEDED WITH NATIVE GRASS MIXTURE.

14. ALL LANDSCAPE BEDS TO BE MULCHED PER THE PLANT SCHEDULE.

IRRIGATION NOTE:

1. ALL PLANT MATERIALS SHOWN ON THE DRAWING SHALL BE SERVICED BY AN AUTOMATIC
UNDERGROUND IRRIGATION SYSTEM. ALL SHRUB BED AREAS, INCLUDING TREES SHALL BE
IRRIGATED WITH A LOW PRESSURE DRIP IRRIGATION SYSTEM. ALL GRASS AREAS, EITHER
NATIVE OR MANICURED SHALL BE IRRIGATED WITH A BROADCAST IRRIGATION SYSTEM. NATIVE
GRASS AREAS TO BE ZONED SEPARATELY FROM MAINTAINDED TURF AREAS.

2. THE CONTRACTOR SHALL HAVE A QUALIFIED IRRIGATION SYSTEM SPECIALIST PREPARE A
DESIGN FOR AN AUTOMATIC UNDERGROUND IRRIGATION SYSTEM AND SUBMIT DRAWINGS TO
THE LANDSCAPE ARCHITECT FOR APPROVAL AT LEAST 30 DAYS PRIOR TO THE SYSTEM
INSTALLATION.

3. UNDERGROUND IRRIGATION SYSTEM DRAWINGS SHALL BE PREPARED ON 24"X 36" SHEETS,
NEATLY DRAWN AND LEGIBLE. DRAWINGS ARE TO INCLUDE HEAD SPACING, TYPES OF HEADS,
PIPING WITH SIZES, VALVES, FITTINGS AND ALL OTHER ITEMS REQUIRED FOR PROPER
INSTALLATION OF THE SYSTEM.

4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR THE INSTALLATION OF ALL
IRRIGATION SLEEVES PRIOR TO PLACEMENT OF HARD IMPROVEMENTS. COORDINATE WITH THE
GENERAL CONTRACTOR.

5. THE UTILITY CONTRACTOR IS TO PROVIDE AN IRRIGATION SYSTEM CONNECTION TO EITHER
THE CULINARY OR SECONDARY WATER LINE WITH A BACK FLOW PREVENTION DEVICE, AS
APPLICABLE, WITHIN STATE AND LOCAL JURISDICTIONAL CODES. THE IRRIGATION CONTRACTOR
IS RESPONSIBLE TO COORDINATE THIS ITEM WITH THE UTILITY CONTRACTOR. IF SECONDARY
WATER IS USED, THE SYSTEM SHALL BE FILTERED WITH A CLEANABLE FILTER SYSTEM.

6. THE IRRIGATION CONTROL BOX SHALL BE LOCATED AT THE DIRECTION OF THE PROJECT
MANAGER/OWNER.

BACKFILL:

ONE PART MULCH TO THREE PARTS NATIVE SOIL.

PLANTING PIT SIZES:

1 GAL. OR 5 GAL. - 2X WIDTH OF ROOT BALL, DEPTH = ROOT BALL + 6"
15 GAL. OR LARGER - 3X WIDTH OF ROOT BALL, DEPTH = ROOT BALL + 12"

FERTILIZER TABLETS (21 GRAM AGRIFORM TABLETS)

1 PER 1 GAL,, 3 PER 5 GAL,, 5 PER 15 GAL., 1 PER 3" OF BOX SIZE (24" BOX

OR LARGER)

TOP OF ROOT BALL 1"-2"
ABOVE PLANT WELL

SEE STAKING DETAIL
FERTILIZER TABLET
BACKFILL

3" MIN. ORGANIC MULCH SHOULD NOT
TOUCH TRUNK

SET TOP OF ROOT BALL 1/2" ABOVE
PLANT WELL

PLANT WELL SHALL BE GENTLE, 1"-2"
DEPTH

LODGE POLE STAKE,
LOCATE OUTSIDE OF
PLANT ROOTBALL, TYP

PLANT ROOTBALL

RUBBER GARDEN / '

