STAFF REPORT
To:
From:
Date of Meeting:
Type of Item:
Process:

Summit County Council
Ray Milliner, County Planner
September 16, 2015
Work Session/Regular Session, Possible Action
Legislative Review

RECOMMENDATION: Staff recommends that the Summit County Council do the following:
1. Review the transportation component of the proposed amendment to the Canyon
Corners Development Agreement, as a work session item, and provide staff and the
applicant with direction.
2. Review the proposed amendments to the Canyon Corners Development Agreement
during the regular session, and approve it per the findings of fact, conclusions of law
and conditions of approval in this staff report.

Project Description
Project Name:
Applicant(s):
Property Owner(s):
Location:
Zone District:
Parcel Number and Size:
Type of Process:
Final Land Use Authority:

Canyon Corners Development Agreement
Centercal Properties, Alec Paddock Representative
W Meeks Wirthlin Investment Company LLC
6622 North Landmark Drive
Town Center (TC)
Parcel # CANCOR-1, 8.42 Acres
Legislative
Summit County Council

Proposal
The applicant is proposing an amendment to the existing Canyon Corners Development
agreement. The proposal would modify the approved site plan to accommodate a new site
configuration with a 43,000 square foot retail structure as the anchor tenant and another two
story structure with 18,000 square feet of retail and 19,700 square feet of affordable residential
square footage (affordable housing density is not applied to total density calculations). The
total commercial square footage requested is 61,000. The total square footage is 80,700 square
feet.
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Vicinity Map

Background
On August 11, 2015 the County Council conducted a public hearing and reviewed a proposed
amendment to the Canyon Corners Development Agreement. At the meeting, the Council
raised a number of concerns regarding the project, and instructed staff and the applicant to
address the following:
•
•

Provide more information regarding the proposed traffic mitigation plan of the site.
Provide information relating to a roundabout.
Look at ways to insert a condition of approval that would require the applicant to study
the traffic issues on Landmark Drive and mitigate any problems generated by the
project. The study would take place two years after the issue of a certificate of
occupancy for the building.
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•
•
•

Address the proposed use table in the draft development agreement to ensure that the
uses listed will be sufficient if proposed Building A becomes vacant.
The Council requested a number of amendments to the Development Agreement.
Address the timing of the affordable housing component to ensure that the units are
built and occupied concurrently with the rest of the development.

Project History
On August 4, 2004, the Summit County Board of County Commissioners approved the Canyon
Corners Development Agreement as part of a specially planned area. The duration of the
agreement was five (5) years, expiring on August 4, 2009. On October 29, 2008, the Board of
Commissioners granted a five (5) year extension to the agreement, expiring on December 22,
2013. Another extension, this time for four (4) years, was granted by the County Council on
October 2, 2013. As a result, the existing development agreement is set to expire on December
22, 2017.
The approved site plan for the development features 7 buildings labeled buildings A through G.
The total density approved is 61,000 square feet.
The applicant, Centercal Properties has submitted an application to amend the approved
development agreement. The amendment would reduce the number of buildings on site to
accommodate a large grocery/retail building. The total amount of square footage would remain
at the approved 61,000 square feet.
Planning Commission Review
This application was reviewed by the Snyderville Basin Planning Commission on March 10, May
12, June 23, July 15 and August 11, 2015. Issues addressed by the Planning Commission
included:
•
•
•
•
•
•
•

Community benefits
Affordable housing
Access to Building A from the Bus Stop
Detail the impacts of the rear of building B as viewed from the freeway
Visual impacts of the development from different vantage points in the area
Access to the project from Landmark Drive
Vehicular safety and traffic calming along Landmark Drive

