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Exhibit E - 99 Year Lease between Park City RDA and Shirf Brewing Co.
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Planning Commission 
Staff Report 
 
Subject: 152 Sandridge Road Subdivision 
Author:  Anya Grahn, Historic Preservation Planner 
Project Number:  PL-15-02952 
Date:   December 14, 2016 
Type of Item:  Legislative – Plat Amendment 
 
 
Summary Recommendations 
Staff recommends the Planning Commission hold a public hearing and consider 
forwarding a positive recommendation to City Council for the 152 Sandridge Road 
Subdivision, located at the same address, based on the findings of fact, conclusions of 
law, and conditions of approval as found in the draft ordinance. 
 
Description 
Applicant:  Joseph and Linda Armstrong 
Location:   152 Sandridge Road 
Zoning: Historic Residential (HR-1) District 
Adjacent Land Uses: Single-family residences 
Reason for Review: Subdivisions require Planning Commission review and City 

Council action  
 
Proposal 
The applicant is requesting a Subdivision for the purpose of combining of creating a 
legal lot of record from a metes and bounds parcel.  Currently, the Summit County 
Recorder’s Office shows the legal description for 152 Sandridge Road as: 

 PART OF LOT 24 BLK 72 PARK CITY SURVEY ON ONTARIO RIDGE; A 4 
ROOM HOUSE KNOWN AS #152 SANDRIDGE TOGETHER WITH THE LAND 
USUALLY HAD & ENJOYED WITH SD BLDGS FURTHER DESC AS: BEG AT A 
PT S 73*06'21" E 16.15 FT FROM THE SW COR OF LOT 24 BLK 72 MILLSITE 
RESERVATION PARK CITY UTAH & RUN TH N 87*18'30" E 38.72 FT; TH S 
05*44'05" E 77.55 FT; TH S 83*20' W 27FT; TH N 18*34'06" W 49.81 FT; TH N 
07* W 31.50 FT M/L TO THE PT OF BEG CONT 0.06 AC; BEG AT A PT 
LOCATED S 73*06'21" E 16.15 FT & N 87*18'30" E 38.72 FT FROM THE SW 
COR OF LOT 24 BLK 72 MILLSITE RESERVATION PARK CITY UTAH & RUN 
TH N 87*18'30" E 25.80 FT; TH S 06*40' E 75.75 FT; TH S 83*20' W 27 FT; TH 
N 05*44'05"W 77.55 FT M/L TO BEG CONT 0.05 AC; ALSO BEG AT A PT 
LOCATED S 73*06'21" E 16.15 FT & S 07* E 31.50 FT FROM THE SW COR 
OF LOT 24 BLK 72 MILLSITE RESERVATION PARK CITY UTAH & RUN TH S 
75*10' W 35.66 FT; TH S 17*16' E 44.43 FT; TH N 83*20'E 37.41 FT; TH N 
18*34'06" W 49.81 FT M/L TO THE PT OF BEG CONT 0.03 AC BAL 0.14 AC 
MWD-181 QWD-29 GAMI-105 TMI-518 M95-492 405-470-472-477 1172-
8111705-725 1783-1916 2317-1244 
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The applicant currently owns the parcel and requests to create one (1) legal lot of 
record.  The applicant intends to renovate and construct an addition to the historic 
house in the future; the house has been locally-designated as ―Significant‖ on the Park 
City Historic Sites Inventory (HSI).  There is also an existing historic shed designated as 
―Significant‖ that is also located on this site, on the opposite side of Sandridge Road. 
 
Purpose 
The purpose of the Historic Residential (HR-1) District: 

(A) preserve present land Uses and character of the Historic residential Areas of 
Park City,  

(B)  encourage the preservation of Historic Structures,  
(C) encourage construction of Historically Compatible Structures that contribute to 

the character and scale of the Historic District and maintain existing residential 
neighborhoods,  

(D) encourage single family Development on combinations of 25' x 75' Historic Lots,  
(E) define Development parameters that are consistent with the General Plan 

policies for the Historic core, and  
(F) establish Development review criteria for new Development on Steep Slopes 

which mitigate impacts to mass and scale and the environment. 
 
Background  
On October 5, 2015, the applicant submitted an application for the 152 Sandridge Road 
Subdivision, located at the same address.  The application was deemed complete on 
October 8, 2015, and was amended on October 4, 2016.  The amended application 
deemed complete on October 4, 2016.   Staff has delayed bringing this plat amendment 
to Planning Commission due to a number of issues that have taken us over a year to 
resolve. These issues include: 

 Determining ownership and vacation of Chambers Street directly west of this 
parcel.   

 Applicant modifying the original submittal to no longer include Chambers Street. 

 Determining ownership and quit-claiming of remnant triangle parcels to the 
applicant. 

 Memorialize Sandridge Road as a public right-of-way by dedicating it to the City. 
 
Chambers Street currently runs along the west side of the property.  Chambers Street is 
a platted public right-of-way; however, portions of the street have been vacated and 
incorporated into neighboring plat amendments, such as the 2006 Christians Replat to 
the south of 152 Sandridge Road.  Summit County records and the title companies 
showed a portion of Chamber Street to be owned by 152 Sandridge Road.  Staff 
questioned this ownership and working with the owner of 152 Sandridge Road 
determined that this section of Chambers Street had never been vacated.  The City 
does not intend to vacate this portion of Chambers Street at this time and it is not 
included in this plat amendment.  
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The metes and bounds parcel, described above, is identified by Summit County as PC-
591 (tax id).  The parcel currently has improvements that extend beyond the interior 
property lines, including stone and rock retaining walls, fencing, and an outdoor stone 
fireplace shared with the neighboring property to the south at 130 Sandridge Road.  
Most significant, Sandridge Road cuts through the eastern portion of the property.   
 
Based on feedback received from the Development Review Committee, staff has 
worked with the applicant to address and amend the following prior to Planning 
Commission review: 

 The applicant completed a quit claim deed to claim ownership of a gap of land 
which had not been previously conveyed as part of the property located at 152 
Sandridge.  The parcel was located on the southwest corner of the lot, and the 
proposed plat reflects the addition of this parcel. 

