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Application: PL-17-03526 '

Subject: Empire Residences

Author: Kirsten Whetstone, AICP, Sr. Planner
Date: October 25, 2017

Type of Item: Administrative - Conditional Use Permit

Summary Recommendations

Staff recommends the Planning Commission hold a public hearing and discuss the
Conditional Use Permit for the Empire Residences (Building 3 -Village at Empire Pass
Master Planned Development). Staff requests discussion of 1) side setback
reduction requested for balconies on the north elevation and 2) compliance with
the VEP MPD Building 3 Volumetric diagram, and continuation to November 29",

Description

Applicant: Empire Residences LLC- Brady Deucher

Location: 7695 Village Way

Zoning: Residential Development (RD) District as part of the
Flagstaff Annexation and Master Planned Development

Adjacent Land Uses: Deer Valley Resort, Empire Club, condominiums,
townhouses, vacant development parcels of the Village
at Empire Pass Pod A and open space

Summary

On April 12, 2017, the Planning Department received an application for a Conditional
Use Permit (CUP) for a 21 unit residential lodge building to be located on Lot 3 of the
Village at Empire Pass North Subdivision (Exhibits A-D) utilizing 24.5 unit equivalents
(UE). The building is identified as Building 3 within the Village at Empire Pass Master
Planned Development (VEP MPD), approved on July 28, 2004 (Exhibit E). An ADA and a
deed restricted unit are also proposed within the lodge building. This application was
deemed complete on July 17, 2017, with submission of additional information.

Background
Flagstaff Annexation

On June 24, 1999, Council adopted Ordinance 99-30 and Resolution 20-99 approving
the annexation and development agreement for the Flagstaff Mountain area. Resolution
20-99 granted the equivalent of a” large-scale” Master Planned Development (MPD) and
set forth the types and locations of land use; maximum densities; timing of development;
development approval process; as well as development conditions, restrictions,
obligations, and amenities for each parcel. The Flagstaff Development Agreement
(Agreement) was amended and recorded in March 2007 (Exhibit F).
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The 2007 Amended Agreement specifies that a total of 87 acres, within three
development pods (A, B1 and B2), of the 1,750 acres of annexation property may be
developed for the Mountain Village. The Mountain Village is further constrained to a
maximum density of 785 unit equivalents (UE) configured in no more than 550 dwelling
units as multi-family, hotel, townhouse or PUD units, provided the number of PUD units
does not exceed 60. The Mountain Village is also allowed 16 single family home sites. At
least 50% of the residential units within the Mountain Village must be clustered within the
primary development pod (Pod A) (Exhibit L- Village Map). The development pods are to
be linked by transit. A fourth pod, pod D is allowed 30 single family lots (this area was
platted with the Red Cloud Subdivision for 30 single family home sites). Subject property
is located within Pod A (Exhibit M- Pod Map). See Exhibit N for density summary of the
MPD (note- this is still current density summary as no new condominium plats recording
new units/UEs have been recorded).

The Agreement required the applicant to submit 14 specific technical reports for review
and approval by the City. The 14 studies, along with the Land Management Code and
the amended Development Agreement form the standards under which the subject
subdivision plat, and subsequent Administrative Conditional Use Permit, are reviewed
(Exhibit O — Link to Technical Reports).

Village at Empire Pass Master Planned Development

On July 28, 2004, the Planning Commission approved a Master Planned Development
(MPD) for the Village at Empire Pass (Pod A), known as the Village Master Planned
Development (VEP MPD) (Exhibit F). The VEP MPD was the first step in the
development process for Pod A. A separate MPD for Pod B1 was approved in May 2002
and amended in 2004, 2005, 2008 and 2009. Additionally, on March 14, 2007, the
Planning Commission approved a Master Planned Development for Pod B2 at Empire
Pass (location of the Montage Resort and Empire Canyon Day Lodge).

The purpose of the MPD was to establish unit mix and density for the Mountain Village
as well as addressing overall project infrastructure throughout the Annexation Area. The
MPD established building volumetric diagrams, including specific height exceptions,
density and development location. The MPD requires Conditional Use Permit approval
for the lodge buildings and Administrative Conditional Use Permit approval for the
townhouse and PUD style units, prior to building permit issuance for construction.

Subdivision Approvals

Village at Empire Pass North Subdivision plat, approved by Council on June 15, 2017,
plats metes and bounds parcels within the VEP MPD area for the purpose of creating
platted lots of record for Buildings 3 and 4, as well as townhouse units on Lot 1.
Recordation of the final plat is pending final review by the City Engineer and the City
Attorney’s Office. Plat recordation is a condition of issuance of a building permit for
construction of Building 3. The plat identifies a requirement for affordable housing to be
constructed within the buildings on Lots 2 and 3 to be completed prior to issuance of a
certificate of occupancy for each building.
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Submittal

On April 12, 2017, the Planning Department received an application for a Conditional
Use Permit (CUP) for a 20 unit residential lodge building to be located on Lot 3 of the
Village at Empire Pass North Subdivision (Exhibits A-D). The application was deemed
complete on July 17, 2017 with submission of additional information.

Purpose

The purpose of the Residential Development (RD) Zoning District is to:

allow a variety of Residential Uses that are Compatible with the City’s

Development objectives, design standards, and growth capabilities,

encourage the clustering of residential units to preserve natural Open Space,

minimize Site disturbance and impacts of Development, and minimize the cost of

(A)
(B)

municipal services,
(©)

neighborhoods,
(D)
(E)

Areas; and
(F)

minimize impacts of the automobile on architectural design,
promote pedestrian connections within Developments and between adjacent

provide opportunities for variation in architectural design and housing types.

Land Management Code (LMC) and VEP MPD Analysis

The proposal complies with LMC lot and site requirements of the RD Zoning District and

the VEP MPD as described below.

RD Zoning District and/or VEP MPD

Lot Size

No minimum lot size. Lot 3 is approximately 0.66 acres
(28,750 square feet).

Front yard setbacks

Minimum 25 feet to front facing garage, 20 feet to
building. Proposed front setback is 20’ (garage is on
side).

Rear yard setbacks

Minimum 15 feet rear setbacks.
Proposed minimum rear setback is 15'.

Side yard setbacks

Roof eaves are allowed to extend 3’ into
the side, rear and front setbacks. Shared
driveway is permitted across the property
line within the platted access easement
per plat. Sidewalks that provide circulation
within the Village are permitted as shown
within platted access easements.

Minimum 12 feet side setbacks.

North side- proposed minimum setback is 12’.

(North side balconies must maintain a 12’ setback,
as they are not within 30” of final grade, unless the
Planning Commission allows areduction as
project is within an MPD.)

South side- proposed minimum setback is 12'.

On south side the screened and grated mechanical
\vault is shown in the side yard setback. Screened
mechanical equipment is allowed in the side setback
but must maintain a minimum 5’ setback to the
property line- proposed mechanical is entirely below
final grade.

allow commercial and recreational activities that are in harmony with residential
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Building Height
Per Village MPD Volumetric and Height
Exception Diagrams (see Exhibit G).

Staff requests discussion regarding compliance
with the MPD allowed building volumetric (see
Exhibit H- Volumetric Study).

A mix of 4 and 5 residential stories are allowed in
addition to a parking story and a roof envelop area with
the following volumetric configuration: 25% of the
building was permitted to reach 74’ above existing
grade (north end), 55% of the building to reach 82’
above existing grade, and 20% of the building (south
end) to reach 74’ above existing grade.

Proposed building (north) 25% at or less than 74’, 50%
at or less than 82’, and (south) 25% at or less than 74’.

Parking

The Transit and Parking Management Plan approved
with the MPD requires a 25% reduction in parking from
what would be normally required by the LMC. Based
on unit sizes, forty-two (42) spaces would be required
for the 20 units, one ADA and one EHU. With the 25%
reduction 32 spaces are required. The underground
parking structure has 30 spaces (29 are code
compliant) (including one ADA). There are 3 surface
spaces at front drop-off area for required parking.

Architectural Design

All construction is subject to Village at Empire Pass
Design Review Board (DRB) approval and LMC
Chapter 15-5 Architectural Design Guidelines with final
review conducted at the time of the Building Permit.
The building as presented was reviewed by the Village
at Empire Pass DRB including site and architectural
design, articulation, volumetric, height allowances, and
setbacks. Final approval is required for permitting.

Residential Units

21 units ranging in size from 496 sf to 3,608 sf (total of
49,000 sf). Deed restricted unit is 880 sf (includes
dedicated storage area). ADA unit is 436 sf. Total all
residential is 50,316 sf. Total circulation is
approximately 16,409 sf.

Commercial space

No commercial space is proposed.

Residential Accessory uses (Guest
amenities)

Common residential amenity areas are provided on
level one, including locker rooms, fitness area,
lounge/pub and lobby areas for the use of the
residents and guests. Total amenities is
approximately 4,500 sf.
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Density Summary The Mountain Village (Pods A, B1 and B2) was
approved with a maximum of 785 UE of multi-family
Density is per De\/e|0pment Agreement (550 muItlfamlly units) and 16 single famlly units. A
and VEP MPD. maximum of 60 PUD style units (i.e. Belles,
Paintbrush, and Nakoma) were approved as part of
21 units (49,000 square feet, utilizing 24.5 the overall multi-family units.

UE). 1 UE is equivalent to 2,000 sf of
residential floor area. One ADA and one To date 382 multi-family units (588.742 UE) (of which

deed restricted affordable unit are 52 are PUD style units) and 16 single family units have
proposed within the building. been platted and/or built within the Mountain Village,
Development Agreement tracks both UEs  [including One Empire.

(each 2,000 sf) as well as total number of

units. Constructed lodge style buildings include Shooting
Star, Silver Strike, Flagstaff, Arrowleaf A and B, and

Gross building area is 85,789 sf and Grand Lodge. One Empire Pass is under construction.

includes all residential units, circulation

and lobby, guest amenities, parking, Still to be approved/constructed are Tower

mechanical, storage, and other (ofﬂce’ Residences (aka BUIIdlng l), BUIIdIng 3 (SUbjECt

housekeeping, etc.). property), Building 4 (north of subject property) and

All residential- 50,316 sf- 58% B2East, as well as several townhouse units within Pod

Circulation- 18,029 sf- 21% A.

Guest Amenities- 4,500 sf- 5.2%

Parking/mech/storage/other- 12,944 sf- There is sufficient remaining density for the proposal

15.8%. (see Exhibit N- Density Summary). Density summary

(approximate square footages) includes One Empire Pass as the condominium plat
was recorded. 168 MF units (196.268 UE) remain at
this time.