On August 11, 2015 the Commission found that the project met the minimum requirements for
approval and forwarded a positive recommendation to the County Council.
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Project Description
The property is 8.42 acres located at 6622 North Landmark Drive. There is an existing driveway
access from Landmark Drive. Across Landmark Drive is the existing Ruby Tuesday restaurant,
and the Tanger Outlet Mall. The Best Western Hotel is immediately adjacent to the south.
The proposed amendments feature a new site plan for the development highlighting 2 buildings
labeled buildings A and B with a 43,000 square foot retail structure as the anchor tenant and
another two story structure with 18,000 square feet of retail and 19,700 square feet of
affordable residential square footage (affordable housing density is not applied to total density
calculations). The total commercial square footage requested is 61,000. The total square
footage is 80,700 square feet.
•
•

Building A = 43,000 square foot structure. Permitted use = Grocery Store, with general
retail and restaurant uses.
Building B = 34,900 square foot structure. Permitted use = General Retail, Office on the
ground floor and affordable housing/residential on the second floor.

The number of buildings would decrease by 5, and the total amount of square footage would
stay the same (excepting the square footage for the affordable housing, which is exempt per
the Code).
Community Benefits
Chapter 10-2-12 of the Development Code establishes a base density in the Town Center Zone
as one (1) unit per twenty (20) acres on developable land. In order to receive an increase in
density, a land owner must demonstrate “significant community benefits” subject to the
regulations in the TC zone, and the regulations in Section 10-3-11 Specially Planned Areas. The
approved community benefits were:
•
•
•
•
•
•
•

Construction of trails to connect existing community trails to the I-80 pedestrian bridge
(Completed)
Construction of two crosswalks across Landmark Drive (Completed)
Construction of a bus shelter and turn-around on site (turn-around completed but bus
shelter not)
Improvement of an onsite storm water detention area (Completed)
Construction of a Landmark Drive Deceleration lane (Completed)
Maintenance and construction of a sidewalk (Sidewalk built, maintenance on-going)
Financial contribution of $150,000 to Summit County for traffic related studies and/or
improvements in the Kimball Junction area (to be completed at time of certificate of
occupancy issuance for buildings)
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Except for the bus stop shelter and the $150,000 contribution for traffic studies, the amenities
and facilities described have been completed and approved by Summit County including
interior trails, Landmark Drive crosswalks, bus stop turnout, onsite detention, Landmark Drive
deceleration lane, Landmark Drive sidewalk and Open Space.
The applicant has proposed that the $150,000 contribution be eliminated from the
development agreement. The rationale for the request is that when the development
agreement was first approved, the County had not adopted the transportation impact fee
required at the time of building permit issue. Now that the fee is required of all building
permits, the applicant will be required to pay significantly more than the $150,000 required by
the development agreement (approximately $700,000).
In addition to those amenities, the applicant has agreed to commit the following amenities to
the County (Section D.6. of the Development Agreement Exhibit A).
•
•

•

•

•
•
•

Developer shall be subject to all transportation impact fees.
Developer agrees to participate in the Kimball Junction circulation bus system by making
a one-time financial contribution of $50,000.
Payment shall be due upon
commencement of the operation of the circulation system if prior to the issuance of a
certificate of occupancy for any building located on the Project Site.
Developer agrees to create a bicycle sharing program for the Project Site and for two
other sites within the Kimball Junction area and provide not less than 24 bicycles, 8 to
be located on the Project Site and an additional 8 to be located on each of the two other
sites.
Developer shall provide customer van/car pool only parking spaces in the most
convenient parking locations adjacent to the buildings, similar to the locations for
handicap parking, with not less than 2 such spaces to be located adjacent to the Building
“A” and not less than 2 such spaces located adjacent to Building “B.”
Developer shall provide a minimum of 4 low emission vehicle parking spaces on the
Project Site.
Developer shall provide 20.5 Affordable Housing Unit Equivalents under the policies for
affordable housing in the Snyderville Basin Development Code.
Developer shall install additional improvements to Landmark Drive as described in
Exhibit H of the Development Agreement.