 The applicant will dedicate a portion of the property to the City for the built 
Sandridge Road.  There is currently a water line and utilities in the center of the 
road. 

 
Going forward, the applicant intends to renovate and construct a new addition to the 
historic house.  A Historic District Design Review (HDDR) application was submitted to 
the Planning Department on June 23, 2015; however, it has not yet been deemed 
complete.  The application is currently on hold while the applicant works through the 
subdivision process. 
 
In 1998, the property received grant funds to renovate the historic house and shed.  The 
grant covered plumbing upgrades, rock retaining walls, roofing, exterior painting, 
windows, shoring up the foundation, rewiring the electrical system, and repairs to 
window trim.  The building permit for the restructuring of the shed expired, and a new 
building permit was issued in 2007 for the upgrades   
 
Analysis  
Because Sandridge Road cuts the lot into two segments, the applicant is proposing to 
create one lot of record—Lot 1 and Parcel A which is appurtenant to Lot 1.  Lot 1 
contains 3,368.99 square feet and Parcel A is 1,006.39 square feet. The minimum lot 
size in the HR-1 District is 1,875 square feet.  There are existing stone and rock 
retaining walls, fencing, and an outdoor stone fireplace shared with the neighboring 
property to the south at 130 Sandridge Road that encroach beyond the property lines of 
152 Sandridge.  
 
The existing Sandridge Road runs north-south through the eastern portion of the 
property.  It is located about 14 feet from the east property line on the north side and 
about 9 feet from the east property line on the south side.  The road is approximately 10 
feet wide.  Per State Code, which states that after 10 years of continuous public use, a 
road automatically becomes a public ROW, the applicant will dedicate to the City the 
portion of Sandridge Road that runs through the property.  Sandridge Road consumes 
969.50 square feet of the property. 
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There are two historic structures located on the property—the historic house on the 
west side of Sandridge Road and the historic shed on the east side of the road.  The 
shed is located on the north property line.  Both of these structures have been listed on 
the City’s Historic Sites Inventory and designated as ―Significant‖. Per LMC 15-2.2-4, 
Historic Structures that do not comply with Building Setbacks, Off-Street parking, and 
driveway location standards are valid Complying Structures.  Any new additions will be 
required to comply with Building Setbacks, Building Footprint, driveway location 
standards, and building height. 
 
The proposed subdivision meets the minimum lot area for a single-family dwelling.  The 
minimum lot width allowed in the HR-1 District is twenty-five feet (25’).  The proposed lot 
is 75.75 feet wide along its eastern edge, and the proposed lot meets the minimum lot 
width requirement.  A Condition of Approval will be added requiring that Parcel A is 
identified as appurtenant to Lot 1 and cannot be separately developed as Sandridge 
Road divides the lot.  Because of the size and depth of Parcel A, no development could 
be constructed on this site and comply with setbacks; any new development shall be 
limited to Lot 1.  Table 1 shows applicable development parameters for this proposal in 
the Historic Residential (HR-1) District: 
 

Table 1 

Required Existing Permitted 

 Lot 1 Parcel A  

Lot size 4,375.38 SF 3,368.99 
SF  (Total Lot Size 
with Parcel A = 
4,375.38 SF)  

1,006.39 SF 
(Total Lot Size 
with Lot 1 = 
4,375.38 SF) 

1,875 square feet 
minimum; complies 

Allowed Footprint  748 square feet 0 square feet 1 
(Historic Shed is 
228 SF) 

1,710.84 square feet 
maximum  based on 
total lot size (including 
Lot 1 and Parcel A) 

Front/rear yard setbacks 3 feet from Sandridge 
Road, 7 feet from 
rear lot line2 
 
 

1 foot from 
Sandridge Road, 
0 feet from rear 
lot line2 

10 feet minimum from 
edge of Sandridge 
Road and 10 feet 
minimum rear yard 
setback 

Side yard setbacks 5 feet (north), 42 feet 
(south) 
 
 
 
 

0 feet (north), 55 
feet (south) 

10 feet, total 24 feet 
minimum 

Planning Commission Packet December 14, 2016 Page 372



Building height 20 feet  16 feet 27 feet above existing 
grade, maximum. A 
Structure shall have a 
maximum height of 
thirty five feet (35’) 
measured from the 
lowest finish floor plane 
to the point of the 
highest wall top plate 
that supports the ceiling 
joists or roof rafters 

1 Historic Accessory Buildings listed on the HSI is not included in the footprint calculation so 
long as the historic accessory building is not expanded, enlarged, or incorporated is not the 
Main Building. 
2 Historic Structures that do not comply with Building Footprint, Building Height, Building 
Setbacks, Off-Street parking, and driveway location standards are valid Complying 
Structures. 

 
The following diagram outlines the proposed setbacks for this property.  The orange line 
represents the property boundaries and the green shows the approximate location of 
the setbacks.  As a reminder, Parcel A to the east of Sandridge Road is an 
undevelopable parcel as any development could not comply with the required setbacks. 
 

 
 
Good Cause 
Planning Staff finds there is good cause for this plat amendment. Combining the lots will 
allow the existing owner to clear up the lot line running underneath the home and any 
new construction will be on one sole lot.  Further, it will allow for Sandridge Road, a 
public right-of-way to be dedicated to the City. The plat amendment will also utilize best 
planning and design practices, while preserving the character of the neighborhood and 
of Park City and furthering the health, safety, and welfare of the Park City community.   
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Staff finds that the plat will not cause undo harm to adjacent property owners and all 
future development will be reviewed for compliance with requisite Building and Land 
Management Code, and applicable Historic District Design Guidelines requirements.  

Department Review 
This project has gone through an interdepartmental review.  There were no issues 
raised by any of the departments or service providers regarding this proposal that have 
not been addressed by the conditions of approval.   
 
Notice 
The property was posted and notice was mailed to property owners within 300 feet in 
accordance with the requirements in the LMC on November 30, 2016.  Legal notice was 
also published in the Park Record by November 26, 2016, and posted on the public 
notice website in accordance with the requirements of the LMC.  
 