Analysis of Conditional Use Criteria

Conditional Uses are subject to review according to the following criteria set forth in
the LMC 15-1-10(E). Staff's analysis is in italics.

(1) Size and location of the Site;

Empire Residences consists of a single multi-story building with 21 residential units
ranging in area from 496 sf to 3,608 sf, one 880 sf affordable housing unit, and one 436
sf ADA unit. Subject property is Lot 3 of the Village at Empire Pass North subdivision,
north of Shooting Star and southeast of One Empire Pass adjacent to the Silver Strike
lift and ski run. The lot consists of approximately 0.66 acres (28,750 square feet).
Excluding the affordable and ADA units, the total market rate residential floor area is
49,000 sf, utilizing 24.5 unit equivalents (UE). Gross building area is 85,789 sf, of which
50,316 sf is residential (58%); 18,029 sf is circulation/lobby (21%); 4,500 sf is guest
amenities (5.2%); and 12,944 sf is parking garage, mechanical, storage, manager
office, housekeeping, etc. (15.8 %).

The site slopes up from the street and the design proposes a single level underground
parking structure with up to five and six stories of residential uses. Two upper units have
a mezzanine level into the roof area. The garage entrance is on the north side. The
garage level is mostly below final grade. The size and location of the site comply with
parameters of the MPD. No unmitigated impacts.
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(2) Traffic considerations including capacity of the existing Streets in the Area;

This site is served by Village Way and Empire Club Drive, private roads that connect to
Marsac Avenue, a public Right-of-Way. A traffic management plan was approved as
part of the Technical Reports for the Flagstaff Annexation and Development Agreement
to reduce overall traffic generated from the development. Parking has been reduced by
25%. A Construction Mitigation Plan is required at the time of Building Permit issuance
in compliance with the Flagstaff Development Agreement that reiterates that downbhill
truck traffic will use Royal Street, unless use of Marsac Avenue is approved and/or
required by the City Engineer and Chief Building Official. The Construction Mitigation
Plan also addresses where excavated materials will be hauled if they are not used on
this site. The Development Agreement requires excavated materials to remain within
the Annexation Area. No unmitigated impacts.

(3) Utility capacity;

Sewer, electric, gas, water and phone service is available at the site. A final approved
storm water plan, as well as a final utility and grading plan, is required prior to issuance
of a building permit. Applicant will need to verify that capacity still exists in the detention
pond below this property and will need to maintain run-off sufficient to support the
existing tree stands. All above ground utility infrastructure (transformers, ground
sleeves, telephone boxes, cable boxes, etc.) are to be located on the property. Staff
recommends a condition of approval related to the location of dry facilities on the
property to ensure that the location of transformers and other utility infrastructure on the
property is shown and these items can be adequately screened. Showing dry utilities on
the final plans allows verification from utility companies that the location shown on the
plans is viable for their installation. No unmitigated impacts.

(4) Emergency vehicle Access;

Primary emergency access is from Village Way as well as Empire Club Drive that winds
through the Village area with two access points onto Marsac Avenue. Village Way
intersects both Empire Club Drive and Marsac Avenue providing multiple routes for
emergency access. No unmitigated impacts.

(5) Location and amount of off-Street parking;

The Transit and Parking Management Plan approved with the MPD and Flagstaff
Development requires a 25% reduction in parking from what would be normally required
by the LMC. A total of forty-two (42) spaces are required for the 20 units as configured,
the EHU and the ADA unit. The 25% reduction rounds to a required 32 spaces. The
underground parking structure will have 30 spaces, of which 29 are code compliant.
Additionally, 3 surface spaces are provided in front near the drop-off area. Spaces
should not be assigned to individual units. No unmitigated impacts.

(6) Internal vehicular and pedestrian circulation system;

Access to the project is from Village Way, a private street. A drop-off area is located in
the front of the building and a bus stop is located nearby on Marsac Avenue. A
pedestrian path system is proposed consistent with the Village Master Plan of Trails
connecting this building to the Empire Club and shuttle stop. No unmitigated impacts.
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(7) Eencing, Screening, and landscaping to separate the Use from adjoining Uses;
A final landscape plan is required as a condition precedent to Building Permit.
Landscaping and irrigation will be water efficient, utilizing drought tolerant plantings,
limited turf area, and drip irrigation. The plan shall indicate mitigation for removal of
identified significant trees. No unmitigated impacts.

(8) Building mass, bulk, and orientation, and the location of Buildings on the Site;
including orientation to Buildings on adjoining Lots;

This building is one of ten multi-story lodge buildings planned to be clustered within Pod
A and oriented along the Silver Strike lift and ski run. Empire Residences is proposed to
have four to six floors (with a seventh mezzanine level for three of the sixth floor units
within the roof area). There is a single level parking structure under the building. The
ADA unit and deed restricted employee housing unit (EHU) are located on the first
story, along with three market units and the resident’s amenity area (locker rooms,
exercise room, lounge/pub, and lobby area). Levels 2 -4 each have four units. Levels 5
and 6 each have three units. Market rate units range in area from 496 sf to 3,608 sf.
The ADA unit is 439 sf and the EHU is 880 sf (including assigned storage area).

Gross building area, including units, parking and all common areas within the building is
85,789 sf. A total of twenty-one (21) residential units are proposed with a total of 49,000
sf, not including the 880 sf deed restricted affordable housing unit (includes dedicated
storage areas) and the 436 sf ADA unit. The 49,000 sf utilize 24.5 unit equivalents (UE).
To the west, there are five existing buildings of a similar size, height, and volumetric
(One Empire Pass, Silver Strike, Flagstaff, Arrow Leaf A and Arrow Leaf B). On the
adjacent lot to the south there is one existing building (Shooting Star). Additionally, to
the south there is one lodge building still to be constructed (Tower Residences).
Adjacent to the north there is a lodge building contemplated on Lot 2 of the Village at
Empire Pass North (VEPN) and townhouses are contemplated on Lot 1 of the VEPN,
across Village Way to the east. The mass of the building steps up the lot with the slope.
The building is articulated both horizontally and vertically. No unmitigated impacts.

(9) Usable Open Space;

Both passive and active Open Space is provided in excess of 88% within the Flagstaff
Annexation boundary. The individual lots were not required to provide open space. The
proposal includes a useable plaza area in the back adjacent to the ski run/lift area. No
unmitigated impacts.

(10) Signs and lighting;

Signs and lighting must be in conformance with the Park City codes and the Flagstaff
Mountain Resort Design Guidelines. All exterior signs require a separate sign permit
approved by the Planning Department. Any sign shown on the plans is for illustration
only and does not indicate approval. Street lights must be approved by the City
Engineer (LED, 48 watt, 2700 K in a style consistent with Park City street lights) and if
installed, will be privately maintained. No unmitigated impacts.

(11) Physical design and Compatibility with surrounding Structures in mass, scale, style,
design, and architectural detailing;
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In the immediate area, there are five existing similarly sized multi-story residential
condominium buildings (Silver Strike, Flagstaff (aka Snowberry), Shooting Star, Talisker
Tower Club and One Empire Pass), as well as the two story Larkspur town homes and
Paintbrush PUD style homes (single-family detached homes). See also #8 above. The
master developer is coordinating design elements for all phases of the project and all
developments require approval by the Flagstaff Architectural Design Review Board.
Staff reviewed the proposed building for compliance with the Volumetric Diagram and
maximum building height allowed and finds that the building complies with the intent of
these volumetric in terms of allowable building height. The building is 4 to 6 stories of
residential (with a lower parking garage and an additional mezzanine for two 6" story
units in the roof area). Staff requests discussion of the building volumetric
r<?hgarding stories, including allowing the mezzanine level above two units on the
6" story.

(12) Noise, vibration, odors, steam, or other mechanical factors that might affect people
and Property Off-Site;

All uses, except the outdoor patio area, are inside the residential building and there are
no expected impacts on residents/visitors or Property Off-Site. Mechanical equipment is
proposed to be below final grade and screened with landscaping and covered with a
grate material. Staff recommends conditions of approval related to screening of exterior
mechanical equipment and protrusions. No unmitigated impacts.

(13) Control of delivery and service vehicles, loading and unloading zones, and
Screening of trash pickup Areas;

Service and delivery is for residential only as there is no commercial or support
commercial component in the building. It is anticipated that laundry/maid service will be
needed on a weekly basis throughout the Village. Trash enclosure is located in an
accessory structure outside of the garage entry. Three parking spaces in the front
provide for loading and unloading. No unmitigated impacts.

(14) Expected Ownership and management of the project as primary residences,
Condominiums, time interval Ownership, Nightly Rental, or commercial tenancies, how
the form of Ownership affects taxing entities;

The project will be platted as a condominium. Nightly rental is a permitted use within the
RD zoning district. These units will primarily be second homes and it is unlikely that
many will be full-time residences, although this possibility is not precluded. No
unmitigated impacts.

(15) Within and adjoining the Site, impacts on Environmentally Sensitive Lands, Slope
retention, and appropriateness of the proposed Structure to the topography of the Site.
There are no Environmentally Sensitive Lands within or adjoining the site. The building,
as with most of the lodge buildings, is located on the gentler slopes within the Pod A.
The site is currently developed with a temporary sales building. There is some
significant vegetation (aspen trees and shrubs) on the site that if removed will have to
be mitigated with replacement trees and shrubs. No unmitigated impacts.
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(16) General Plan. The application is subject to the restrictions and conditions of the
Flagstaff Annexation and Development Agreement. In terms of the General Plan, this
property was annexed, zoned, master planned and platted to be consistent with the
goals and objectives of the Park City General Plan in providing resort based lodging and
guest amenities in close proximity to Deer Valley Resort, affordable housing, reduction
in traffic generation with clustered development in the Village, shuttle service within the
development and within Park City, significant open space and trails, as well as attention
to mitigation of past and present environmental impacts.

Department Review
This project has gone through an interdepartmental review. No further issues were
brought up at that time.

Notice

The property was posted and notices were mailed to property owners within 300 feet on
October 10, 2017. A legal notice was published in the Park Record on October 7, 2017.
No public input has been received at the time of this report.

Significant Impacts

There are no significant fiscal or environmental impacts from this application that have
not been mitigated with the Flagstaff Agreement and Master Planned Development and
conditions of approval.

Recommendation

Staff recommends that the Planning Commission hold a public hearing and discuss the
Conditional Use Permit for Empire Residences (Building 3) of the Village at Empire
Pass MPD. Following public hearing and discussion, Staff requests continuation
to November 29, 2017.

Staff requests discussion regarding:

1. Setback reductions for a portion of the length of the balconies on the north
elevation, as discussed in the Analysis section above.