Issues for Discussion
Transportation
The Planning Commission and County Council instructed the applicant and the Engineering
Department to review the possibility of installing a roundabout at the north entrance to the
project. The possibility was reviewed and the Engineering Department issued the analysis found
as attachment B of this report. This analysis has not changed, and staff does not recommend
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that the applicant be required to build a roundabout as part of this development agreement
(analysis attached as exhibit B and C).
The applicant and staff have also been working to address the issue of capacity along Landmark
Drive. The Council directed staff to create a condition of approval requiring a review of the
traffic impacts of the project on landmark Drive two years after final certificate of
appropriateness of the project is issued. The Legal Department has been working with the
applicant’s legal representative to create that language. The specific language will be forwarded
to the Council.
Affordable Housing
The Council requested that the Legal Department clarify the timing of the affordable housing
component in the Development Agreement. This would ensure that the housing is built and
occupied concurrently with the rest of the project. The Legal Department has been working
with the applicant’s legal representative to clarify the language in the DA. Specific language will
be forwarded to the Council.
Use Table
The council requested that staff look at the proposed uses and density chart in the agreement
to ensure that the list of uses would be sufficient were proposed Building A constructed and the
proposed Whole Foods did not occupy the structure. Staff has reviewed the document and
fount that although it is impossible to predict future uses or densities that may come along, the
proposed table anticipates the types of uses that would generally be appropriate for that site.
Smaller uses requiring less mitigation are listed as permitted uses, while larger uses with larger
impacts are conditional, requiring review and approval from the Snyderville Basin Planning
Commission.

Analysis and Findings
Per Section 10-3-11 of the Development Code the County Council may approve, approve with
conditions, or deny of the proposed application to modify the SPA. The recommendation is
based upon written findings of fact according to each of the following standards. It is the
responsibility of the applicant to provide written and graphic evidence demonstrating
compliance.
Standard 1: Circumstances relevant to the request have changed since, or were unknown at the
time of, the original SPA plan approval;
Analysis: The circumstances relevant to the request have changed in that the type and
scale of the proposed use on site has changed. The original approval was for 7 smaller
buildings with small scale retail and restaurant uses. The current proposal is for two
6
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buildings, one a large grocery store. The applicant indicates that the proposed
development is more in line with current market trends and is an appropriate use for
the site.
Standard 2: The modification will not otherwise alter any of the findings required in this
section;
Analysis: The original SPA approval made findings per the requirements of Chapter 103-11 of the Development Code. Staff review of these findings indicate that provided the
applicant, staff and the Commission continue to work to mitigate issues raised in this
staff report, the project will be required to meet all of the findings required by the Code.
Standard 3: The modification is generally consistent with the efficient development and
preservation of the entire SPA plan;
Analysis: Although the configuration of the buildings and use of the structure has
changed, the amount of square footage and parking (excluding the affordable housing)
remain the same.
Standard 4: The modification does not affect in a substantially adverse manner either the
enjoyment of land abutting upon or in the general vicinity of the property in question.
Analysis: The principal issue relating to the impacts of the project on adjoining
properties is traffic circulation and congestion. The applicant has been working with the
Engineering Department and neighboring properties in an effort to mitigate said
impacts.
Staff has received comments from property owners to the west of the proposal stating
they have concerns about the visual impacts of the two buildings as it relates to their
view. The applicant has submitted a visual analysis of the proposal from various vantage
points for review by the Commission.
Standard 5: The public health, safety and general welfare are not adversely impaired by the
modification.
Analysis: Staff and the applicant are working to ensure that the impacts of the building
and site on the public are mitigated through careful planning and best practices in site
design and traffic circulation.
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Chapter 4 Analysis
Staff has conducted a review of the project and is requesting Planning Commission direction
regarding the issues raised below.
Code Requirement
1. Environmental
Criteria
2. Critical Areas
3. Open Space
4. Water and Water
Supply
5. Sanitary Sewer
6. Fire Protection
7. Loading and
Unloading
8. Parking
Requirements
9. Transportation
Infrastructure and
Access Design
10. Public Utilities
11. Mail Delivery
12. Solid Waste and
Recycling
13. Snow Removal and
Storage
14. Police and Security
15. Parks, Trails, and