Public Input 
Staff has not received public input on this application at the time of this report.  Public 
input may be taken at the regularly scheduled City Council public hearing.  
 
Process 
Approval of this application by the City Council constitutes Final Action that may be 
appealed following the procedures found in LMC 1-18.  Any new structures and 
improvements will require a Historic District Design Review.  A Building Permit is 
publicly noticed by posting of the permit. 
 
Alternatives 

 The Planning Commission may forward a positive recommendation for approval of 
the 152 Sandridge Road Subdivision, located at the same address, as conditioned 
or amended; or 

 The Planning Commission may forward a negative recommendation for the 152 
Sandridge Road Subdivision, located at the same address, and direct staff to make 
findings for this decision; or 

 The Planning Commission may continue the discussion on the Subdivision to a date 
certain and provide direction to the applicant and/or staff to provide additional 
information necessary to make a decision on this item. 

 
Significant Impacts 
There are no significant fiscal or environmental impacts from this application. 
 
Consequences of not taking the Suggested Recommendation 
The proposed subdivision would not be recorded, the parcel would remain as is and the 
applicant would not be able to build over interior lot lines, and the parcel would not 
become a legal lot of record.  
 
Recommendation 
Staff recommends the Planning Commission hold a public hearing and consider 
forwarding a positive recommendation for the 152 Sandridge Road Subdivision, located 
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at the same address, based on the findings of fact, conclusions of law and conditions of 
approval as found in the draft ordinance. 
 
Exhibits 
Exhibit A –Draft Ordinance and Proposed Plat 
Exhibit B – Existing Conditions Survey 
Exhibit C – Existing Plat Map 
Exhibit D – Vicinity Map/Aerial 
Exhibit E – Photographs 
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Ordinance 17- 
 

AN ORDINANCE APPROVING THE 152 SANDRIDGE ROAD SUBDIVISION, 
LOCATED AT THE SAME ADDRESS, PARK CITY, UTAH. 

 
WHEREAS, the owners of the property known as the 152 Sandridge Road 

Subdivision, located at the same address, have petitioned the City Council for approval 
of the 152 Sandridge Road Subdivision; and  

 
WHEREAS, on November 26, 2016 the property was properly noticed by 

publishing notice in the Park Record and on the Utah Public Notice website and posted 
according to the requirements of the Land Management Code; and 

 
WHEREAS, on November 30, 2016 proper legal notice was sent to all affected 

property owners according to the Land Management Code; and 
 
WHEREAS, the Planning Commission held a public hearing on December 14, 

2016, to receive input on the proposed subdivision; 
 
WHEREAS, on December 14, the Planning Commission forwarded a ____ 

recommendation to the City Council; and, 
 

WHEREAS, on January 5, 2017 the City Council held a public hearing on the 
proposed 152 Sandridge Road Subdivision, located at the same address, and 

 
WHEREAS, there is good cause and it is in the best interest of Park City, Utah, 

to approve the proposed 152 Sandridge Road Subdivision. 
 
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as 

follows: 
 

SECTION 1. APPROVAL. The above recitals are hereby incorporated as 
findings of fact.  152 Sandridge Road Subdivision, located at the same address, as 
shown in Exhibit A, is approved subject to the following Findings of Facts, Conclusions 
of Law, and Conditions of Approval:  

 
Findings of Fact: 
1. 152 Sandridge Road Subdivision, located at the same address, is within the Historic 

Residential (HR-1) District. It is identified by Summit County as tax parcel PC-591. 
2. The proposed subdivision will create one (1) legal lot of record from a metes and 

bounds parcel consisting of a total of 4,375.38 square feet; Lot 1 containing the 
historic house consists of 3,368.99 square feet and Parcel A containing the historic 
shed consists of 1,006.39 square feet.     

3. On October 5, 2015, the applicants submitted an application for a subdivision to 
create a legal lot of record from a metes and bounds parcel; the application was 
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deemed complete on October 8, 2015.  The amended plat amendment was deemed 
complete on October 4, 2016. 

4. The parcel at 152 Sandridge Road currently contains a Historic house and shed 
structure.  The site has been identified as ―significant‖ on the City’s Historic Site 
Inventory.  

5. The HR-1 zone requires a minimum lot size of 1,875 square feet.  The proposed Lot 
1 is 3,388.99 square feet. Proposed Parcel A is 1,006.39 square feet. 

6. The maximum footprint for a lot of this size is 1,710.84 square feet based on the size 
of Lot 1 and Parcel A.    

7. The minimum front yard setbacks for this property are 10 feet from the edge of 
Sandridge Road and 10 feet from the rear property line. The historic house is 
currently 3 feet from Sandridge Road and 7 feet from the rear property line. The 
historic shed is 1 foot from Sandridge Road and 0 feet from the property line to the 
east. 

8. The minimum side yard setbacks for this property are 10 feet, for a total of 24 feet.  
The house has a side yard setback of 10 feet from the north property line and 44 
feet from the south.  The shed has a 0 foot setback from the north property line and 
52 feet from the south. 

9. Historic Structures that do not comply with Building setbacks, off-street parking, and 
driveway location standards are valid complying structures.   

10.  The applicant completed a quit claim deed, recorded November 2, 2015, in order to 
claim ownership of a gap of land which should have been included in previous 
conveyances of the property.  The proposed plat amendment reflects the addition of 
this parcel. The gap parcel will be incorporated into Lot 1. 

11. The applicant also completed a quit claim deed, recorded September 22, 2016, to 
address a triangle parcel. Is it in Lot 1 or Parcel A. 

12. Sandridge Road runs north-south through the eastern portion of the property.  It is 
located approximately 14 feet from the east property line on the north side and 9 feet 
from the east property line on the south side.  The road is approximately 10 feet 
wide. The road was not used in the calculation of the allowable footprint. 

13. The property currently has improvements that extend beyond the property lines, 
including existing stone and rock retaining walls, fencing, and an outdoor stone 
fireplace shared with the neighboring property to the south at 130 Sandridge Road 
that encroach beyond the property lines of 152 Sandridge. 