2. Compliance with the Building 3 Volumetric approved with the Village at
Empire Pass MPD, in terms of allowing the mezzanine level for two sixth
floor units and allowing residential use within the roof area.

Staff prepared draft findings of fact, conclusions of law, and conditions of
approval for the Commission’s initial review, discussion and comment:

Draft Findings of Fact:

1. The Empire Residences Conditional Use Permit (CUP) is located in the RD-MPD
zoning district, within Pod A of the Village at Empire Pass Master Planned
Development.

2. The property is subject to the Flagstaff Mountain Annexation and Development
Agreement approved by City Council per Resolution No. 99-30 on June 24, 1999
and amended on March 2, 2007.
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3. The Development Agreement is the equivalent of a Large-Scale Master Plan. The
Development Agreement sets forth maximum project densities, location of densities,
and developer-offered amenities for the annexation area.

4. On July 28, 2004, the Planning Commission approved a Master Planned
Development for the Village at Empire Pass (Village MPD) (Pods A and B1) within
the Flagstaff Mountain Annexation and Development area. The MPD (known as
Mountain Village) was amended to include Pod B2 (Montage). The Mountain Village
(Pods A, B1 and B2) was approved for a maximum of 785 UE of multi-family (550
multifamily units) and 16 single family units. A maximum of 60 PUD style units (i.e.
Belles, Paintbrush, and Nakoma) were approved as part of the overall multi-family
units. To date 382 multi-family units (588.742 UE) (of which 52 are PUD style units)
and 16 single family units have been platted and/or built (including the One Empire
Pass units).

5. Constructed lodge style buildings include Shooting Star, Silver Strike, Flagstaff,
Arrowleaf A and B, and Grand Lodge. Building 5 is under construction as One
Empire Pass. Still to be approved: Tower Residences (Building 1), Building 3
(subject property) and Building 4. There is sufficient density remaining within the
MPD with 196.268 UE (168 MF units) remaining (see Exhibit N- Density Summary).

6. Approximately 374 certificates of occupancy have been issued for the entire
Flagstaff Annexation and Development area (Pods A, B1, B2, and D). According to
the Annexation and Development Agreement, the affordable housing obligations
come due for each 150 certificates of occupancy. The next housing obligation trigger
point is 450 certificates of occupancy. The 27 certificates of occupancy for One
Empire Pass will bring the total to 401 certificates of occupancy. The 20 certificates
of occupancy for Empire Residences in 2018 will then bring the total to 421.
Additional certificates are anticipated within the next year for a couple of Red Cloud
houses.

7. One affordable AUE is proposed as part of the Empire Residences as required by
the subdivision plat. The affordable unit is a total of 880 sf (including dedicated
storage). One AUE requires 800 sf of residential floor area, which may include
dedicated storage area.

8. On April 12, 2017, the Planning Department received an application for a Conditional
Use Permit for a twenty-one (21) unit residential building to be located on Lot 3 of
the recently approved Village at Empire Pass North Subdivision. The plat is pending
final review by the City Engineer and City Legal Department before recordation.

9. The application was deemed complete on July 17, 2017.

10.Access to the property is from Village Way, a private street, and Marsac Avenue, a
public street.

11.The property is also known as Lot 3 of the Village at Empire Pass North Subdivision,
approved by Council in 2017.

12.Lot 3 consists of 28,750 square feet and is currently developed with a sales building
approved with an Administrative Conditional Use Permit.

13.The property is subject to subdivision plat notes that require compliance with the
Flagstaff Annexation and Development Agreement, approval of a Conditional Use
Permit for each building prior to issuance of a building permit, a declaration of
condominium and a record of survey plat prior to individual sale of units,
membership in the Empire Pass Master HOA, a 20’ snow storage easement along
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the street frontages, water efficient landscape, and includes other utility and
maintenance provisions.

14.The proposed Empire Residences CUP consists of a single multi-story building with
21 residential units ranging from 496 sf to 3,608 sf, one 880 sf affordable housing
unit (including designated storage areas), and one 436 sf ADA unit.

15.Gross building area is 85,789 sf, of which 50,316 sf is all residential (58%); 18,029 sf
is circulation/lobby (21%); 4,500 sf is guest amenities (5.2%); and 12,944 sf is
parking garage, mechanical, storage, manager office, housekeeping, etc. (15.8 %).

16.The total floor area of the residential (market rate) units is 49,000 square feet and
utilizes 24.5 UE, this does not include the affordable unit or the ADA unit. Guest
amenity areas (exercise and recreation areas, locker rooms, lobby and reception
area, lounge/pub, restrooms, etc.) are proposed on the first level. These common
residential accessory uses do not require use of UEs.

17.No commercial uses are proposed within this building.

18.The Transit and Parking Management Plan approved with the VEP MPD requires a
25% reduction in parking from what would normally be required by the LMC. Based
on unit sizes, forty-two (42) spaces would be required for the 20 units, affordable
unit, and ADA unit. The 25% reduction rounds up to 32 spaces. The underground
parking structure will have 30 parking spaces, of which 29 are code compliant. Three
(3) spaces are provided in the front entry drop-off area.

19.The elevation and climate of Flagstaff creates a harsh environment for utilities and
their maintenance.

20.The maximum Building Height in the RD District is 28 feet (33 feet with a pitched
roof). A height exception was approved with the Village at Empire Pass Master Plan
Development. Specific volumetric diagrams were approved for each Building. For
Building 3, 25% of the building (north side) was permitted to reach 74’ above existing
grade, 55% of the building (central) to reach 82’ above existing grade, and 20% of
the building (south side) to reach 74’ above existing grade. The volumetric diagram
allows Building 3 to be four and five stories with additional garage level and a roof
area level.

21.The proposed building has a lower garage level, portions with 4 and 5 residential
floors and a roof area, and a middle section with 5 and 6 residential floors with a
mezzanine level in the roof area.

22.The proposed building has 25% (north side) at or below 74’, 50% in the central
portion at or below 82’ and 25% (south side) is at or below 74’.

23.The building complies with RD District zone setbacks maintaining a 20’ front
setback, 12’ side setbacks and 15’ rear setbacks. LMC exception to the side yard
setback allows screened mechanical equipment to have a 5’ setback, which is
proposed below final grade on the south side. A portion of the balconies on the north
side extend into the 12’ setback. Balconies on the north side will need to comply with
the 12’ minimum side setback unless the Planning Commission grants a reduction
per the Master Planned Development.

24. A Master Homeowners Association document and Maintenance Agreement for the
Mountain Village were reviewed and approved by the City prior to issuance of
building permits for buildings within the Mountain Village. This property is also
subject to these documents, in addition to any declaration of condominium and
CCRs recorded with the condominium plat.
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25.Excavated soil will remain within the Flagstaff Annexation area as required by the
Annexation Agreement.

26.The property is part of a common development that exceeds one acre and thus has
MS4 requirements to meet.

Draft Conclusions of Law:

1. The CUP, as conditioned, is consistent with the Village at Empire Pass Master
Planned Development and Flagstaff Mountain Resort Master Planned Development,
the Park City Land Management Code, and the General Plan.

2. The proposed use, as conditioned, will be compatible with the surrounding structures
in use, scale, mass and circulation.

3. The effects of any differences in use or scale have been mitigated through careful
planning.

Draft Conditions of Approval:

1. All standard conditions of approval apply to this Conditional Use Permit.

2. Afinal water efficient landscape and irrigation plan that indicates required storm
water facilities and snow storage areas, and that meets the defensible space
requirements and mitigates for removal of significant vegetation, shall be submitted
with the building permit application for approval by the Planning, Building, and
Engineering Departments.

3. All exterior lights must conform to the City lighting ordinance and the Flagstaff
Mountain Resort Design Guidelines. Final compliance with the City’s Lighting
Ordinance will be verified at the time of building permit plan review and prior to
issuance of a certificate of occupancy. Exterior lighting shall be shielded and down
directed.

4. All exterior signs require a sign permit prior to installation.

5. Materials color samples and final design details shall be approved by staff prior to
building permit issuance and shall be in substantial compliance with the elevations
reviewed by the Planning Commission on October 25, 2017.

6. All exterior mechanical equipment shall be screened and shielded from public
streets. Screening with landscaping and fencing/grating materials is allowed. All wall
and roof top vents and protruding mechanical shall be painted to match the adjacent
wall or roof to minimize impacts on public view.

7. All utility facilities must be located on site, unless specific easements have been
provided on the recorded plat. A plan must be provided at the time of the building
permit application showing all utility locations, including dry utilities. The applicant
shall provide verification that the utility plan is viable and the utility boxes can be
screened with landscaping and/or fencing.

8. The final building plans and construction details for the project shall substantially
comply with the drawings reviewed by the Planning Commission on October 25"
and November 29", 2017.

9. The applicant shall record a condominium plat prior to selling individual units.

10. Utility and grading plans, including storm water drainage plans, must be approved by
the City Engineer prior to Building Permit issuance.

11. Affordable housing provided with this Conditional Use Permit shall comply with all
requirements and stipulations of the Flagstaff Development Agreement and the
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City’s affordable housing resolution in effect at the time of the Development
Agreement prior to issuance of a certificate of occupancy for the building. The
affordable unit shall be indicated on the final condominium plat prior to recordation of
such plat and shall be completed prior to issuance of a certificate of occupancy for
the building. Deed restrictions shall be recorded prior to recordation of the
condominium plat.

12. All conditions of approval of the Village at Empire Pass MPD shall continue to apply.

13. All conditions of approval of the Flagstaff Annexation and Development Agreement
shall continue to apply, including the restrictions on solid wood burning fireplaces,
removal of excavated materials, construction of pedestrian connections to the transit
hub within the Village, and provision of any required ADA and affordable housing
units.

14. A Final Construction Mitigation Plan (CMP) shall be submitted for approval by the
Planning, Building, and Engineering Departments prior to issuance of a building
permit. The CMP shall indicate where and how excavated soils will be hauled and/or
stored, hours of construction, truck routes, phasing of construction, road closures,
and other items required by the Building Department.

15.Final Flagstaff Design Review Board approval shall be submitted to the City prior to
building permit issuance.

16.Modified 13 D fire sprinklers are required for new construction per the Chief Building
Official at the time of review of the building permit.

17.The property is located within a water source protection zone. All sewer construction
must comply with State of Utah drinking water regulations.

18. All requirements and conditions of the Snyderville Basin Water Reclamation District
shall be met prior to building permit issuance.

19.The deed restricted unit shall be a minimum of 880 sf to meet the plat note
requirement of 1.1 AUE for this lot. One AUE is equivalent to 800 sf according to the
Development Agreement.

