MEMORANDUM

To: Bob Jasper, County Manager

From: Tiffanie Northrup-Robinson, County Planner

Date of Meeting: Thursday, April 17, 2014

Type of ltem: LV4 Final Subdivision Plat and LV4 Final Site Plan
Public Hearing, Possible Action

Process: Administrative Review

Executive Summary

The applicant, Harrison Horn authorized representative of Summerset Development, is
requesting approval for the LV4 Final Subdivision Plat and the LV4 Final Site Plan. The proposed
subdivision plat would divide LV4 into three parcels. The final site plan includes 185,000 square
feet of multi-family density allotted to LV4 which is part of the Lower Village Development Area
Master Plat, consisting of 3 structures containing 96 multi-family units and 32 three-story town
home units.

Background

The Snyderville Basin Planning Commission held a discussion and made a positive
recommendation, with conditions to the County Manager on March 25, 2014. Attached is the
staff report that was presented to the Snyderville Basin Planning Commission that contains a
detailed review and analysis of the Code and Canyons Development Agreement (EXHIBIT A).
Also, please find the meeting minutes from that meeting for your review (EXHIBIT B).

Recommendation

Staff recommends that the County Manager conduct a public hearing, taking into consideration
any public comment. Staff further recommends that the County Manager approve the LV4 final
subdivision plat and LV4 final site plan, with the following findings of fact, conclusions of law and
conditions of approval:

Findings of Fact:

1. The LV4 parcel is within the Lower Village Development Area Master Plat, located off of
Lower Village Road.

2. Access to the LV4 site will be from two points on Lower Village Road; one near the north
corner of the lot and the second is the joint access on the south boundary that is shared
with the adjacent LV10 parcel.

3. According to the current assessor’s parcel information, Summit County is the owner of
record for parcel LVDAM-LV-4.

4. Summit County has authorized Harrison C. Horn, representing Summerset Development,
to process the applications as a potential buyer of the property.



The LV4 parcel is zoned Specially Planned Area (SPA) and is with the Canyons SPA
boundaries.

The LV4 parcel has a maximum density of 185,000 that can be utilized as
Hotel/Lodging/Retail/Residential Multi-family/Commercial.

The parcel is allowed to be a maximum of 3 stories in height, as described in the
Canyons Development Agreement.

The Canyons parking standards for apartment/condominium units require 1.2 spaces
per unit with 96 units for a total of 115.2 stalls to be provided for the structured multi-
family development. 51 stalls are provided above ground and 79 stalls are in a below
grade parking structure, based on the DRC review and recommendation. All town home
parking will be within the individual town home garages.

Conclusions of Law:

1.

The proposed LV4 Final Subdivision Plat and LV4 Final Site Plan comply with all
requirements of the Snyderville Basin Development Code and the Canyons DA.

The proposed multi-family 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.

o

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.
Staff shall review and approve any signage associated with the project prior to
installation, prior to installation.
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 subdivision
plat and final site plan.
The project must maintain the required golf spray zone setback. This setback must be
noted on the plat.
All service provider conditions shall be met.
The Summit County Attorney’s Office shall review and approve the subdivision and plat
notes and review the CC& R’s for consistency with the conditions of approval and terms

2



of the Canyons Development Agreement.

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.

Public Notice, Meetings and Comments

Notice has been published in the Park Record and has been sent to all property owners within
1,000 feet of the project for the proposed LV4 Final Subdivision Plat and Final Site Plan for the
LV4. At the time of this report, no public comment has been received.

Attachments
Exhibit A — SBPC Staff report dated March 25, 2014
Exhibit B — Meeting minutes from the SBPC meeting March 25, 2014



STAFF REPORT

To: Snyderville Basin Planning Commission (SBPC)
From: Tiffanie Northrup-Robinson, County Planner
Date of Meeting: March 25, 2014
Type of Item: LV 4 Final Site Plan — Discussion, Possible Recommendation
LV 4 Final Subdivision Plat — Discussion, Possible Recommendation
Process: Administrative Review
Proposal

The applicant is requesting a recommendation for the LV4 Final Subdivision Plat and the LV4
Final Site Plan. The proposed subdivision plat would divide LV4 into three parcels (EXHIBIT A).
The final site plan includes 185,000 square feet of multi-family density allotted to LV4 which is
part of the Lower Village Development Area Master Plat, consisting of 3 structures containing
96 multi-family units and 32 three-story town home units (EXHIBIT B).

Recommendation

Staff has reviewed the petition for compliance with all standards in the Snyderville Basin
Development Code and the Canyons Development Agreement (DA) and found that it meets the
minimum standards required for approval. Taking into consideration the recommendation from
the Canyons DRC, Staff suggests that the SBPC recommend approval with conditions for the LV4
Final Subdivision Plat and LV4 Final Site plan to the County Manager, pursuant to the findings of
fact, conclusions of law and conditions of approval found in this staff report.