 
Conclusions of Law: 
1. There is good cause for this subdivision. 
2. The subdivision is consistent with the Park City Land Management Code and 

applicable State law regarding subdivisions. 
3. Neither the public nor any person will be materially injured by the proposed 

subdivision. 
4. Approval of the subdivision subject to the conditions stated below, does not 

adversely affect the health, safety and welfare of the citizens of Park City. 
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Conditions of Approval: 
1. The City Attorney and City Engineer will review and approve the final form and 

content of the subdivision for compliance with State law, the Land Management 
Code, and the conditions of approval, prior to recordation of the plat. 

2. The applicant will record the subdivision at the County within one year from the date 
of City Council approval.  If recordation has not occurred within one year’s time, this 
approval for the plat will be void, unless a complete application requesting an 
extension is made in writing prior to the expiration date and an extension is granted 
by the City Council. 

3. Recordation of this plat and completion and approval of a final Historic District 
Design Review (HDDR), applications are required prior to building permit issuance 
for any construction on the proposed lot. 

4. No building permit for any work that expands the footprint of the home, or would first 
require the approval of an HDDR, shall be granted until the subdivision is recorded 
with the Summit County Recorder’s office. 

5. The applicant shall dedicate to the City the portion of the built Sandridge Road 
located within the property lines of 152 Sandridge Road. 

6. Encroachments across property lines must be addressed prior to plat recordation 
and shall either be removed or encroachment agreements shall be provided.  

7. Encroachments into Chambers Street shall either be removed or the applicant shall 
enter into an agreement with the City to remove these at a specified future date. 

8. Modified 13-D sprinklers will be required for new construction by the Chief Building 
Official at the time of review of the building permit submittal and shall be noted on 
the final mylar prior to recordation. 

9. Prior to recordation of the subdivision plat, there shall be a plat note addressing the 
required setbacks.  A plat note shall also be added limiting the maximum footprint for 
Lot 1 and Parcel A to 1,710.84 square feet; any new development shall be limited to 
Lot 1 of the 152 Sandridge Road Subdivision. 

10. The historic shed on Parcel A is exempt from footprint requirements and shall not be 
included in the total allowed footprint.   

11. Parcel A is appurtenant to Lot 1 and cannot be separately developed.     
 

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon 
publication. 

 
 
PASSED AND ADOPTED this ___day of ___________, 2017  
 
 

 
 
 
PARK CITY MUNICIPAL CORPORATION 

      
________________________________ 
Jack Thomas, MAYOR 
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ATTEST: 
 
   
____________________________________ 
Michelle Kellogg, City Recorder 
 
 
APPROVED AS TO FORM: 
 
 
________________________________ 
Mark Harrington, City Attorney 
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Exhibit C
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Exhibit D
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Exhibit E

Planning Commission Packet December 14, 2016 Page 386



Planning Commission Packet December 14, 2016 Page 387



Planning Commission Packet December 14, 2016 Page 388



Planning Commission Packet December 14, 2016 Page 389



Planning Commission Packet December 14, 2016 Page 390



Planning Commission Packet December 14, 2016 Page 391



Planning Commission Packet December 14, 2016 Page 392



Planning Commission  
Staff Report 
 
Application #: PL-15-02999  
Subject: Second Amended Intermountain Healthcare (IHC) Master 

Planned Development  
Author:  Kirsten Whetstone, MS, AICP- Senior Planner 
Date:   December 14, 2016 
Type of Item:  Extension of Ratification of Development Agreement   
   
Summary Recommendations 
Staff recommends Planning Commission extends the date for ratification of a 
Development Agreement for the Intermountain Healthcare Master Planned 
Development (IHC MPD) and subsequent amendments to July 13, 2017.  
 
Description 
Applicant:  IHC Hospital, Inc. represented by Morgan D. Busch 
Location:   900 Round Valley Drive 
Zoning District: Community Transition (CT) Zoning District 
Adjacent Land Uses: Park City Recreation Complex, USSA training facility, US 

Highway 40, and open space.   
Reason for Review: The Land Management Code requires Planning Commission 

ratification of Development Agreements for Master Planned 
Developments to memorialize conditions of approval as 
outlined in the Land Management Code.  

 
Summary of Proposal 
This is a request to extend the date for ratification of a Development Agreement for the 
Intermountain Healthcare Master Planned Development approved amendments to July 
13, 2017. The Second Amendment was approved on January 13, 2016 (see action 
letter, Exhibit B) and there was a condition that the Development Agreement be ratified 
by the Planning Commission within 6 months of final action on the MPD Amendment 
application.  The Development Agreement was to cover all items of the original MPD as 
well as the First and Second Amendments.  At the January 13, 2016 meeting one of the 
requested items of the Second MPD Amendment application was continued to a date 
uncertain to allow additional time for review of the density, unit equivalent calculations 
for various uses, and possible Land Management Code amendments. So while there 
was Final action on portions of the Second MPD Amendment application, there is still 
an outstanding item which Staff is waiting for and that delayed moving forward on the 
Development Agreement. 
 
On October 12th Staff and the applicant met and the applicant requested that a 
Development Agreement be ratified for the amendments approved to date. As the 6 
month timeframe had passed the applicant requested an extension to the ratification 
timeframe (Exhibit A). Staff agreed to draft a Development Agreement consistent with 
the MPD and Amendments approved on October 8, 2014 and January 13, 2016. If 
action is taken on the outstanding item in the future, an amended Development 
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Agreement will need to be ratified by the Planning Commission and recorded at Summit 
County.  
 
Background 
On May 23, 2007, the IHC MPD was approved by the Planning Commission. The MPD 
includes an Intermountain Healthcare Hospital with a total of 300,000 square feet (180 
Unit Equivalents [UEs]) for hospital uses and a total of 150,000 square feet (150 UEs) of 
Support Medical Office space and is subject to the approved Annexation and 
Development Agreement recorded at Summit County on January 23, 2007.  
 
On June 30, 2014, applications for the first MPD amendment and a Conditional Use 
Permit for the second phase of development at the Park City Medical Center were 
submitted.  On October 8, 2014, the Planning Commission conducted a public hearing 
and approved the First Amended IHC MPD and the Conditional Use Permit. 
Construction of the second phase is currently underway.   
 