Analysis
Review from the Health Department indicates
no issues with relation to air quality, water
quality or watershed protection.
The proposed use is not located on or near a
critical ridgeline, wetland, slope or flood plain
The original SPA approval was for 2.73 acres of
open space. The applicant is providing 2.94 acres
of open space.
A will-serve letter has been received from
Summit Water indicating that there is sufficient
water for the site.
Staff received a letter from SBWRD indicating
that the project is within the SBWRD service
area and has the capacity to serve the site.
Information from the Park City Fire Services
District state that they will be able to provide
fire protection.
The applicant has, and continues to work with
the Engineering Department to finalize the
traffic impact analysis. See analysis above.
The original SPA allowed 279 spaces. The
applicant proposes 289 spaces of which 10 are
for affordable housing.
The applicant and staff have addressed the
issue. Steps have been taken to enhance the
safety of pedestrians and motorists on the site.
All necessary public utilities are available on site.
Rocky Mt. Power and Questar have provided
will-serve letters.
Mail will be delivered on site.
Garbage and recycling facilities for each building
are provided in a location appropriate for the
site.
Numerous snow storage areas have been shown
on the site plan and will comply with the Code.
Analysis indicates that the design of the building
will provide adequate access for police and
security personnel.
The project was reviewed by the Snyderville

Finding
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
COMPLIES
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Trailheads

16. ADA Access

17. Special Site Design
Requirements
18. Architectural
Regulations for All
Structures
19. Landscape
Regulations

20. Lighting Regulations

21. Height Regulations

Basin Recreation District who indicated that it
complies with all necessary criteria. They have
requested that a condition of approval be
inserted requiring grading near the proposed
detention pond be less abrupt along the trail.
The project will be reviewed by representatives
from the building Department for compliance
with all ADA requirements prior to the issue of a
building permit.
Staff reviewed the petition for compliance with
each of the special site design requirements and
found that it meets the minimum required for
approval.
Staff has reviewed the architecture for
compliance with the standards in the Code. The
façade shifts, color and materials are compatible
with said requirements.
As proposed, the landscaping meets the
minimum standards of the Code. Prior to final
recordation of the FSP, Staff must confirm that
plant size, count and irrigation plans meet all
standards of chapter 10-4-21.
A photometric plan has been submitted for
verification of foot-candle compliance and the
proposed fixtures and bulbs will be reviewed for
compliance with the Code. Prior to the issuance
of a building permit, staff shall review the final
photometric lighting plan for compliance with
the fixture, bulb and foot-candle standards in
10-4-22.
The proposed maximum height of building A is
40 feet above finish grade. The proposed height
of Building B is 37 feet above finish grade. There
is no predetermined height in the TC zone;
rather height is determined by the development
agreement. Staff review of the project indicates
that the height of the building is compatible with
the surrounding buildings and structures and
therefore finds that the proposed heights are
appropriate for the site.

COMPLIES

COMPLIES

COMPLIES

COMPLIES

COMPLIES

COMPLIES
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Recommendation
Staff recommends that the Summit County Council do the following:
1.
2.

Review the transportation component of the proposed amendment to the
Canyon Corners Development Agreement, as a work session item, and provide
staff and the applicant with direction.
Review the proposed amendments to the Canyon Corners Development
Agreement during the regular session, and approve it per the findings of fact,
conclusions of law and conditions of approval in this staff report.