20.The CCRs shall limit the HOA dues related to the deed restricted employee housing
unit (EHU) in order to ensure the Unit remains affordable. The CCRs shall be
submitted with the condominium plat and will be reviewed by the City prior to final
condominium plat recordation.

21.This development is part of a common development that is greater than one acre.
This development shall meet the MS4 storm water requirements. Prior to building
permit issuance, the applicant shall verify that capacity exists in the existing
detention pond utilized by Pod A and shall demonstrate that sufficient run-off will
remain on site to support existing tree stands.

Exhibits

Exhibit A — Project Description

Exhibit B — Site and Landscape Plans and Floor Plans

Exhibit C — Architectural Elevations

Exhibit D — Subdivision plat (Village at Empire Pass North)

Exhibit E — Village at Empire Pass MPD approval July 28, 2004

Exhibit F — pages from Flagstaff Annexation and Development Agreement (2007)
Exhibit G — Approved MPD Building Volumetric Diagrams

Exhibit H — Volumetric Study
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Exhibit | — Existing Conditions survey

Exhibit J — Photos of the site

Exhibit K — Utility Plans

Exhibit L — Village Map

Exhibit M — MPD Pod Map

Exhibit N — Density Summary of Flagstaff MPD
Exhibit O — Technical Reports (link)
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EXHIBIT A

Empire Residences LLC

Memo

To: Park City Planning
From: Brady Deucher, Empire Residences LLC
Date: October 1, 2017

Re: Empire Residences CUP application

Empire Residences LLC is seeking a Conditional Use Permit for the development and construction of a residential building on Lot 3 of
the Village at Empire Pass North Subdivision. The site is part of the land subject to the Amended and Restated Development
Agreement for Flagstaff Mountain recorded in March 2007 which granted the Developer/Owner of the property a Large Scale
Master Planned Development. This application seeks to move forward the approvals as required in the development agreement to
the level considered a Small Scale Master Plan, for which, we believe a CUP is required.

Empire Residences LLC is proposing to build a 71,000 SF structure consisting of 21 residential for sale properties, (not exceeding
49,000 SF), 1 Accessible Unit as required by town code (1 ADA Unit), 1 Employee Housing Unit (1 EHU Unit), 30 Underground parking
spaces and 33 total parking spaces, and various Residential Accessory Uses as defined in the Development Agreement.

The development has an allowable building height of 82 feet. No part of the proposed building exceeds that limit. The underlying
MPD contemplated a story count of 4-5 levels, not including the underground parking. The proposed building includes 2 units that
forma6™ level, however, this is not inconsistent with the MPD, or our surrounding neighbors. This level also serves to improve the
“step down” look that both the MPD and Design Review Board required as the roof steps down both to the north and the south
consistently in spite of a significant rise in topography on the south side. The development was able to accomplish this look while
meeting the horizontal or vertical building height and percentage requirements. The Empire Pass Design Review Board has
specifically approved both the story count and slight setback variations for the development.

Below are answers to specific questions required in the CUP Application:
How wiill the proposed use “fit-in” with surrounding uses?

The development of a resort style condominium property was specifically contemplated for this site within the previously
granted MPD. The proposed building fits the approved massing and square footage allowances per previous approvals.

What type of service will it provide to Park City?

The property is part of the resort residential development of Empire Pass Village.
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Is the proposed use consistent with the current zoning district and with the General Plan?
The proposed development is consistent with the Development Agreement recorded in March 2007 for Flagstaff Mountain.
Is the proposed use similar or compatible with the other uses in the same area?

Yes, the proposed property has received approval from the Empire Pass HOA Design Review Board as being compliant with
the expected design and use of the property.

Is the proposed use suitable for the proposed site?
Yes, the proposed property fits within the prescribed massing and maximum SF.
Will the proposed use emit noise, glare, dust, pollutants, and odor?

The proposed use is similar in design to the other condominium buildings in Empire Pass Village. There are no
extraordinary uses or mechanical systems that one would expect to produce any emissions dissimilar to the other existing
properties.

What will be the hours of operation and how many people will be employed?

As a residential property, it is expected to be occupied during all hours of the day. The developer is proposing to have Deer
Valley Lodging operate the HOA and thus may employ at least one FTE as a lodge keeper, plus other support employees
from existing staff of DV Lodging.

Are there special issues that need to be mitigated?

No.
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EMPIRE PASS

October 20, 2017 DESIGN REVIEW BOARD

Harrison Horn

Empire Residences

2520 N. University Ave., Ste 50
Provo, UT 84604

RE:

Empire Residences, 7695 Village Way
Final DRB Approval

Dear Mr. Horn,

Thank you for your recent application regarding Empire Residences to the Empire Pass
Design Review Board (the DRB) requesting Final Design Approval of the proposed
condominium lodge project. The DRB previously reviewed Conceptual plans on
December 20, 2016 and February 22, 2017. The Preliminary Approval was granted by
the DRB on March 29, 2017. The DRB reviewed the applicants first Final Submittal on
June 6, 2017 and September 5, 2017 and did not make a motion for approval and
requested more information. At the September 29, 2017 meeting the DRB reviewed the
applicant's Final submittal and granted Final Approval with the following conditions:

1.

The review was based on plans dated 08.xx.2017 and printed 9.21.17 prepared by
BWA Architects and now on file except for:

e Sijte Plan Sheet AS100 printed 10.18.17 now on file;
e Floor Plans Sheet A100 — A107 printed 10.18.17 now on file

The applicant has staked the building corners and centerline of both driveways; the
DRB had no issues with the lot staking;

The applicant has shown on the site plan the designated surface parking spot for the
adjacent lot on the north driveway; the parking stall should meet city requirements
for stall size and dimensions should be shown on the site plan for location and size.
The applicant will not move the Silver Strike Chair transformer located in the
northwest corner of the lot; approval of location for transformer located in the
northeast corner of the lot to be coordinated with Rocky Mountain Power. Location
screened behind monument sign is preferred by the DRB.

The north driveway grade of the first 20 feet is at 4.8% maximum and the improved
paved driveway width has been reduced from 20 feet wide to 16 feet wide with 2’
driveable “curbs” on each side. Applicant to submit curb profile that satisfies
requirement for driveability and drainage management. The DRB required both the
driveway on the North and the parking lot/driveway on the East to be heated.
Driveway grades and widths/dimensions are shown on civil plans dated 06.29.17.
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10.

11.

12.

13.

14.

15.

16.

17.
18.

4188 SR248 PO Box 99 Kamas UT 84036 tel 435.333.3700 fax 435.333.3716
The front entry driveway has a maximum grade of 12% in the middle section and
grades vary for the rest of the driveway; the applicant has verified the driveway
grades on the civil plans;
Plans now show easement for Deer Valley shallow utilities from Village Way to Silver
Strike Chair; easement will also be shown on VEPN Plat when recorded
Unit square footages have been adjusted to remove residential accessory space and
the affordable housing unit from overall building allowable square footages;

The site is required to include 1. 1 Affordable Housing Units ("AHUs II). Current plans
show 1.0 AHUs. Applicant has included a 736 sf affordable unit on Level One along
with two Owner Storage Lockers for the Affordable Units on Level 0 with total storage
area of 144 sf. Applicant has represented that City will accept the total 880 sf as
satisfying the On-Site Affordable Housing requirement.

Site 3 is now restricted by covenant to 24.5 ERUs. Applicant to ensure the correct
number of parking stalls for both market units, affordable unit and ADA unit are
shown on the plans to the satisfaction of the City; Applicant to show unit square
footages on the plans to the satisfaction of the City;

The updated plans show a stone pony wall around chiller units located outside the
20’ front yard setback at the NE corner of the building; The pony wall shall be limited
to 4’ in height. The DRB reviewed and approved the chiller units in this location,
provided appropriate landscape screening planted in front.

The mechanical units outside of the South building setback are below grade and
screened with a stone pony wall and grate top. This portion of the building
structure is still shown outside of the building setbacks and this will need to be
reviewed and approved through the City. The DRB accepts the setback reduction
from 12’ to 4’ for the below grade mechanical equipment.

Applicant has revised the plans to show the generator underground. The
mechanical equipment outside of the affordable unit has been relocated to the
sides of the building to maintain a clear deck. Revised location of condensers is
shown on elevation sheet A201.

The DRB previously requested the 12 chillers shown adjacent the front entry of the
building be removed; The chillers have been removed from the front entry.
Applicant to ensure materials used for decorative panels on stair towers on the
exterior of the building will not be a reflective material; A materials board was
reviewed and approved by the DRB. All exterior materials are subject to

approval of an onsite mockup of materials to be provided as required for final
material, color and detailing approval. Materials on stair towers will not be reflective
and are as submitted to DRB in 9/29/2017.

Building matrix has been corrected to match the building unit counts, including
affordable unit and accessible unit.

The porte cochere roof materials will be wood and metal;

Applicant to grant an easement to the Empire Pass MOA and show on the plans and
plat the sidewalk extending from Shooting Star to VEPN Lot 2. Easement will be
shown on VEPN plat when recorded. Applicant responsible for construction of
sidewalk connection to sidewalk on Shooting Star property;
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19.

20.

21.
22.

23.
24.
25.

26.
27.

29.

30.
31.
32.

33.

34.
35.

36.

37.

The applicant will rebuild or repair, at its cost, any construction related damage to
the Empire
Pass sidewalk on the Shooting Star property.;
Applicant shall make reasonable efforts to receive approval from the Shooting Star
HOA to construct a sidewalk on a preferred alignment closer to the ski trail;.
Railing design has been reviewed and meets design requirements.
Applicant verified height of landscaped stone faced concrete walls will not exceed 4
feet.
Applicant provided cut and fill calculations on Civil 1 of 4 Site & Grading Plan.
The applicant will not install any permanent fencing around the site.
The square footage for this building is 71,785 square feet; 85,789 gross sf including
parking level.
Chimneys cap designs have been reviewed and meet design requirements.
The applicant plans show proposed height at 82 feet with a maximum of 82 feet for
this lot, and other height limits consistent with approved volumetric for site;
Approval subject to PCMC confirmation of height compliance with approved
volumetric. In order to meet the 82 foot height restriction the application has
modified the roof form and has revised the roof stepping. This additional stepping
provides greater interest and compliance with the intent of the building massing. See
revised roof on A201-A202
a. The DRB approved the building massing as proposed with an accepted roof
stepping and variation in roof forms.
b. The DRB approved the building facade stepping and variation in the vertical
planes.
C. The DRB reviewed and approved the height of the building.
The primary roof pitches of 4:12 are in compliance with the guidelines; lower sloped
roof pitches for shed dormers are allowed.
a. The DRB approved the proposed roof pitches.
Windows are found to follow the design guidelines.
Window headers and trim proposed on sheet A511 and exterior elevations comply
with the intent of the design guidelines.
Exterior entry door, garage door on A201 and A202 follows the intent of the design
guidelines.
Applicant to submit color and texture sample for concrete drive areas for DRB
approval prior to installation;
All boulder materials must match closely the DRB approved stone for the building;
Applicants understand that except for cementitious siding approved by DRB no faux
or manufactured materials may be used as finished exterior product, this would
include glu-lam beams, faux stone, bare concrete, vinyl siding, etc.;
The DRB reviewed the proposed cedar vertical board siding for exterior wall material;
applicant understands all exterior materials are subject to mockup review.
Applicant has provided exterior lighting plan, including cut sheets for wall packs, wall
sconce, and bollard fixtures.
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38.