November 10, 2015, Intermountain Healthcare Hospital Inc. submitted an application for 
a second MPD amendment. On January 13, 2016, the Planning Commission conducted 
a public hearing and approved the Second Amended IHC MPD, as described in the 
attached action letter (Exhibit B).  
 
One item of the Second MPD Amendment application, requesting an additional 50,000 
square feet of medical support uses, was continued for further discussion to a date 
uncertain. The applicant requests that this request be brought up for discussion in 2017, 
following possible Land Management Code amendments concerning density and unit 
equivalent calculations and definitions. 
 
Development Agreement 
Land Management Code Section 15-6-4 (G) states that once the Planning Commission 
has approved a Master Planned Development, the approval shall be put in the form of a 
Development Agreement. The LMC requires that a Development Agreement is 
submitted to the City within six (6) months of the approval of the MPD. The 
Development Agreement must be ratified by the Planning Commission and signed by 
the Mayor on behalf of the City Council, prior to recordation at the Summit County 
Recorder’s office.  
 
The applicant and Staff were waiting for the final item requested in the Second MPD 
Amendment application to be considered by the Planning Commission prior to drafting 
the Development Agreement. Because this item requires further density discussion and 
possible Land Management Code amendments, it was continued to a date uncertain.  
 
On October 12, 2016, Staff and the applicant met and the applicant requested that the 
Development Agreement be ratified to reflect the two approved amendments.  
 
Staff will schedule for Planning Commission ratification of the Development Agreement 
as soon as the draft Agreement has been thoroughly reviewed by the applicant and City 
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Staff. Staff estimates that the ratification date will be at the second Planning 
Commission meeting in February, to allow adequate time for review.  
 
Notice 
On November 30, 2016, the property was posted and notice was mailed to property 
owners within 300 feet. On November 26, 2016, legal notice was posted on the City 
website and published in the Park Record and Utah Public Notice Website according to 
requirements of the Land Management Code.   
 
Public Input 
No public input has been received at the time of this report. A public hearing has been 
legally noticed for this meeting and the public or interested parties may provide input at 
this meeting regarding the request to extend the ratification date of the Development 
Agreement.  
 
Alternatives 

• The Planning Commission may approve the extension of ratification date to July 
13, 2017; or 

• The Planning Commission may deny the extension of ratification date and direct 
staff to make findings of fact to support this decision; or 

• The Planning Commission may continue the discussion and request additional 
information. 

 
Future Process 
Upon approval of this request to extend the ratification date the Staff and applicant will 
finalize the Development Agreement to memorialize the IHC MPD approvals, including 
the First and Second Amendments, and place this item on a Planning Commission date 
for ratification. Following ratification the Development Agreement shall be recorded at 
Summit County.  
 
Recommendations 
Staff recommends Planning Commission extend the date for ratification of a 
Development Agreement for the Intermountain Healthcare Master Planned 
Development (IHC MPD), as amended, to July 13, 2017, based on the following findings 
of fact.  
 
Findings of Fact 
1. The IHC MPD was approved by the Planning Commission on May 23, 2007, subject 

to the Annexation Agreement recorded at Summit County on January 23, 2007. 
2. The IHC MPD consists of Lots 1, 2, 4, 5, 6, 7, 8, 9, 10, and 11 Intermountain 

Healthcare Park City Medical Campus / USSA Headquarters and Training Facility 
Subdivision (IHC/USSA Subdivision), and generally includes an Intermountain 
Healthcare Hospital of 300,000 square feet (180 Unit Equivalents) located on Lot 1 
and Support Medical Office space of 150,000 square feet (150 Unit Equivalents) 
located on Lots 1, 7, and 10.  

3. The property is generally located on Round Valley Drive west of US 40 and east of 
Round Valley in the Quinn’s Junction neighborhood of Park City.  
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4. Lot 2 of the IHC/USSA Subdivision plat is dedicated as open space.  
5. Lot 3 is not part of the IHC MPD and is the location of the USSA Headquarters and 

Training Center MPD.  
6. Lot 4 was the original location of 28 affordable, deed restricted townhouse units 

incorporated into the Park City Heights neighborhood during the Park City Heights 
MPD approval. Lot 4 currently has no designated density.   

7. Lot 5 was dedicated and transferred to the City for future recreation uses and has no 
designated density.  

8. The density initially designated for Lot 6 was transferred to Lot 1 with the First 
Amendment to the MPD.  

9. Lot 7 contains the 25,000 sf medical support office density and is also known as 
Physician Holdings or MOB (Medical Office Building).  

10. The density initially designated for Lot 8 was transferred to Lot 1 with the First 
Amendment to the MPD.   

11. Lot 9 contains a small Questar gas regulating facility. 
12. Lot 10 is the location of the Summit County Health Department and People’s Health 

Clinic utilizing 25,000 sf of support medical office density. Summit County has a 
ground lease from IHC on this lot. 

13. Lot 11 is the one acre lot around Lot 9, owned by IHC and not designated as to use 
or density. 

14. The Annexation Agreement sets forth maximum building floor areas, development 
location, and conditions related to developer-provided amenities on the various lots 
of the IHC/USSA subdivision plat, such as roads, utilities, and trails.  

15. A Development Agreement reflecting the approved Master Planned Development 
and subsequent amendments needs to be ratified by the Planning Commission and 
recorded at Summit County. 

16. The property is located in the Community Transition (CT) Zone. 
17. A First Amended IHC MPD was approved by the Planning Commission on October 

8, 2014, transferring assigned medical support density from Lots 6 and 8 to Lot 1, 
along with other amendments related to Phase 2 of the Medical Center construction. 

18. The Second Amended IHC MPD was approved by the Planning Commission on 
January 13, 2016, approving administrative corrections to conditions #16 and #17 of 
the October 8, 2014 First Amended IHC MPD, the subdivision of Lot 8 into two lots, 
and allowing the Peace House use on amended Lot 8.  

19. One additional item included in the Second IHC MPD Amendment application, 
regarding additional density for support medical uses, was continued to a date 
uncertain, and final action on this item has not yet occurred. 

