
 
 

Canyons Ski Maintenance Building– September 3, 2015 
 

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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Vicinity Map 

 
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 
Criteria 

Review by the Health Department indicates that 
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.  

COMPLIES 

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

COMPLIES 

3. Open Space All open space within the Canyons SPA and DA is 
designated as each Master Plat is recorded or 
within the Resort Core, as each development 
site is platted.   

COMPLIES 

4. Water and Water 
Supply 

Applicant will provide will-serve letters prior to 
final approval of the project.  

COMPLIES 

5. Sanitary Sewer Staff received a letter from SBWRD indicating 
that the project is within the SBWRD service 
area and has the capacity to serve the site 

COMPLIES 

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 
Unloading 

Loading and unloading of the maintenance 
vehicles will take place on site.  

COMPLIES 

8. Parking 
Requirements 

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

COMPLIES 

9. Transportation 
Infrastructure and 
Access Design 

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.   

COMPLIES 

10. Public Utilities All necessary public utilities are available on site.  
Rocky Mt. Power and Questar will provided will-
serve letters prior to final approval. 

COMPLIES 

11. Mail Delivery Mail delivery will remain as is.      COMPLIES 
12. Solid Waste and 

Recycling 
 An enclosed dumpster is provided on the north 
west side of the structure.   

COMPLIES 

13. Snow Removal and 
Storage 

Numerous snow storage areas have been shown 
on the site plan and will comply with the Code  

COMPLIES 

14. Police and Security There is sufficient access for both police and 
security personnel.   

COMPLIES 

15. Parks, Trails, and 
Trailheads 

The project was reviewed by the Snyderville 
Basin Recreation District who indicated that it 
complies with all necessary criteria.   

COMPLIES 

16. ADA Access The project will be reviewed by representatives 
from the building Department for compliance 
with all ADA requirements prior to the issue of a 
building permit.   

COMPLIES 

17. Special Site Design 
Requirements 

Staff reviewed the petition for compliance with 
each of the special site design requirements and 
found that it meets the minimum required for 
approval.  

COMPLIES 

18. Architectural 
Regulations for All 
Structures 

The proposed architecture has been reviewed 
by the Canyons DRC and is in compliance with 
the design guidelines.  The façade shifts, color 
and materials are compatible with the standards 
of the Code. 

COMPLIES 

19. Landscape 
Regulations 

As proposed, the landscaping meets the 
minimum standards of the Code.  Prior to final 
recordation of the FSP, Staff must confirm that 
plant size, count and irrigation plans meet all 
standards of chapter 10-4-21.  

COMPLIES as 
Conditioned  

20. Lighting Regulations A photometric plan has been submitted for 
verification of foot-candle compliance and the 
proposed fixtures and bulbs will be reviewed for 
compliance with the Code.  Prior to the issuance 

COMPLIES as 
CONDITIONED 
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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 
SPA allows for a 3.5 story maximum.  Per the DA, 
the structure is meeting the height standard.   

COMPLIES 

 
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: 
 

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

2. 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. 

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

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

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

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

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

8. The site was chosen for its location near the ski mountain.  
9. Access for snow cats to the slopes will be from the west entrance and for automobiles 

will be from the east entrance.   
10. 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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2. The proposed 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. 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. 

2. 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.   

3. 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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