Project Description

Project Name: LV4 Final Subdivision Plat and LV4 Final Site Plan
Applicant(s): Harrison C. Horn, authorized representative
Property Owner(s): Summit County

Location: Lower Village Road, Canyons Resort

Zone District: Specially Planned Area (SPA)

Parcel Number and Size: Parcel # LVDAM-LV-4, 5.25 Acres

Type of Process: Administrative

Final Land Use Authority: County Manager

EXHIBIT Al
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Background

The Lower Village Development Area Master Plat was approved and recorded in July 2011 as
part of the Canyons SPA and DA (EXHIBIT C). The master plat currently consists of 9 lots. Only
LV4, LV6 and LV10 have density associated with them. The remaining lots are platted for
golf/open space, the new Lower Village Road and a road yet to be constructed.

The Canyons Development Agreement allocates the use, height, and maximum allowed square
footage for each parcel. The maximum allowable density according to the Canyons SPA and
Land Use chart for LV4 is 185,000 square feet of Hotel/Lodging/Retail/Residential Multi-
family/Commercial and a maximum height of 3 stories.

EXHIBIT A2



The applicant has completed the three phase review process with the Canyons DRC and has
received a conditional letter of support (EXHIBIT D). This includes a detailed review of the site
plan, landscaping, lighting, preliminary engineering, architecture and construction materials
and colors. Some outstanding DRC issues are required to be completed prior to recordation of
plats or issuance of any permits. None of the remaining issues would prevent the SBPC from
taking action, with appropriate conditions.

The applicant is proposing to subdivide Lot LV4 into three parcels for phasing purposes. It is
anticipated that LV4-A containing 2.26 acres and consisting of 32 town homes units would be
constructed initially and then the structured condominium units would be constructed starting
with the southern building on LV4-C, lastly moving north to LV4-B. Due to the subdivision
phasing and potential separate ownership of the lots, staff has suggested a detailed phasing
plan be incorporated into the Development Improvement Agreement that would address when
the community amenities, sidewalks, signage and landscaping would be required if the future
phases do not move forward in a timely manner.

Analysis and Findings

The approval process for all plats and final site plans within the Canyons SPA area, including the
subject parcels, are governed by the Canyons SPA Development Agreement. Section 2.7 of the
Amended and Restated Development Agreement, adopted on November 15th, 1999 provides
the Development Approval Process for all Final Subdivision Plat or Condominium Plats and Final
Site Plans within the SPA. After reviewing the proposed Final Subdivision Plat and Final Site
Plan, the Planning Commission shall make a recommendation to the Board of County
Commission. This administrative function is now handled by 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 Subdivision Plat and Final Site Plan for the LV4 project.

Staff’s 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 use will not produce byproducts that would

be harmful to the air, water or watershed
quality of the Snyderville Basin.

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
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within the Resort Core, as each development
site is platted. As you can see on the Lower
Village Plat, Lot LV2-A, LV2-B, LV3 and LV7 are
designated for golf/open space.

Water and Water
Supply

A will-serve letter has been received from
Summit Water indicating that there is sufficient
water for the site (EXHIBIT E).

COMPLIES

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
(EXHIBIT E).

COMPLIES

Fire Protection

Comments from the Park City Fire District
indicate the project can meet their standards,
with conditions (EXHIBIT E).

COMPLIES, as
conditioned

Loading and
Unloading

Loading and unloading will take place entirely on
LV4 and does not comprise any required parking
spaces.

COMPLIES

Parking
Requirements

The Canyons parking standards require 2.0
spaces per town home unit. All of these spaces
are accommodated within the individual town
home garages. The condominium structure
requires 1.2 spaces per unit for a total of 115.2
stalls. 51 stalls will be on grade and an additional
79 stalls will be in a below ground structure for a
total of 130 stalls. The DRC recommended the
additional parking be allowed because it would
be located below surface in the parking
structure.

COMPLIES

Transportation
Infrastructure and
Access Design

The Summit County Engineer has reviewed the
proposal and has indicated it complies with
County standards, with conditions (EXHIBIT E).

COMPLIES, as
conditioned

10.

Public Utilities

All necessary public utilities are available on site.
Rocky Mt. Power and Questar have provided
will-serve letters (EXHIBIT E).

COMPLIES

11.

Mail Delivery

A mail kiosk has been provided and will be
maintained on site.

COMPLIES

12.

Solid Waste and
Recycling

Garbage and recycling facilities for the
structured multi-family units will be located in
the underground parking structures. They will
be rolled out and picked up as scheduled. The
town home units will have individual cans that
will be stored in the garages and pick up weekly
by Allied Waste.

COMPLIES

13.

Snow Removal and
Storage

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

COMPLIES
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(EXHIBIT F).

14.

Police and Security

The site provides adequate 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. There are
internal connections within the project as well
(EXHIBIT E).

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. Although staff
encouraged the applicant to reconsider some of
the multiple roof forms; the fagade 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 (EXHIBIT G).

COMPLIES, as
conditioned

20.

Lighting Regulations

A photometric plan has yet to be submitted for
verification of foot-candle compliance and the
proposed fixtures and bulbs are not compliant
with the Code. Prior to the issuance 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 (EXHIBIT H).