20. The January 13, 2016, approved MPD Amendments included the following 
conditions of approval:    
1. All applicable conditions of approval of the IHC/USSA Annexation Agreement 

shall apply to this MPD amendment. 
2. All applicable conditions of approval of the Intermountain Healthcare Park City 

Medical Campus/USSA Headquarters and Training Facility Second Amended 
subdivision plat shall apply.  

3. Construction of the Peace House facility on Lot 8 shall be subject to an approved 
Conditional Use Permit, as well as to all applicable conditions of approval of the 
MPD, as amended, the Annexation Agreement, and the Subdivision plat. 
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4. A Development Agreement specifically for the IHC Master Planned Development, 
as amended, shall be ratified by the Planning Commission within 6 months of 
final action on the MPD Amendment application.   

5. The Development Agreement shall reiterate all applicable requirements of the 
Annexation Agreement, as well as zoning requirements related to findings, 
conclusions, and conditions of approval of the MPD, included the approved 
amendments. 

6. The Development Agreement shall include an express reservation of the future 
legislative power and zoning authority of the City, a copy of the approved MPD 
plans and any other plans that are a part of the Planning Commission approval, a 
description of all Developer exactions or agreed upon public dedications, an 
agreement to pay all specified impact fees; a description of the form of ownership 
anticipated for the project; and a list and map of all known Physical Mine Hazards 
on the property. 

7. All construction within the IHC MPD is subject to the plat notes and conditions of 
approval of the Intermountain Healthcare Park City Medical Campus/USSA 
Headquarters and Training Facility amended subdivision plat recorded at Summit 
County on November 25, 2008, as well as conditions of approval of the IHC 
MPD, as amended, including amendments to Conditions #16 and #17 of the 
October 8, 2014 MPD Amendment approval, as described in #8 below.        

8. Conditions #16 and #17 of the October 8, 2014 approval of the First Amended 
IHC MPD shall be amended, and reflected in the Development Agreement, as 
follows: 

a) Condition #16 shall be deleted. 
b) Condition #17 shall be amended to state the following: The applicant shall 

submit a parking study as part of an application for the next Medical 
Center expansion. The study shall include qualified transportation 
professionals recommendations addressing the potential impact of 
reduced parking ratios in future phases and a comprehensive program to 
increase utilization of underutilized parking areas; along with impacts to 
street intersections out to and including SR-248. 

21. The applicant and Staff were waiting for the density issue requested with the Second 
MPD Amendment application to be considered by the Planning Commission prior to 
drafting the a Development Agreement. This amendment requires further density 
discussion and possible Land Management Code amendments, and has been 
continued to a date uncertain.  

22. On October 12th Staff and the applicant met and the applicant requested that a 
Development Agreement be ratified for the MPD amendments approved to date.  

23. As the 6 month timeframe has passed, based on the January 13, 2016 approval 
date of the Second Amendment, the applicant requested an extension to the 
ratification timeframe. 

24. Staff is in the process of drafting a Development Agreement consistent with the MPD 
Amendments approved on October 8, 2014 and January 13, 2016 and will present 
the Development Agreement to the Commission for ratification in early 2017.  

25. Following ratification the Development Agreement will be recorded at Summit 
County.  

26. If final action is taken on the outstanding item of the MPD Amendment application in 
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the future, an amended Development Agreement will need to be ratified and 
recorded.  
 

Exhibits 
Exhibit A- Applicant request for extension 
Exhibit B- Action letter for Second Amended IHC MPD (January 13, 2016) 
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February 2, 2016 
 
Morgan Busch 
36 South State Street, 8th Floor 
Salt Lake City, UT 84111 
 
NOTICE OF PLANNING COMMISSION ACTION 
 
Application #   PL-15-02999 
Address   700 and 900 Round Valley Drive 
Description   Second Amended IHC Master Planned Development 

Application for the following amendments: 
     

1. Affordable Housing and locating Peace House on Lot 8. 
2. Subdivision of Lot 8 into two lots. 
3. Administrative adjustments to conditions of approval from First Amended 

IHC Master Planned Development of October 8, 2014. Requirement of a 
Development Agreement to memorialize MPD Amendments. 

 
Date of Action  January 13, 2016 
 
On January 13, 2016, the Park City Planning Commission called a meeting to order, a 
quorum was established, a public hearing was held, and the Planning Commission 
discussed and approved your application based on the following findings of fact, 
conclusions of law, and conditions of approval: 
 
Findings of Fact 
1. On November 10, 2015, the City received a complete application for an MPD 

Amendment for the Intermountain Healthcare Master Planned Development (IHC 
MPD). 

2. The proposed MPD Amendment includes the following items: 
• Allow the Peace House facility to be located on Lot 8 of the IHC/USSA 

subdivision plat to fulfill a portion of the remaining affordable housing obligation 
for the IHC MPD. A Conditional Use Permit (CUP) is required prior to building 
permit issuance. A CUP application was submitted for concurrent review with the 
MPD Amendment application. 

• Allow Lot 8 to be subdivided into two lots with the eastern 3.6 acres proposed to 
be leased to the Peace House as Lot 8 and the western 6.334 acres to become a 
new Lot 12 retained by the Intermountain Healthcare with no density assigned to 
it. A plat amendment application is required and has not yet been submitted. 

• Add 50 Unit Equivalents (UE) of density as 50,000 square feet of support medical 
offices/clinics to the overall IHC MPD to be located on Lot 1.(Note- this item 
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was continued for further analysis and discussion with Staff 
recommendation to bring it back to the Planning Commission later in 2016.) 

• Make administrative corrections to conditions #16 and #17 of the October 8, 
2014, approval of the First Amended IHC MPD. 

• Include a condition of approval requiring recordation of a Development 
Agreement to cover all items of the original MPD as well as the First and Second 
Amendments.  

3. The IHC MPD was approved by the Planning Commission on May 23, 2007. 
4. A First Amended IHC MPD was approved by the Planning Commission on October 

8, 2014, transferring assigned medical support density from Lots 6 and 8 to Lot 1, 
along with other amendments related to Phase 2 of the Medical Center construction. 