39.

40.

41.

42.

43.

44,

45.

46.

47.

Applicant has provided complete landscape plan, including counts, planting specs
and detailed grading, for DRB review; the DRB will reserve the right to request
additional plantings from any DRB approved landscape plan;

Construction management plan will be submitted and reviewed/approved prior to
commencement

The entry monument specs and pics have been submitted and approved prior and
are shown on Detail B2 Sheet AS100.

applicant understands that the building is subject to City approvals beyond any
approval of the DRB;

Applicant understands the requirement to provide an on-site mock-up of exterior
materials, colors and construction techniques for further DRB review and approval
prior to installation of the same.

Applicant to submit an Improvement Location Certificate (ILC) prepared by a licensed
surveyor to confirm the height and location of the foundation are consistent with the
DRB approval;

In order to maintain the integrity of the Guidelines and encourage the continuity of
a cohesive design aesthetic at Empire Pass, when Final approval is granted the
approval will expire one year from the date of DRB approval; if no construction
activity has occurred or progressed the applicant will be required to return to the
DRB for a renewed approval of Final plans.

Upon DRB approval of the Working Drawing submittal and prior to start of
construction activity, the applicant shall submit a compliance deposit and schedule a
pre-construction conference.

Applicant has amended plans to show detail and design to express the structure at
the roof gables, shed roofs and roofs over decks.

Stone walls have been revised to show a thickened stone base and a detail is provided
on A4/ A502.

48. Entry porte cochere view meets the intent of the design guidelines.

Again, we thank you for your Final Design submittal and look forward to working with
you and your team as the process continues. Feel free to contact our office at 435-333-
3700 with any questions regarding the Design Review process.

Respectfully,

Douglas Ogilvy,
On behalf of the Empire Pass Design Review Board
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SURVEYOR'S CERTIFICATE EXI I I B IT D
I, Charles Galati, certify that | am a Professional Land Surveyor and that | hold Certificate No.

7248891, as prescribed by the laws of the State of Utah. | further certify that under my
supsrvision @ survey has bean performed on the hereon. describad property and thet to the bost of my
knowledge this plat is a correct representation of said survey.

BOUNDARY DESCRIPTION
PARCEL A
A parcel of land located in the South half of Section 21, Township 2 South, Range 4 Eost, Salt Lake Base and Meridion.

Beg‘mn‘mg at a point that is North 88100'24" East 428.45 feet coincident with the section line and North 173, 03 feet from a 3-1/4" diameter cap on an dluminum pipe at the north quarter corner of Section 28, Township 2 South,
Ronge 4 Eost, Salt Loke Bose ond Meridian; ond running thence South 48'58'47" West 120.58 feet to o point on a non tangent curve to the right hoving a radius of 725.00 feet, of which the radius point bears North 58706'17"
East, said point being on the easterly bmmdury of Marstc Avenue Right of Way, recorded June 28, 5002, a5 Entry No. 625451, in the Offics of the Recorder, Summmity County. Utah thence comcident with Marsac Avenue Right of
Woy the following four (4) courses: 1) northerly dlong the arc of said curve 306.94 feet through o central angle of 2415'25” to @ point of reverse curve to the left having o radius of 175.00 feet, of which the radius point bears
South 82'21'42" West; thence (2) northwesterly along the arc of soid curve 200.23 feet through o central angle of 9501257 thence 3) South 77°20'18” West 65.40 feet to a point on o curve to the left hoving o radius of 625.00
feet, of which the radius point bears South 12°39'42" East; thence 4) along the arc of said curve 96.98 feet thraugh a central angle of 08%3'26” to a point on the northerly boundary of the Marsac Mining Claim, recorded survey
number S—6414, in the Office of the Recorder, Summity County, Utah; thence coincident with suid boundary North 5500°00” West 276.95 feet; thence North 56'34'49" East 475.97 feet; thence South 85%02'20" East 239.60 feet;
thence South 22725'58" East 215.67 feet: thence South 23'48'28" East 358.05 feet: thence South 21°40'14" West 198.66 feet to the point of beginning.

LOT 1

[ arsAC AvENUE

CONTAINS 6.77 ACRES

PARCEL B

A parcel of land located in the northeast quarter of Section 28 and the southeast quarter of Section 21, Township 2 South, Range 4 East. Salt Lake Base and Meridian.
Beginning at a point that is North 8800'24" East 390.38 feet concident with the section line and South 116,26 feet from a 3—1/4" diameter cap on an duminum pipe ot the north quarter comer of Ssction 26, Township 2 Sou
Ronge 4 East, Sall Loke Base and Neridian, agid paint being at the ntersection of Vilage Way, The Vilage AL Empire Pass, Phose 1, recorded Novermber 24, 2004 as Entry No. 718034 in the Office of the Recorder, Summit Caurty,
Utah, and Marsac Avenue Right of Woy recorded June 28, 3003, 0 Enity No. 25 the Office of the Recorder, Summit County, Utah, soid point also being on a curve to the right having o rodius of 15.00 feet, of which the
radius point bears North 38°57°06” West; and running thence coincident with V\Huge Wuy, the following five (5) courses: 1) westerly along the arc of said curve 16.07 feet through o central angle of 6123'47” to a point of
compound curve to the right having a radius of 62.50 feet, of which the radius point bears North 2272641 East; thence 2) northwesterly along the arc of said curve 38.43 feet through a central angle of 35713'44”; thence 3)
North 32'19'35” West 148.50 feet to a point on o curve to the left having o radius of 52.50 fest, of which the rodius point bears South 57°40'25" West; thence 4) dlong the arc of said curve 145.36 feet through o central angle
of 158°38'08"; thence 5) South 10'57'43" East 159.62 fest to the northerly boundary of Lot 8, The Village At Empire Pass, Phase 1; thence coincident with said Lot 8 South 89'36°26” West 151.81 feet; thence North 1522°27" West
77.03 feet; thence North 0328'20" West 178.84 feet; thence North 8676'45" West 49.39 feet, said point being on the eosterly baundary of The Vilage At Empire Poss West Side, recorded August 12, 2005, os Entry No. 746744 in
{he Office of e Summit County Recorder: and rumning thence soincident with said sqsterly boundary the fellowing four (4) oursest 1) Norlh 08'3311" Weat 1715 Teet to o poit en @ curve 1o the right having o radius of 300.00
feet, of which the radius point bears North 84°26'49" East; thence 2) along the arc of said curve 20.22 feet through a central angle of 03'57'42” to a_point of compound curve to the right having a radius of 150.00 feet, of which
the radius point bears North B818°30" East; thence 3) northerly alang the arc of said curve 75.83 feet through o central angle of 28'57'57"; thence 4) North 2716'27” Eost 56.07 feet to a point on the southerly boundary of Lot
61, Marsac Mining Claim, recorded survey number S—6414 in the Office of the Summit County Recorder; thence coincident with said boundary the following five (5) courses: 1) South 68'S0°00" East 113.41 feet; thence 2) North
11°45'46” Eqst 1.93 feet; thence 3) South 64'00°00° Eost 25.34 feet; thence 4) North 3500'00" Eost 79.48 feet; thence 5) North 5500'00° West 325.43 feet to o point on o non tongent curve to the right hoving a radius of
575.00 feet, of which the radius point bears South 1811'39" East, said point being on Marsac Avenue Right of Way; thence coincident with Marsac Avenue Right of Way the following five (5) courses: 1) easterly along the arc of
soid curve B5.52 feet through a centrol ongle of 0S'3V'57"; thence 2) North 77°20'18" Eost 65.40 feet to a point on o curve to the right having a rodius of 125.00 feet, of which the radius point bears South 12'39'42" Eost

NN

thence 3) olong the arc of said curve 207.31 feet through a centrol ongle of 95°01'25” to o point of reverse curve to the left having o rodius of 775.00 feet, of which the rodius point bears North B2°21'42" Eost; thence 4
\ . "
southerly along the arc of said curve 352.06 feet through a central angle of 26°01'39" to a poaint of reverse curve to the right having a radius of 725.00 feet, of which the radius point bears South 56°20°03" West; thence 5)
\ southeasterly along the arc of said curve 186.58 feet through a central angle of 14°44’43” to the point of beginning.
\ OWNER'S DEDICATION AND CONSENT TO RECORD
KNOW ALL MEN BY THESE PRESENTS that REDUS Park City LLC, the undersigned owner of the herein described tract of land, to be kno
ersatter as VLLAGE AT EWPIRE PASS NORTH SUBDIVISION, doce hereby cerlty that 1t has caused this Plat to be prapared, and dos hereby Consent
to the recordation of this Plat. In witness whereof, the undersigned set his hand this _____ 2017.

LINE TABLE 3 REDUS Park City LLC, o Delaware limited liability company

e EARING DSTANGE % By: REDUS Properties, Inc., a Delaware corporation Its: manager.
> By:
S

L | N 772018 E 65.40" /\ Name:

wr— . Jw Title:
12 [N 152227" W| 77.08 \ s

o\ IS

L3 | N 8616'45" W | 4939 !% /:? ACKNOWLEDGMENT

—— . ~ State of _
L4 | N 5331 W [ 1715 2\ /=
L5 [N 271627 £ | 56.07' 2 County of __
L6 | N 114548" E | 1.93 % ‘i\

P Py w— —— n %, 2 8 POB PARCEL A On this , 2017, David Ash personally appeared before me, the undersigned Notary Public, in and for
L7 | 'S 6400'00" £ | 25.34 & 3, B :’,‘_\ 4 said state and c en duly sworn, h acknowledged to me that he is an authorized signatory of the herein described tract of
L8 | N 3500°00" E 79.48' { LO 2 \é_ kA ’P\ land, and that he swgned the above Owner's Ded\cuhon and Consent to Record freely and voluntarily.