Findings of Fact
1. On August 4, 2004, the Summit County Board of County Commissioners approved the
Canyon Corners Development Agreement as part of a specially planned area.
2. The duration of the agreement was five (5) years, expiring on August 4, 2009.
3. On October 29, 2008, the Board of Commissioners granted a five (5) year extension to
the agreement, expiring on December 22, 2013.
4. Another extension, this time for four (4) years, was granted by the County Council on
October 2, 2013.
5. The existing development agreement is set to expire on December 22, 2017.
6. The property is 8.42 acres located at 6622 North Landmark Drive.
7. There is an existing driveway access from Landmark Drive.
8. The property is zoned Town Center (TC).
9. The approved site plan for the development features 7 buildings labeled buildings A
through G.
10. The total density approved is 61,000 square feet.
11. The proposed amendment would reduce the number of buildings on site to
accommodate a large grocery/retail building.
12. The total amount of square footage would remain at 61,000.
13. The applicant is proposing 20 one bedroom affordable housing units above Building B.
14. The applicant is required to provide 20.5 Affordable Unit Equivalents (AUE).
15. The Development Code states that a one-bedroom unit is equal to .8 AUEs, which
converts the proposed 20 units to 16 AUEs.
16. Section 10-5-4.F.2 of the Development Code allows for a 25% reduction in required
AUEs if the targeted income group does not exceed 50% of the Area Median Income
(AMI).
17. The proposed units qualify for the 25% reduction.
18. The 25% reduction in AUEs would calculate to 15.4 AUEs so the 16 AUEs for the 20 onebedroom units satisfy the affordable housing requirement.
19. There are 200 parking stalls proposed for Building A and 89 parking stalls proposed for
Building B for a total of 289 stalls proposed.
20. The original SPA provided for 279 spaces.
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Canyon Corners

September 16, 2015

10

21. The applicant is proposing that 10 of the spaces be provided for the affordable units.
22. Spaces assigned to affordable housing do not count against the overall number of
spaces for the site and therefore do not constitute an increase in the number of spaces
allowed on site.
23. The project will cause significant traffic increases along Landmark Drive.
24. Studies from the applicant state that there is “more than the required sight distance to
safely execute egress movements onto Landmark Drive” from the proposed ingress and
egress areas on site.
25. There will be an onsite bus stop integrated into the overall design of the project.
26. The applicant has agreed to participate in the proposed Kimball Circulation shuttle. The
applicant has agreed to create a bicycle sharing project on site.
27. It is anticipated that once the system is in place, there will be other properties in the
area that will want to participate in the project.
28. The proposed amendment does not constitute an increase in commercial density within
the Snyderville Basin.
Conclusions of Law:
1. There is good cause for this SPA amendment.
2. The proposed SPA amendment as conditioned complies with all requirements of the
Snyderville Basin Development Code.
3. The SPA amendment as conditioned is consistent with the Snyderville Basin General
Plan, as amended.
4. The SPA amendment is not detrimental to public health, safety and welfare, as the roads
and public services in the area are sufficient to accommodate the increase in intensity of
the use.
5. The SPA amendment is compatible with the existing neighborhood character and will
not adversely affect surrounding land uses.
6. The effects of any differences in use or scale have been mitigated through careful
planning.
Conditions of Approval:
1. All conditions and requirements within the attached development agreement shall be
met.

Attachments
Exhibit A –
Exhibit B Exhibit C Exhibit D-

Letter from Mountainlands Community Housing Trust
Engineering Department Analysis of traffic
Traffic analysis from applicant
Proposed Ordinance with Development Agreement (will be forwarded to
Council from County Attorney)
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EXHIBIT A

Public Works Director

Derrick A. Radke, P.E.