5. The IHC MPD consists of Lots 1, 2, 4, 5, 6, 7, 8, 9, 10, and 11 of the Second 
Amended Intermountain Healthcare Park City Medical Campus / USSA 
Headquarters and Training Facility Subdivision (IHC/USSA Subdivision) approved 
and recorded at Summit County on November 25, 2008. 

6. The property is generally located on Round Valley Drive west of US 40 and east of 
Round Valley in the Quinn’s Junction neighborhood of Park City. 

7. The approved IHC MPD includes an Intermountain Healthcare Hospital of 300,000 
square feet (180 Unit Equivalents) located on Lot 1 and Support Medical Office 
space of 150,000 square feet (150 Unit Equivalents) located on Lots 1, 7, and 10.  

8. Lot 2 of the IHC/USSA Subdivision plat is dedicated as open space.  
9. Lot 3 is not part of the IHC MPD and is the location of the USSA Headquarters and 

Training Center MPD.  
10. Lot 4 was the original location of 28 affordable, deed restricted townhouse units 

incorporated into the Park City Heights neighborhood during the Park City Heights 
MPD approval. Lot 4 currently has no designated density and is an open space lot.   

11. Lot 5 was dedicated and transferred to the City for future recreation uses.  
12. The density initially designated for Lot 6 was transferred to Lot 1 with the First 

Amendment to the MPD.  
13. Lot 7 contains the 25,000 sf medical support office density and is also known as 

Physician Holdings or MOB (Medical Office Building).  
14. The density initially designated for Lot 8 was transferred to Lot 1 with the First 

Amendment to the MPD.   
15. Lot 9 contains a small Questar gas regulating facility. 
16. Lot 10 is the location of the Summit County Health Department and People’s Health 

Clinic utilizing 25,000 sf of support medical office density. Summit County has a 
ground lease from IHC on this lot. 

17. Lot 11 is the one acre lot around Lot 9, owned by IHC and not designated as to use 
or density. 

18. This MPD amendment is being processed concurrent with a Conditional Use Permit 
application submitted for the Peace House proposed to be located on the eastern 
portion of Lot 8 with a ground lease to the property from IHC.   

19. The Peace House includes approximately 25,964 sf of emergency shelter and 
transitional housing, 8,622 square feet of shelter and housing support uses related 
to the Peace House mission, 2,096 square feet of circulation and back of house 
uses (mechanical, storage, etc.), and 4,096 square feet. The proposed building also 
includes a 4,096 square foot parking structure for a gross building size of 
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approximately 41,000 square feet.  
20. On June 4, 2015 the Park City Housing Authority approved an amended Housing 

Mitigation Plan outlining the affordable housing strategy for the IHC MPD and 
approved the Peace House as part of that strategy. 

21. The June 4, 2015 Housing Authority approval included a condition of approval that 
future density increases for the IHC Medical Campus at Park City Medical Center 
will be reduced by 10 AUEs or 8,000 square feet to address the issue that a portion 
of the Peace House facility is provided as satisfaction of an affordable housing 
obligation for the Tanger Outlet expansion through the Summit County approvals. 

22. The June 4, 2015 Housing Authority approval also included a condition that if the 
Peace House ceases operation of their program on Lot 8 prior to 50 years from the 
date of signing the amended Housing Mitigation Plan agreement, IHC will owe the 
City 12.5 AUEs. 

23. The Park City Housing Authority is the decision making body responsible for 
approving any amendments to the IHC MPD Affordable Housing Mitigation Plan and 
for determining the number of AUEs the Peace House facility will count for. A final 
Housing Mitigation Plan will be reviewed by the Park City Housing Authority based 
on uses, residential units, and square footages of the final approved Peace House 
CUP. 

24. The IHC MPD is subject to the IHC/USSA/Burbidge Annexation plat approved by the 
Park City Council on December 7, 2006, with an effective date of January 1, 2007. 

25. A plat amendment application is required to be submitted for review by the Planning 
Commission with final action by the City Council in order to subdivide Lot 8. 

26. An Annexation Agreement for this property was recorded on January 23, 2007. 
27. The Annexation Agreement is currently the Development Agreement for the MPD 

and sets forth maximum building floor areas, development location, and conditions 
related to developer-provided amenities on the various lots of the IHC/USSA 
subdivision plat, such as roads, utilities, and trails.  

28. The property is located in the Community Transition (CT) Zone. 
29. The maximum Building Height in the CT Zone is 28 feet (33 feet with a pitched roof). 

The IHC MPD provided height exceptions for the Park City Medical Center on Lot 1. 
The remaining lots are subject to the CT Zone Height. No changes to MPD approved 
heights are proposed. 

30. The proposed Peace House building on Lot 8 complies with the maximum Building 
Height of the CT Zone. 

31. The setbacks within the CT Zone are twenty five feet (25’) in the front, rear, and 
sides. The proposed Peace House building complies with these setback 
requirements. 

32. There is no minimum lot size in the CT Zone. 
33. The base density in the CT Zone is 1 unit per 20 acres. Maximum density allowed in 

the CT Zone for non-residential projects is 3 units per acre provided that all Density 
bonus requirements set forth in LMC Section 15-2.23 A are met and the additional 
standards are incorporated into the Master Planned Development. This MPD 
Amendment does not change the allocated density within the IHC MPD. 

34. Eighty percent (80%) open space is required for approved density and this MPD 
Amendment does not change the total open space within the MPD. With 
construction of the Peace House facility the open space for the entire annexation 
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area will be at approximately 85%. 
35. Trails and linkages to trails as shown on the approved IHC MPD comply with the 

City’s Master Trail Plan. No changes to the trails or linkages are proposed with this 
MPD Amendment.  

36. A pre-MPD application for these MPD Amendments was submitted on September 
14, 2014 and reviewed by the Planning Commission on April 8th, August 26th, 
October 28th, and Nov 11th, 2015. The Planning Commission conducted public 
hearings on these dates and made findings that the proposed MPD Amendments 
initially comply with the intent of the Park City General Plan and general purposes of 
the Community Transition (CT) Zoning District.  