HOSE TREE TIE - TIE WIRE TO INSIDE OF

STAKES, GROOVE STAKE OR
STAPLE WIRE TO STAKE, TURN IN
OR CRIMP ENDS OF WIRE TO
PREVENT INJURY

TREE STAKING PLAN - STANDARD

TREE STAKING PLAN - MULTIPLE

NOT TO SCALE

LODGE POLE STAKE, RUBBER GARDEN HOSE
LOCATE OUTSIDE OF

PLANT ROOTBALL, TYP

TREE TRUNK

PLANT ROOTBALL

TREE TIE - TIE WIRE TO INSIDE
OF STAKES, GROOVE STAKE OR
STAPLE WIRE TO STAKE, TURN
IN OR CRIMP ENDS OF WIRE TO
PREVENT INJURY

RUBBER GARDEN
HOSE

TREE STAKING PLAN - MULTIPLE

{ 2 } DECIDUOUS TREE STAKING

STAKE
ANGLE
25°

Rty AT
" ==

-
- — 1=

NOT TO SCALE

INSTALL 3 GUIDES PER TREE EQUALLY
SPACED AROUND THE ROOTBALL. THE GUIDES
SHOULD BE PLACED 2/3 OF THE HEIGHT OF
THE TREE IN REINFORCED RUBBER HOSE.

GALVANIZED TURNBUCKLES, 1 PER
CABLE

2" MULCH (PULL MULCH AWAY FROM TRUNK OF
TREE)

(3) 2"X3"X4' FIR POST; ATTACH GALVANIZED
MALLEABLE STEEL CABLE TO POST AND
SECURE BY TWISTING TAUTLY; SET ANGLE
OF POST & GUY TO ENTER GROUND AT THE
LIMIT OF THE SPREAD OF THE BOTTOM
BRANCHES; STAKES SHALL BE OUTSIDE OF
TREE PIT.

ROLL BURLAP BACK FROM TOP 1/3 OF
ROOTBALL BEFORE BACKFILLING. CUT ROPE
FROM TRUNK.

BACKFILL WITH PLANTING SOIL MIX AS SPECIFIED
PLANTING MIX, COMPACTED TO
92%

UNDISTURBED SUBGRADE

{ 3 ] EVERGREEN TREE PLANTING AND STAKING

NOT TO SCALE

FINISH GRADE, MULCH
PER SPECIFICATIONS

RAISE GRADE AT EDGE OF
PLANT PIT ON LOWER SIDE OF
SLOPE TO RETAIN WATER

BOULDERS, IF SPECIFIED IN
PLANS, TO RETAIN GRADE ON LOW
SIDE OF SHRUB

PLANT TABS, PLACE 6" BELOW FINISH
GRADE, PER SPECIFICATIONS

BACKFILL WITH NATIVE SOIL AND
AMENDMENTS PER SPECIFICATIONS, WATER
AND TAMP TO REMOVE AIR POCKETS

SCARIFY SIDES OF PLANTING
HOLE TO PREVENT GLAZING Q i/

S N S
2 TIMES WIDTH
7 OF ROOTBALL 7

UNDISTURBED NATIVE SOIL OR
85% COMPACTED SOIL

4 SHRUB PLANTING ON A SLOPE
NOT TO SCALE

Plant Schedule

QUANTITY SYMBOL BOTANICAL/COMMON NAME INSTALLED SIZE MATURE SIZE
EVERGREEN TREES
29 a Juniperus scopulorum 8'-10' Hgt. 20'x10'
Rocky Mountain Juniper

DECIDUOUS TREES

o

ASP
25 ~—

Populus tremuloides 3" CAL. 35'x20'
Quaking Aspen

/

Populus tremuloides 2" CAL. 35'x20'

Quaking Aspen

SHRUBS

Amelanchier utahensis 5 Gal. 15'x15
Utah Serviceberry

6 ‘
24 @ Rhus aromatica 'Grow Low' 5 Gal 30"x7"'
Grow Low Sumac
36 Aronia melanocarpa elata 'Autumn Magic' 5 Gal. 5'x5'
Autumn Magic Black Chokeberry
12 @ Physocarpus opulifolius 5 Gal. 5'x5'
Ninebark
24 Rhus trilobata 5 Gal. 5'x5'
Three Leaf Sumac
47 @ Rosa woodsii 5 Gal. 4'x4'
Wood's Rose
MATERIALS
Shredded Bark Mulch 3" Depth

Submit Sample For Approval

MISC.

Snow Storage Area

Ski Maintenance Facility

TCFC Park City

SUMMIT COUNTY, UT
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MECHANICAL UNIT SCREENING.
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