DOES NOT COMPLY,
conditioned

21.

Height Regulations

The proposed maximum height is 34 feet. The
Canyons SPA allows for a 3 story maximum. Per
the DA, the structure is meeting the height
standard.

COMPLIES

Recommendation

It is staff’s finding that the project generally meets the applicable standards in the Snyderville
Basin Development Code and the Canyons Development Agreement. Staff suggests that the
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Planning Commission review the proposal and make a positive recommendation for the LV4
Final Subdivision Plat and LV4 Final Site plan according to the following findings of fact,
conclusions of law and conditions of approval:

Findings of Fact:

1. The LV4 parcel is within the Lower Village Development Area Master Plat, located off of
Lower Village Road.

2. Access to the LV4 site will be from two points on Lower Village Road; one near the north
corner of the lot and the second is the joint access on the south boundary that is shared
with the adjacent LV10 parcel.

3. According to the current assessor’s parcel information, Summit County is the owner of
record for parcel LVDAM-LV-4.

4. Summit County has authorized Harrison C. Horn to process the applications as a
potential buyer of the property.

5. The LV4 parcel is zoned Specially Planned Area (SPA) and is with the Canyons SPA
boundaries.

6. The LV4 parcel has a maximum density of 185,000 that can be utilized as
Hotel/Lodging/Retail/Residential Multi-family/Commercial.

7. The parcel is allowed to be a maximum of 3 stories in height, as described in the
Canyons Development Agreement.

8. The Canyons parking standards for apartment/condominium units require 1.2 spaces
per unit with 96 units for a total of 115.2 stalls to be provided for the structured multi-
family development. 51 stalls are provided above ground and 79 stalls are in a below
grade parking structure, based on the DRC review and recommendation. All town home
parking will be within the individual town home garages.

Conclusions of Law:

1. The proposed LV4 Final Subdivision Plat and LV4 Final Site Plan comply 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 are in
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compliance with the Canyons Development Agreement and the Snyderville Basin
Development Code.

2. 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.

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

4. 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 subdivision
plat and final site plan.

5. The project must maintain the required golf spray zone setback. This setback must be

noted on the plat.

All service provider conditions shall be met.

7. The Summit County Attorney’s Office shall review and approve the subdivision and plat
notes and review the CC& R’s for consistency with the conditions of approval and terms
of the Canyons Development Agreement.

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.

o

Public Notice, Meetings and Comments

This item has been scheduled as a discussion and possible recommendation by the Snyderville
Basin Planning Commission. A public hearing before the County Manager will be held at a later
date.

Attachments

Exhibit A — Proposed Subdivision Plat

Exhibit B - Proposed Site Plan and Elevations

Exhibit C— Original Lower Village Development Area Master Plat
Exhibit D - Canyons DRC Recommendation

Exhibit E- Service Provider Comments

Exhibit F — Landscaping Plan

Exhibit G—  Lighting Plan
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Project Narrative:

The applicant proposes to construct a secondary home project consisting of 32
three-story townhomes as well as 96 multifamily units in 3 larger multi family
buildings. The property is described as parcel LV4 in the Lower Village. The project
site is 5.25 acres in size and located directly west of hole 13 of the Canyons Golf
Course. A vicinity map included in this packet of materials. The proposed town
homes will consist of two and three bedroom units with two car garages. The multi
family units will consist of two bedroom layouts with underground parking situated
below all three buildings.

All structures add up to 185,000 sq. ft. There are three type of townhome layouts,
being 1400-1450 sq. ft. with 600 sq. ft. two car garages. The proposed maximum
building height is 34’ to the eaves and will incorporate roofline variations. The
building design will include board and batten, siding, shake shingle, stucco as well as
real stone and some timber with 30 year architectural roofs metal roofs are also
being contemplated. Multi family bldgs. have a proposed maximum height of 34’ to
the eaves. With building units having a standard 2 bedroom of approx. 1200 sq. ft.
Multi family bldgs. have been located outside of the golf ball spray zone on hole 13.
Exterior lighting is limited to dark-sky compliant fixtures at the building entrances.
Preliminary building floor plans and exterior elevations are included with this
submittal.

Vehicular access is via a 20 foot shared access easement shared with parcel LV10, as
well as a proposed 20 foot driveway on the north side of property, both of which
enter the property from Lower Village Road. One hundred and seventy four (174)
parking spaces are proposed, 52 surface and 122 subsurface. Proposed surface
exterior parking lighting is limited to dark sky compliant fixtures. All required gas,
power, sewer, and water utilities are available to the site. A preliminary site utility
plan is provided.

The project design places all of the improvements within areas of existing
development/disturbance. No tree/vegetation removal is contemplated. Once
requisite approvals are obtained from Summit County, the applicant seeks to target
construction of the project in two (2) phases. The townhomes in the spring of 2014
with completion scheduled for fall 2015. The Multi family buildings scheduled for
fall of 2014 with completion in spring 2016.
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