% 5\ A:
L9 [N 77:2018" E 65.40" ' @\ 31
o [ viLace war \ Py Bl Prr—— P Printed Name
" " 0, =l 3 3 3 A Notary Public commissiened in Utah
e s L conme i s \ 2l e 7 ’ Resing s
U | s 8548'47" £ | 7.34° L. N El My ission expires:
3 \ 2!
L2 44'41" .25" 0
CONTAINS 0.10 ACRES
N aasw’ B ) 19.29 \ ! OWNER'S DEDICATION AND CONSENT TO RECORD
S— . . !
L13 | N 35531 E 2799’ Qgy
3 e, \ ! e comeR KNOW ALL MEN BY THESE PRESENTS that EMPIRE RESIDENCES, LLC, the undersigned owner of the herein described tract of land, to be known
L15 | N 37°48'10" W 29.51" I, N I ST B, T R e hereafter as VILLAGE AT EMPIRE PASS NORTH SUBDIVISION, does hereby certify that it has coused th\i Plat to be prepured, ur\d does hereby consent
= } 64.00° to the recordation of this Plat. In witness whereof, the undersigned set his hand this _. day
e = o A ik B \ % = — T Tperenm EMPIRE RESIDENCES LLC, a Del limited liabilit;
xszmnuy& | I Xy - 08 Teasis or azmws — SECTION LINE T W . o Deloware limited fobiity company
CURVE TABLE S 1 146,55 VJ).D 3, 24" E 2591, - By: EMPIRE RESIDENCES LLC, o Delaware limited liability company Its: manager.
Sy ) " \ (anwsm SEGTION CORNERS) S By.
CURVE | RADIUS | LENGTH DELTA E' o N zl Name:
C1 | 625.00'| 96.98' | 853'26" ».\5 }LO 3 N ul Title:
c2 | 1500 | 16.07' | 612347 v 3
V! 7697 VILLAGE WAY A 8 ACKNOWLEDGMENT
c3 | 6250 | 3843 | 351344” CONTAINS 0.66 ACRES - \ 3| State of ___
PR eyeen Py proc - \ \ SEE EASEMENTS ON SHEET 2 o
. . )
Yo | POB PARC\Q B — County of ____
C5 | 300,00 | 2022 | 35142" o \ﬂ a5 CoF I G
cs | 150,00 | 75.8%' | 2857'57" - ~ v On this _____ day of 2017, personally appeared before me. the undersigned Notary Public
\ \ in and for said state and county. Having been duly sworn, Harrison Horn ucknnw\edged to me is an authorized signatary of the herein
c8 |575.00'| 55.52' | 5731’57 SR W e \ ! described tract of land, and that he signed the above Qwner's Dedication and Consent to Recnrd free\y and voluntarily.
o0 | sze0 | 2023 | srsase’ A Notary Public commissioned in Utah Printed Name
Residing

¢ VILLAGE AT EMPIRE PASS NORTH SUBDIVISION e

(Unlssa notad othr

[ LOCATED IN THE SOUTH HALF OF SECTION 21 & THE NORTH HALF OF SECTION 28
TOWNSHIP 2 SOUTH, RANGE 4 EAST, SALT LAKE BASE AND MERIDIAN SHEET 1 OF 2
PARK CITY, SUMMIT COUNTY, UTAH 537 [JOB NO.: 12—2-16 FILE: X:\Empire\dwg\sr\plat2016\ 120216—VAEP Norih Sub
(39 s-s467 | SNYDERVILLE BASIN WATER RECLAMATION DISTRICT | PLANNING COMMISSION | ENGINEER'S CERTIFICATE | APPROVAL AS TO FORM | COUNCIL APPROVAL AND ACCEPTANCE CERTIFICATE OF ATTEST RECORDED

APPROVED BY THE PARK CITY | FIND THIS PLAT TO BE IN | CERTIFY THIS RECORD OF SURVEY STATE OF UTAH, COUNTY OF SUMMIT, AND FILED
REVIEWED FOR CONFORMANCE TO SNYDERVILLE BASIN WATER ACCORDANCE WITH INFORMATION ON | APPROVED AS TO FORM THIS VAP WAS APPROVED BY PARK CITY | AT THE REQUEST OF
RECLAMATION DISTRICT STANDARDS ON THIS ____ PLANNING COMMISSION THIS ____ FILE IN MY OFFICE THIS DAY OF COUNCIL THIS _____ DAY OF __ 2017 COUNCIL THIS _____ DAY

DAY OF _. . 2017 DAY OF __ . 2017 DAY OF —— . 2017 OF L _, 2017
CONSULTING ENGINEERS LAND PLANNERS ~ SURVEYORS. BY
BY BY _ A

BY _ . — — BY __ ___
CHAIR B FARK CITY ENGINEER PARK CITY ATTORNEY MAYOR PARK CITY RECORDER FEE RECORDER

APPROVAL AND ACCEPTANCE BY THE PARK CITY

DATE __ _ TIME _ _ ENTRY NO.

323 Main Strest P.0. Gox 2664 Park Gty Utch 840802664




TES:

This plat is subject to the Conditions of Approval in Ordinance 2017—

The position of the north % corner of Section 28, Township 2 South Range 4
shown on this st fror

East SLBM. as
urvey, is from the dependent re—survey of Section 28, 29, 31, 22 & 33
performed by Robinson, Biehn & Biehn Inc. in 2000 (Rec.# S—-3819, Summit County Recorder's
Office).

Conditional use permit approval

will be required prior to construction on each of the
development lots shown hereon.

A declaration of condominium ond a record condominium map will be required for the purpose
of the sale of individual units within the development lots shown he

The lots described on this plat are subject to the Restated Development Agresment for
Flagstaff Mountain, Bonanza Flat, Richardson Flat, the 20—Acre Quinm’s Junction Parcel and
Iron Mountain dated as of Moy 2, 2007, ond recorded on March 2, 2007, os Entry No.
00806100 in Book 1850, Page 1897 (the Development Agreement”). By separate Declaration
of Payment and Development Covenants, recorded October 4, 2016, as Entry No. 01055133 in
the official records of the Summit County Recorder, as amended, Lot 3 has been allocated
the right to develop 24.5 Unit Equivalents within no more than 21 dwelling units ond the
obligation to locate 1.1 Affordable Unit Equivalents thereon, as each of those capitalized terms
is defined in the Development Agreement. Lot 2 has been dllocated the obligation to locate
.0 Affordable Unit Equivalents thereon and Lot 1 has no on—site affordable housi
obligations. The allocation of Unit Equivalents to Lot 2 and Lot 1 m
jote by o separate recorded document. No Unit Equivalents will be
is to be used in connection with resort and similar activities.
allocated any commercial Unit Equivalents.

using

0y be dane ot o future
allocated to Lot 4, which
No Iot within this plat has been
e Empire Poss Master Owners Association, Inc. (the *Moster Association”) together with the
Master Declaration of Covenants, Conditions, and Restrictions of Empire Pass, os omended
(*Master Declaration”), requires the membership of each lot or unit owner

Members ore
subject to the terms of its articles of incorporation, bylaws, rules and regulations and other
governing documents that may be established from time to time by the Moster Association,
including assessments and reinvestment fees as provided therein.

Owners and potential buyers of any unit or land within the lots depicted on this plat are given
notice that they own or are buying property in o resort area in which oli—seoson resorf
activities are conducted ond where certoin risks are present, including, without limitation,
damage to property and improvements and personal injury and death caused by errant skiers,
mountain bikers and other resort patrons, equipment, machine—made snow, heavy equipment,
construction ar improvements of facilities, objects or equipment folling from lifts, water runoff,
drainage, heavy snow Talls, wind pottems, and other conditions that moay affect the properties
depicted hereon. The adjacent ski resort and its facilities are not amenities of any master
ossociation but are owned by a private resort and access to such londs and facilities is
governed by such owner or agreements with such owner.

The owner of Lot 3 hereby grants a non—exclusive resort and access sasement over the
approximately west twenty fest (20°) of Lot 3, as depicted on this plat as the “Cable UDOT
Setback” for the benefit of Lot 4 to allow ski lift maintenance access ond the right to
conduct resort activities, including to locate movable safety fences.

This plat also depicts the following easements, sach of which may be amended, relocated or
revised, without amendment hereto, in accordance with sach such easement's ter

0.Agreement and Covenant of Cooperation (Ski Access/Storm Drainage), Entry No. 665956,

Summit County Recorder’s Office which offects Lot 2 and Lot 3 of this plat

b.Right-Of~Way ond Eosement Gront (Gos Utility), Entry No. 755686, Summit County
Recorder's Office; potenticlly affects Lot 2 and Lot 3.

c.Grant of

Access Eusement (Sewer Utility), Entry No. 850350, Summit County Recorder's
Office, affects Lot 2.
d.Grant of Ea:

sement (Sewer Utility), Entry No. 716688, Summit County Recorder’s Office,
affects Lot 2.

e.Grant of Easement (Storm Drain Faci
Office, affects Lot 3.

ies), Entry No. 716459, Summit County Recorder's

contemporaneously with this plat in the Summit County Recorder’s Office, affects Lot 2, Lot
3 ond Lot 4,

f. Reciprocal Easement Agreement (Resort and Access) to be recorded in advance of or
, and describes the use of Egsement Area A, Easement Area B, Egsement Area
C and Easement Areg D.

Public safety access and public utiity easements are hereby dedicated for all public and
private roadways and emergency occess roads.

The property is located within o water source protection zone. All sewer construction must
comply with the State of Utah drinking water regulations.

A ten foot (10') wide snow storoge easement is hereby dedicated to the Moster Associotion
along the frontage of all lots.

Wastewater service to the Village at Empire Fass North Subdivision shall be provided by The
Snydervile Bosin Water Reclomation District. A Line Extension Agreement with the District
may be required for Lots 1 & 2. It shall be the responsibility of the Owner of each lot to
extend the public wastewater system within the lot being developed according to the
requirements of the Line Extension Agreement.
Vilage Wy is o private rood to be owned, operated, maintained and repaired by the Master
Association for the use and benefit of the owners of property in Empire Pass at Deer Valley
in accordance with the Master Declaration. Vilage Way is not a public road or right—of—way.
A UDOT Conditional Access Permit or city permit, depending upon

Avenue, will be required prior to construction on Lot 1

the ownership of Marsac
directly from Marsac Avenue.

and for vehicle access to Lot 2
Fire sprinklers will be required within ol dwellings constructed on the lots.