37. Green Building requirements are part of the Annexation Agreement and continue to 
apply to the Peace House CUP. 

38. Administrative corrections to conditions #16 and #17, of the October 8, 2014 
approval of the First Amended IHC MPD, are included as part of these MPD 
amendments. 

39. Condition #16 was left over from the original MPD approval and states that prior to 
issuance of a building permit for future phases the applicant and Staff shall verify 
that all items agreed to by the applicant (as listed in Finding of Fact #21 of the 
original approval), as mitigation for the loss of the use of the planned ball field at the 
Park City Recreation Complex, have been completed. The applicant and Staff 
verified that these items have been satisfied and this Condition is not necessary and 
should not be included in the language of the Development Agreement. 

40. Condition #17 states that the applicant shall conduct and present to the Planning 
Commission a parking study of the Medical Center site as part of the October 8th 
Amendments. The Commission discussed the timing of the study and determined 
that the study was not needed with the Second Phase of construction but should be 
included with any applications for future construction of the Medical Center.  

41. A condition of approval requiring recordation of a Development Agreement to cover 
items of the original MPD as well as the First and Second Amendments is included 
as part of this amended MPD.  

42. The Analysis section of this staff report is incorporated herein. 
 
Conclusions of Law: 
1. The MPD amendment, as conditioned, complies with all the requirements of the 

Land Management Code. 
2. The MPD amendment, as conditioned, meets the minimum requirements of Section 

15-6-5 of the LMC Code. 
3. The MPD amendment, as conditioned, is consistent with the Park City General Plan. 
4. The MPD amendment, as conditioned, provides the highest value of open space, as 

determined by the Planning Commission. 
5. The MPD amendment, as conditioned, strengthens and enhances the resort 

character of Park City. 
6. The MPD amendment, as conditioned, compliments the natural features on the Site 

and preserves significant features or vegetation to the extent possible. 
7. The MPD amendment, as conditioned, is Compatible in Use, scale and mass with 

adjacent Properties, and promotes neighborhood Compatibility. 
8. The MPD amendment provides amenities to the community so that there is no net 
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loss of community amenities. 
9. The MPD amendment, as conditioned, is consistent with the employee Affordable 

Housing requirements as adopted by the City Council at the time the Application was 
filed. 

10. The MPD amendment, as conditioned, meets the provisions of the Sensitive Lands 
provisions of the Land Management Code. The project has been designed to place 
Development on the most Developable Land and least visually obtrusive portions of 
the Site. 

11. The MPD amendment, as conditioned, promotes the Use of non-vehicular forms of 
transportation through design and by providing trail connections. 

12. The MPD amendment has been noticed and public hearing held in accordance with 
this Code. 

 
Conditions of Approval: 
1. All applicable conditions of approval of the IHC/USSA Annexation Agreement shall 

apply to this MPD amendment. 
2. All applicable conditions of approval of the Intermountain Healthcare Park City 

Medical Campus/USSA Headquarters and Training Facility Second Amended 
subdivision plat shall apply.  

3. Construction of the Peace House facility on Lot 8 shall be subject to an approved 
Conditional Use Permit, as well as to all applicable conditions of approval of the 
MPD, as amended, the Annexation Agreement, and the Subdivision plat. 

4. A Development Agreement specifically for the IHC Master Planned Development, as 
amended, shall be ratified by the Planning Commission within 6 months of final 
action on the MPD Amendment application.   

5. The Development Agreement shall reiterate all applicable requirements of the 
Annexation Agreement, as well as zoning requirements related to findings, 
conclusions, and conditions of approval of the MPD, included the approved 
amendments. 

6. The Development Agreement shall include an express reservation of the future 
legislative power and zoning authority of the City, a copy of the approved MPD plans 
and any other plans that are a part of the Planning Commission approval, a 
description of all Developer exactions or agreed upon public dedications, an 
agreement to pay all specified impact fees; a description of the form of ownership 
anticipated for the project; and a list and map of all known Physical Mine Hazards on 
the property. 

7. All construction within the IHC MPD is subject to the plat notes and conditions of 
approval of the Intermountain Healthcare Park City Medical Campus/USSA 
Headquarters and Training Facility amended subdivision plat recorded at Summit 
County on November 25, 2008, as well as conditions of approval of the IHC MPD, as 
amended, including amendments to Conditions #16 and #17 of the October 8, 2014 
MPD Amendment approval, as described in #8 below.        

8. Conditions #16 and #17 of the October 8, 2014 approval of the First Amended IHC 
MPD shall be amended, and reflected in the development agreement, as follows: 
a) Condition #16 shall be deleted. 
b) Condition #17 shall be amended to state the following: The applicant shall submit 
a parking study as part of an application for the next Medical Center expansion. The 
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study shall include qualified transportation professionals recommendations 
addressing the potential impact of reduced parking ratios in future phases and a 
comprehensive program to increase utilization of underutilized parking areas; along 
with impacts to street intersections out to and including SR-248. 

9. In order to create a separate lot of record for the Peace House, a plat amendment 
application would be required to be submitted to the City.  

 
In addition, during the pre-MPD application discussions with the Planning Commission 
the issue of whether a Park City Fire District Fire Station was an appropriate use within 
the MPD was discussed. It was supported to be an appropriate use, with the issue of 
location and density allocation to be determined during future discussions of the request 
for 50 UE of additional density for the IHC-MPD.  
 
In addition to the above conditions of approval, staff notes that all conditions of approval 
of the May 23, 2007 IHC-MPD approval, as well as all conditions of approval of the 
October 8, 2014, First Amended IHC-MPD approval, shall continue to apply as 
applicable.  
 
If you have questions regarding your project or the action taken please don’t hesitate to 
contact me at (435) 615-5066 or kirsten@parkcity.org. I will review the Planning 
Commission schedule and identify a meeting in early spring to continue discussions 
regarding additional density requested by IHC.  
 
Sincerely, 
 

 
 
Kirsten Whetstone, MS, AICP 
Senior Planner 
 
Park City Planning Department 
PO Box 1480 
Park City, UT 84060 
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