MEMORANDUM
August 4, 2015
To:

Ray Milner, Senior Planner
David Thomas, Chief Civil Deputy County Attorney

From: Derrick Radke, PE - Summit County Public Works Director
Brandon Brady, PE – Summit County Traffic Engineer
Re:

Revised - Canyon Corners Amended Development Agreement Comments

After reviewing the information submitted by the applicant at our request and that of the
Planning Commission, we have the following follow-up comments:
1. Round-About Intersection
a. The construction of a Round-About at the intersection appears to be technically
feasible
b. Significant additional design work would be required to fully understand the
design elements and impacts to the adjoining property owners
c. Probable that the extent of the reconstruction of Landmark Drive would be double
that shown on the plan/profile drawing provided
d. There would likely be significant impacts to adjoining property owners such as
loss of parking and reconfiguration of the drive isles and parking
e. The cost of the Round-About would be near $1M due to the length of Landmark
Drive requiring modification and the cost of property acquisition
f. A Round-About intersection at this location is not in the County’s Capital
Improvement Project List or Transportation Master Plan and as such the project
would not be able to use Traffic Impact Fees as a source of revenue until such
time as it may be added
g. From an Engineering perspective, we would not categorize the project as a
Capacity Improvement Project
h. We would categorize the Round-About as a safety improvement project based on
the fact that the severity of crashes within a Round-About are significantly
reduced
i. Based on the cost and that there is no apparent capacity improvement, we would
not recommend that the Developer be required to construct a Round-About as a
condition of approval for this project
2. Access to Landmark Drive (Safety concerns)
a. We are comfortable that the design of the access points for this project (as
shown in Exhibit H ) would be safe if the typical driver maintained a speed close
to the posted speed limit of 25 MPH or less
b. We were concerned that the actual speeds on Landmark Drive in the vicinity of
this project were higher than the posted speed limit. We believe it was a concern
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shared by the applicant since they have proposed several traffic calming
measures to help mitigate the speeds. Since the meeting with the Planning
Commission, Engineering conducted a quick speed study which shows that the
85th percentile of vehicles are traveling at speeds over 35MPH. The applicant
conducted a study that indicates that the 85th percentile speed is about 33MPH.
In either case, the actual speeds exceed the desired speed by 5 to 10 MPH.
c. At the measured speeds, the site distance triangles are adequate up to 30 MPH.
d. We believe that with some additional Traffic Calming Measures and safety
improvements, the speeds can be reduced to near 25MPH and the intersection
will meet our safety expectations. These measures would include the following:
i. Modify existing crosswalk at the bus pullout to a raised crosswalk similar
to the ones recently built on Rasmussen Road and Highland Drive, and
add medians to create a pedestrian refuge
ii. Add Speed Display at Bus pullout as proposed (exact location TBD with
Engineering)
iii. Proposed crosswalk at western end of project to be built as a raised
crosswalk similar to the ones recently built on Rasmussen Road and
Highland Drive, and keep medians to create a pedestrian refuge.
iv. Add Speed Display west of crosswalk as proposed (exact location TBD
with Engineering)
v. Exact details and layout of Traffic Calming and Pedestrian Improvements
TBD and approved by Engineering
vi. Add Street Lighting at each crosswalk and access per SC Code Section
10-4-21.
e. Future Access Modifications
i. We need to add language in the DA Amendment that the Developer
understands that the County has the right and the ability to further modify
the access (at the County’s expense) if they prove to be dangerous
(Heath, Safety and Welfare). Similar to the change we had to make at the
WalMart access.
3. Trip Reduction Strategies
a. The DA has the following strategies detailed:
i. Cash contribution to a Kimball Junction Circulator of $50,000. Payment
should be escrowed prior to CO. Payable to the entity that implements the
Kimball Circulator, which will likely be Summit County or Park City
Transit.
1. As noted previously, (e) Kimball Junction Circulation Bus System.
Developer agrees ...Developer shall have the right to use the
outside surfaces of circulation busses for advertising purposes for
a period of up to one/two years unless the circulation bus is
operated by a local government run district. Developer agrees ...
[I don’t think PC Transit allows outside advertising and if they do
allow advertising, there is probably a fee charged. I don’t think we
have the ability to force them to change their policies]
ii. The Developer has agreed to create and maintain a bicycle sharing
program for the Project Site and for two other sites within the Kimball
Junction area and provide not less than 24 bicycles
b. Given there will be no second look to see if there has been a significant reduction
in trips directly attributable to the project, we would recommend the following, or
similar additional programs implemented