Ski Easement Note: 5' Ski ond Pedestrian Easement in favor of Lot 4 for resort operations
and trail maintenance and for purpose of providing property owners, invitees and guests of

One Empire Pass Candominium with ski and pedestrion access to and from adjoining skiways,
Ski Buffer Note: 10° Skiway Buffer Zone in favor of Lot 4 providing that without prior written
consent of owner of Lot 4

above—ground iiding  or landscaping  obstructions  may  be
constructed In the Skiwoy Buffer Zone.

b.no trees or other above-ground landscaping obstructions may be maintained in  the
Skiway Buffer Zon

The owner of Lot 2 hereby grants o non—exdlusive resort and access easement over the

western edge of the property as depicted on this plat os the 5’ Wide Ski Easement”. Thi

casement is for the benefit of Lot 4 for resort operations and tral maintenance and for the

i
benefit of VEPWS Lot 15 property owners, invitees ond guests for purposes of ski an
pedestrion access.

The owner of Lot 2 hereby gronts  non—exclusive easement near the western edge of the
property os depicted on this plat os the 10’ Skiway Buffer Zone”.  This easement is for the
benefit of Lot 4 providing that without prior written consent of owner of Lo

above—ground building, trees or other i i
maintained in the Skiway Buffer Zone.

or
At the time of plat recording, Lot 1 includes londs within the Empire Vilage MPD in the RD
Zone and additional lands within the ROS Zone. ~ Future land uses on Lot 1 shall conform to
requirements of applicable zoning regulations for the different portions on the property.
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EXHIBIT E

Planning Commission Meeting
Minutes of July 28, 2004
Page 10

Findings of Fact - Marsac Avenue & Chambers Street Right-of-Way

1. The property is located between platted Marsac Avenue at the Sandridge parking
lots and the Guardsman Connection to Silver Lake.

2. The zoning along the road is HR-1 and ROS.

3. The City Council adopted Ordinance 99-20 on June 24, 1999, approving the
annexation and development agreement for the 1,655-acre Flagstaff Mountain area.

4. The Flagstaff Annexation Development Agreement Section 2.10.2 stipulates certain
road and intersection improvements, including widening the road, drainage
improvements, a passing lane, and runaway truck ramp.

Conclusions of Law

1. There is good cause for this subdivision plat.

2. The subdivision plat is consistent with the Master Plan Development Agreement,
Park City Land Management Code, the General Plan, and applicable State law
regarding subdivision plats.

3. Neither the public nor any person will be materially injured by the proposed
subdivision plat.
4. Approval of the subdivision plat, subject to the conditions stated below, does not

adversely affect the health, safety, and welfare of the citizens of Park City.

Conditions of Approval

1. The City Attorney and City Engineer will review and approve the final form and
content of the Subdivision Plat 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 Plat 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 and the plat will be void.

6. Empire Pass Master Planned Development

Planner Brooks Robinson commented on Pod A at Empire Pass and noted that the
Planning Commission has discussed many details of his master planned development over
several months. The public hearing was re-opened on July 14 and continued to this
evening. The Staff has prepared findings of fact, conclusions of law, and conditions of
approval for the master plan for Pod A. Pod B1 was previously approved. The Staff finds
that this application complies with the Land Management Code and the Development
Agreement, which are the controlling documents. There will be additional units and density
left over from this approval, and Pod B2 will come in at a later date with its own master plan
once the applicants are further along in planning development for that area. The applicant
had prepared a number of exhibits and updates for the Commissioners’ binders which will
comprise this approval. These includes the project description and minor grammatical
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Planning Commission Meeting
Minutes of July 28, 2004
Page 11

error and language revisions. Planner Robinson outlined other updates distributed this
evening. The Staff recommended that the Planning Commission re-open the public
hearing, consider public input, and provide direction to the Staff and applicant.

Chair Barth referred to Pages 115-123 of the staff report, Summary of Compliance with
the Technical Reports, and noted that he did not see in the draft findings any reference to
incorporate those pages into a motion. Planner Robinson recalled that on July 14
Commissioner Erickson requested compliance with technical reports, and the decision was
made to provide them as a separate document. He offered to add them as a finding.

Doug Clyde, representing the applicant, distributed to the Commissioners a visual
simulation from King Road that was inadvertently left out of their package. He was
uncertain which phasing plan is included in their packets and wanted to be sure the one
they have shows the right units. He noted that town home units 16 and 17 and cluster
home units 11 and 12 are in Phase I. He referred to page 6 of the recent handouts and
corrected the number of Townhomes and PUD’s from 28 to 23 units in the first phase.

Chair Barth re-opened the public hearing.
There was no comment.
Chair Barth closed the public hearing.

Commissioner Erickson read the conditions of approval relative to traffic circulation based
on the development agreement and asked if they are part of the transportation mitigation
plan and part of the 14 technical reports. Mr. Clyde replied that they are reflected in the
existing construction mitigation plans currently on file with the City. Planner Robinson
explained that every CUP that comes forward will need its own construction mitigation plan
which will be reviewed by the Planning Commission.

The Planning Commission and Mr. Clyde discussed enforcement procedures for downhill
traffic.

Planner Robinson revised Finding of Fact 10 by inserting a comma after A(Exhibit H)@ and
adding Aand a compliance matrix with the technical reports (Exhibit I).@

Mr. Clyde referred to the density indicated on page 104 of the staff report and noted that
563 takes into account the additional 18 PUD units. This is not reflected in the table
above, and he suggested adding the language Acounting the additional 18 PUD units
noted below.@
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MOTION: Commissioner Erickson moved to APPROVE the MPD in accordance with the

findings of fact, conclusions of law, and conditions of approval with the following revisions:

1) The incorporation of the revised July 28, 2004, project description as
presented by Staff.

2. The revision to Finding of Fact 10 incorporating the compliance report with
the 14 technical reports, Exhibit I.
3. The revision to the phasing plan incorporating the town home Units 16 & 17

and the cluster home Units 11 & 12.

4. Correction to the staff report, page 104, with regard to the density
incorporating the phrase that the 563.3 units includes the 18 unit equivalents
referenced in Pod B1 below.

5. Incorporation of Condition of Approval 10 that they incorporate the technical
report updates and clarifications as presented in the staff report

Mr. Clyde stated that the PUD’s were originally intended to be 5,000 square feet each, but
they had a problem with the Unit Equivalent calculation. He will return with a revised UE
calculation which raises the number by 18 additional UE’s. It will not change the plan, but it
will make it correspond with the way they interpret UE’s.

Planner Robinson referred to the density in the Pod B1 section on page 104 and noted that
the last sentence should recognize that 90,000 square feet should be assigned to Lot B
and not Lot C.

Commissioner Erickson incorporated the change to Page 104 as described by Planning
Robinson into his motion. Commissioner Powers seconded the motion.

VOTE: The motion passed unanimously. Commissioner Thomas abstained from the vote,
and Commissioner Zimney was not present for the vote.

Commissioner Volkman referred to the status of the technical reports regarding the mine
soils hazard plan and the language which states, AA draft work plan for the clean up of
Empire Canyon was approved by the EPA and reviewed by the Park City Municipal
Corporation. Work will begin this summer.@ Mr. Clyde explained that the Empire Canyon
work referred to is the clean up of the creek below the Deer Valley Day Lodge and the top
of Daly Avenue. It has no relation to moving the mine dump.

Findings of Fact - Empire Pass

1. The Village at Empire Pass (Mountain Village) Master Planned Development is
located in the RD-MPD and ROS-MPD Districts.
2. The City Council approved the Development Agreement for Flagstaff Mountain

Development Agreement/Annexation Resolution No. 99-30 on June 24, 1999. The
Development Agreement is the equivalent of a Large-Scale Master Plan. The
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10.

Development agreement sets forth maximum project densities, location of densities,
and developer-offered amenities.

The Flagstaff Mountain Annexation is approximately1,655 acres. Mixed-use
development is limited to approximately 147 acres in four (4) development areas
identified as Pods A, B-1, B-2 and D. The remainder of the annexation areais to be
retained as passive and/or recreational open space.

The Development Agreement limits development in Pods A, B-1, B-2 to:

- No more than 705 Unit Equivalents in no more than 470 residential units (including
not more than 60 PUD-style units) and no more than 16 single-family home sites;
- no more than 85,000 square feet of resort support commercial; and

- a maximum 35,000 square foot day skier lodge in Pod B-2.

The Development Agreement required City review and approval of fourteen (14)
technical reports/studies. The reports include details on the following information:
- Mine/Soil Hazard Mitigation

- Architectural Design Guidelines

- Transit

- Parking

- Open Space Management

- Historic Preservation

- Emergency Response

- Trails

- Private Road Access Limitations

- Construction Phasing

- Infrastructure and Public Improvement Design

- Utilities

- Wildlife Management

- Affordable Housing

The Planning Commission completed the review and approval process for the
technical reports/studies on December 12, 2001.

This Master Plan for Pod A consists of a total of 321.5 units and 435.6 unit
equivalents, including the previously approved Paintbrush, Larkspur, and Building H;
the Transit Hub, ski lift and ski trails, and the location of the Alpine Club.

Over 65% of the residential units (minimum 306) are within Pod A and within
walking distance of the Transit Hub as required by the Development Agreement.
The 14 technical reports/studies along with the Land Management Code and the
Development Agreement (99-30) for the standard which the subject Master Planned
Development and Phase 1 preliminary/final plat are reviewed.

The applicant has provided supplemental materials including Master Plan
Development Project Description (dated July 2004, Exhibit A), Supplemental Project
Description and Conditions (dated July 5, 2004, Exhibit B), Volumetric Analysis
(dated July 5, 2004, Exhibits D and E), Visual Analysis dated July 4, 2004 (Exhibit
F), Architectural Character dated March 19, 2004 (Exhibit G), Supplemental Plans
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11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

including Building Height Diagram, Vegetative Buffer, Trails, and construction
Sequencing (Exhibit H), and a Compliance Matrix with the Technical Reports
(Exhibit 1). Together with the Site Plans dated July 21, 2004, (Exhibit C), these
Exhibits and this report comprise the Village at Empire Pass MPD.

The Village at Empire Pass MPD illustrates conceptual access and street layouts
that have not been specifically approved by the City Engineer and the City Fire
Marshall. Final road layout will be subject to individual Subdivisions and Conditional
Use Permits.

Conditional Use Permit approval is required prior to any development within the
Village at Empire Pass MPD area.

The proposed Village at Empire Pass Master Planned Development includes a
maximum density assignment and conceptual site design for Thirty (30) detached
single-family PUD-style units utilizing 85.4 Unit Equivalents.

The proposed Village at Empire Pass Master Planned Development includes a
maximum density assignment and conceptual site design for Fifty-One (51)
Townhouse units utilizing 64 Unit Equivalents. Eight of these Townhouse units are
in a duplex configuration and count toward the PUD limits of 60.

The proposed Village at Empire Pass Master Planned Development includes a
conceptual site design for six (6) single-family homes.