P.O. Box 128 · Coalville, UT 84017
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i. Employee/customer Car Pool Only parking spaces located convenient to
each building
ii. Bike racks for persons bringing their own bikes to the project. Racks
should be located near the Bus Stop and each store. A minimum number
of 16 (?) bike racks should be provided
Added Comments to the revised documents sent August 4, 2015
•
•
•

•
•

Section D6(f) Please change to Developer shall provide customer van/car pool
Section D6(h) New paragraph regarding future access modifications needs to be
reviewed by our Attorney’s
Exhibit “H” needs to remove the added note “-Median to be modified to allow for left turn
into project-Median to restrict left turn out of project” (note located in the lower left part of
the Exhibit). This alternative was only offered while we were considering restricting left
into and out of the main access.
Add Street Lighting notes per Section 2(d)(vi) above.
The revised document seems to address all points in the first part of this memorandum
except for those bullets listed just above.

Please let Brandon or I know if there are any questions or if we can be of further assistance.
Enclosure (Access ALT 4 amended)
cc:

Robert Hilder, County Attorney (via email)
Peter Barnes, Planning & Zoning Administrator (via email)
Michael Kendall, PE – Senior Engineer (via email)
file (C:\Users\DRadke\Documents\MyDocs\Community Development\canyon corners traffic-safety revised comments 84-15.doc)
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EXHIBIT C

CANYON CORNERS PLANNING COMMISSION TAKEAWAYS

1.

The Commission would like the applicant to study the merits of a roundabout at the
projects primary entrance.

2.

The Commission would like the applicant to study the speed of traffic on Landmark
Drive and confirm all turn movements will be safe.

3.

The Commission would like time to allow staff and themselves to review the final
proposed language for the Development Agreement

CANYON CORNERS | SUMMIT COUNTY
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PP1

SHEET NO. 1 OF 1
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ROUNDABOUT GRADING

CANYON CORNERS

LEGEND
PRIVATE PROPERTY ACQUISITION
10,000 S.F. +/-

BUILDING AREA
BUILDING 'A'
- 43,000 SF
(COMMERCIAL - 43,000 SF)
(RESIDENTIAL 0 SF)
BUILDING 'B'
- 34,900 SF
(COMMERCIAL - 18,000 SF)
(RESIDENTIAL - 19,700 SF)
TOTAL BUILDING - 80,700 SF
(COMMERCIAL - 61,000 SF)
(RESIDENTIAL - 19,700 SF)
PARKING SUMMERY
BUILDING 'A' - 185 STALLS
BUILDING 'B' - 61 STALLS
PARKING TOTAL - 246
PARKING STALLS LOST - 43

CLIENT:
PROJECT:
PACKAGE:

CENTERCAL
CANYON CORNERS
CLIENT REVIEW

DATE: 07-30-2015
BY:
JTW
PROJECT #: 14221 21

Roundabout Option

EXHIBIT C

LEGEND
TRUCK ROUTE ENTERING SITE
TRUCK ROUTE LEAVING SITE

BUILDING AREA
BUILDING 'A'
- 43,000 SF
(COMMERCIAL - 43,000 SF)
(RESIDENTIAL 0 SF)
BUILDING 'B'
- 34,900 SF
(COMMERCIAL - 18,000 SF)
(RESIDENTIAL - 19,700 SF)
TOTAL BUILDING - 80,700 SF
(COMMERCIAL - 61,000 SF)
(RESIDENTIAL - 19,700 SF)
PARKING SUMMERY
BUILDING 'A' - 185 STALLS
BUILDING 'B' - 61 STALLS
PARKING TOTAL - 246
PARKING STALLS LOST - 43

CLIENT:
PROJECT:
PACKAGE:

CENTERCAL
CANYON CORNERS
CLIENT REVIEW

DATE: 07-30-2015
BY:
JTW
PROJECT #: 14221 22

Roundabout Option

EXHIBIT C

Sight Distance Calculations
• American Association of State Highway and Transportation Officials
(AASHTO)
• A Policy on the Geometric Design of Highways and Streets, 2011, 6th Edition
•
•
•
•
•

Published since 1950
Continually updated with new research
Standard for calculating design elements including Sight Distance
Left turn sight distance = 290 feet
Right turn sight distance = 240 feet
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Intersection Sight Distances ‐
Existing Access (25 mph)
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Intersection Sight Distances ‐
Existing Access (30 mph)
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Looking Southeast on Landmark Drive

Adequate Sight Distance!
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Looking Southeast on Landmark Drive

Adequate Sight Distance!
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SUMMIT COUNTY, UTAH
ORDINANCE NO.____
AN ORDINANCE TO APPROVE THE SECOND AMENDMENT TO THE DEVELOPMENT
AGREEMENT FOR THE CANYON CORNERS SPECIALLY PLANNED AREA
WHEREAS, the Utah State Code, Sections 17-27-101 et. seq. grants to counties the
authority to regulate land use, and Section 10-3-7 of the Summit County Code sets forth
the mechanism to amend a Specially Planned Area within the Snyderville Basin; and
WHEREAS, the Snyderville Basin Planning Commission considered the application for a
SPA amendment in a work session on March 10, 2015 and held a legally noticed public
hearing on May 12, June 23, and July 14, 2015; and
WHEREAS, the Snyderville Basin Planning Commission considered public input and
forwarded a positive recommendation to the Board of County Commissioners based
upon the required findings in Section 10-3-7 of the Summit County Code on August 11,
2015; and
WHEREAS, a public hearing was legally noticed and held before the Board of County
Commissioners on August 19, 2015; and
WHEREAS, the Board of County Commissioners conditionally approved the Second
Amendment to the Development Agreement for the Canyon Corners Specially Planned
Area on September 16, 2015; and
WHEREAS, Section 10-3-8 of the Summit County Code sets forth the authority for the
County to enter into Development Agreements; and
WHEREAS, the Planning Commission reviewed the Development Agreement and the
suggested changes were made pursuant to that review;
NOW, THEREFORE, pursuant to the authority granted to the Summit County Council
(Council) as the County Legislative Body of the County of Summit, State of Utah, the
Council hereby ordains as follows:
Section 1.
Adoption. The Development Agreement for the Second Amendment to
the Development Agreement for the Canyon Corners Specially Planned Area is hereby
adopted by Summit County, and the Council Chair is authorized to sign and execute the
Development Agreement and all necessary exhibits on behalf of Summit County.
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Section 2.
No Rights Created in Third Parties. This Ordinance is not intended to, nor
shall it be construed to create any rights, claims, or causes of action in third parties
other than as specifically defined in the Development Agreement.
Section 3.
Savings Clause. In the event one or more of the provisions of this
Ordinance shall, for any reason, be held to be unenforceable or invalid in any respect
under any applicable laws, such unenforceability or invalidity shall not affect any other
provision; and in such an event, this Ordinance shall be construed as if such
unenforceable or invalid provision had never been contained herein.
Section 4.
Effective Date. This Ordinance shall take effect 15 days after passage by
the Summit County Council and subsequent publication in a newspaper of general
circulation in Summit County, Utah.
APPROVED, ADOPTED, AND PASSED and ordered published by the Summit County
Council, this _____day of _______________, 2015.
ATTEST:

SUMMIT COUNTY COUNCIL

Kent Jones
Summit County Clerk

__________________________
Kim Carson, Chair

VOTING OF COUNTY COUNCIL:

APPROVED AS TO FORM

Councilmember Carson
Councilmember Robinson
Councilmember Ure
Councilmember Armstrong
Councilmember McMullin

__________________________
David L. Thomas
Chief Civil Deputy
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