Conservation Easements are proposed within platted lots. These Conservation
Easement areas will not count toward the development acreage.

The PUD-style cluster homes and the Townhomes are to be platted as
condominiums and not as individual lots.

Utility lines and ski trails will be routed in existing clearings and common utility
corridors to the greatest extent practical upon the City Engineer’s approval.

The Emergency Response Plan has been reviewed by the Chief Fire Marshall and
the Planning Commission in order to allow fire access and safety at the end of the
over-length cul-de-sac.

The Planning Commission may decrease setbacks within an MPD. Setback
variance is shown on Sheet 10 of 10 of Exhibit A, dated June 15, 2004.

The Maximum Building Height in the RD District is 28 feet (33 feet with a pitched
roof.

The Land Management Code, Section 15-6-5(E) allows the Planning Commission to
consider increased building height based upon a site specific analysis and
determination.

The applicant has requested additional building height for the structures proposed
as Buildings 109, inclusive. The proposed building volumetrics are detailed on
Exhibit D dated June 14, 2004.

The proposed increase in building height for Buildings 1-9 does not result in an
increase in square footage or building volume over what could be allowed under the
zone-required building height and density, including requirements for facade
variation and design, but rather provides desired architectural variation.
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25.

26.

27.

28.

Proposed Buildings 1-9 have been positioned to minimize visual impacts on
adjacent structures. Potential problems on neighboring properties caused by
shadows, loss of solar access, and loss of air circulation have been mitigated to the
extent possible as defined by the Planning Commission.

The site plan for proposed Buildings 1-9 includes adequate landscaping and
buffering from adjacent properties and uses.

The additional building height for proposed Buildings 1-9 has resulted in more
minimum open space than required and has resulted in the open space being more
usable.

An MPD for pod B-2 will be reviewed under a separate MPD application.

Conclusions of Law - Empire Pass

1.

2.

3.

10.

11.

12.
13.

The MPD, as conditioned, complies with all the requirements of the Land
Management Code.

The MPD, as conditioned, meets the minimum requirements of Section 15-6-5 of
this Code.

The MPD, as conditioned, is consistent with the Park City General Plan.

The MPD, as conditioned, provides the highest value of open space as determined
by the Planning Commission.

The MPD, as conditioned, strengthens and enhances the resort character of Park
City.

The MPD, as conditioned, compliments the natural features on the Site and
preserves significant features or vegetation to the extent possible.

The MPD, as conditioned, is compatible in use, scale, and mass with adjacent
properties and promotes neighborhood compatibility.

The MPD provides amenities to the community so that there is no net loss of
community amenities.

The MPD, as conditioned, is consistent with the employee Affordable Housing
requirements as adopted by the City Council at the time the Application was filed.
The MPD, 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.
The MPD, as conditioned, promotes the use of non-vehicular forms of transportation
through design and by providing trail connections.

The MPD has been noticed and public hearings held in accordance with this Code.
The requirements necessary for the Planning Commission to grant additional
building height within the MPD pursuant to the Land Management Code Section 15-
6-5 have been met.

Conditions of Approval - Empire Pass

1.

A Conditional Use Permit is required prior to any development within the Village at
Empire Pass MPD area. As per the Phasing Plan, only the nine large multi-family
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buildings require a CUP review by the Planning Commission. All other units are to
be reviewed at a Staff level.

2. City Engineer approval of a utility and infrastructure plan is a condition precedent to
the issuance of any building permits within the Village Master Planned Development
area.

3. Utility lines and ski trails shall be routed in existing clearings and common utility
corridors to the greatest extent practical upon the City Engineer’s approval.

4. If and when the realigned Guardsman Road is dedicated to the City, the Developer

will execute an encroachment agreement in a form acceptable to the City Attorney
and City Engineer for the private improvements (ski bridges and/or tunnels) within
the rights-of-way.

5. All essential municipal public utility buildings associated with the utility plan for the
subdivision require a conditional use permit.
6. The proposed over-length cul de sac that ends in the six single-family lots will have

a secondary emergency access from the end of the road to Marsac Avenue. The
emergency access will continue as a minimum 20-foot-wide all-weather surface

road.

7. A Construction Mitigation Plan, including truck routing, is a submittal requirement for
each Conditional Use Permit.

8. A preliminary landscape plan, including provisions for water-efficient irrigation
systems, shall be submitted with each CUP application.

9. All subsequent applications and approvals are subject to the Technical Reports as

approved or amended.
10.  The technical report updates and clarifications as presented in the staff report shall
be incorporated in this approval.

7. Red Cloud Subdivision

Planner Robinson noted that Red Cloud, commonly called Pod D, is the third and final
Empire Pass application. Thirty single-family lots are proposed on the land owned and
controlled by Talisker and the United Park City Mine Company. At the July 14 work
session, the Planning Commission discussed the Enchanted Forest and how to apply the
statement in the development agreement that no development should occur in the
Enchanted Forest. Planner Robinson understood there to be general consensus from the
Commission that having a ski easement/conservation easement across an area to be
determined would constitute adequate protection. The language will prohibit snowmobiles
but will allow skiing in the winter for people coming off the Red Cloud lift. The other issue
discussed on July 14 was whether to amend the development agreement and Exhibit A of
the development agreement which shows the pod boundaries to move the boundaries
further south and west. This would not change the density or average lot size. The Staff
analyzed that proposal for separation from ski runs and a visual analysis, and it is the
Staff’s opinion that the development agreement would have to be amended to allow that to
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Volumetric Study- Empire Residences CUP

EXHIBIT H
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EXHIBIT N

Flagstaff Annexation and Empire Pass Units and Unit Equivalents Updated for 5.24.17

Single Family
Banner Wood-platted
Northside-platted
Red Cloud-platted
(Single Family only)

0
lw)

Multi-family

Horseshoe Townhouses on Lot 1 VEPN plat TDB
Lot 3 VEPN plat-(Bldg 3) Proposed

Lot 2 VEPN plat-(Bldg 4) TBD

Tower Residential- platted lot/no condo plat (Bldg 1)
Shooting Star-platted lot and condo (Bldg 2)

One Empire Pass-platted lot and condo (Bldg 5)

Silver Strike-platted lot and condo (Bldg 6)

Flagstaff -platted lot and condo (Bldg 7)

Arrow Leaf A-platted lot and condo (Bldg 8)

Arrow Leaf B- platted lot and condo (Bldg 9)

Grand Lodge-platted lot and condo (Bldg H)

Larkspur East Townhouses-all platted/condo (3 duplex = 6 PUD)
Larkspur West Townhouses-all platted/condo
Paintbrush PUDs- all platted /condo

Belles PUDs- all platted/condo

Nakoma PUDs- phase 1 platted/condo

Ironwood- all platted/condo

B2 West Montage- 174 hotel rooms platted(apprvd 192)
B2 West Montage condos- platted (apprvd 94)

B2 B2 East- B2East Subdivision approved/No condo plat yet
Totals (Multi-family only)

Maximum Allowed by Flagstaff Development Agreement
Remaining UE/Units/AUE

MF Totals by POD only apprvd or platted (not SF lots)
A (not including Lot 3 and Tower CUP)

B1

B2 (plus 174 hotel rooms) not including B2East

A, B1, B2

% of MF units total in Pods A, B1 and B2 that are in POD A
(MPD requires minimum of 50%)

SF- Single family lot/house

MF- Multi-family/condominium units

PUD- Planned Unit Development Style MF

Allowed SF lots SE Permits
6 4
10 10
30 12
46 26
Square Feet Units UE MFE Units ADA On Mtn AUE
Units Platted w/  Platted w/ Approved/Proposed UE Platted Platted as provided/r EHU provided/
Approved/Proposed condo condo w/ condo or sub with condo PUDs equired provided proposed CO UE's
0 0 0 0 0 0
21 0 24.50 0 0 1 1.1 AUE 0
0 0 0 0 2 2.0 AUE 0
25 0 38.90 0 0 1 0.75 AUE 0
21 36,109 21 18.30 18.055 0 1 0 0 18.1
27 65,026 27 32.80 32.513 0 1 1 1.125 AUE 0
34 71,305 34 35.60 35.653 0 2 1 1.1 AUE 35.7
37 73,506 37 35.90 36.753 0 2 2 1.6 AUE 36.8
28 46,458 28 24.50 23.229 0 2 3 2.85 AUE 23.3
28 48,746 28 25.70 24.373 0 2 0 0 24.4
27 65,344 27 33.00 32.672 0 2 1 1.2 AUE 32.7
15 48,693 15 24.40 24.347 6 0 0 0 24.4
12 41,273 12 20.70 20.637 0 0 0 0 20.7
12 63,076 12 31.90 31.538 12 0 0 0 32
17 90,000 17 45.00 45 17 0 0 0 37.85
17 90,000 17 45.00 45 17 0 0 0 35
24 73,944 23 37.40 36.972 0 1 1 1AUE 37.1
hotel rooms hotel rooms 69.60 72.665 0 0 0 72.4
94 218,669 84 114.00 109.335 0 5 10 7.8 AUE 109.3
70 0 81.00 0 0 2 4.2 AUE 0
509 1032149 382 738.20 588.742 52 24 19 24.725 AUE 539.75
16.675 AUE
built to date (on
550 550 785.00 785 60 n/a mtn)
41 168 46.80 196.258 8 n/a
Affordable Housing
Total MPD Total off Total off
Units MF Units as AUE  Mtn AUE Total on Mtn Mtn AUE
Units Approved Platted UE Approved UE Platted PUD required required AUE required built
258 258 327.8 324.77 35
41 40 82.4 81.972 17
94 84 183.6 182 0
393 382 593.8 588.742 52
118.9 94.175 24.725 89
67.54%

EHU- Employee Housing Unit (no min number)
AUE- Affordable Unit Equivalent (1 AUE = 800 sf)
UE- Unit Equivalent (1 UE = 2,000 sf residential)

ADA- American Disability Act required units
VEPN- Village Empire Pass North Subdivision plat
CO- Certificate of Occupancy (hotel rooms counted as 1 CO total)

1
1
2

C

Units

2

3
3
2
2
2
1
1
1
1
1
2

8

34

SECO #s

0
1
5

Status
0 Sub Plat under review
0 Sub Plat under review
0 Sub Plat under review
0 CUP expired/not platted
1 Completed
0 27 Under Construction
4 Completed
7 Completed
8 Completed
8 Completed
7 Completed
5 Completed
2 Completed
2 Completed
4 14 Completed
3 13 Completed
3 Completed
1 Completed -see note
4 Completed
0 Sub plat approved
9

Total on
Mtn AUE

built

16.675

Total AUE owed

13.225
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Technical Reports
See Link in Exhibit list.
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