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

Snyderville Basin Planning Commission
Ray Milliner, County Planner
December 8, 2015
Low Impact Permit- Public Hearing
Administrative Review

RECOMMENDATION: Staff recommends that the Snyderville Basin Planning Commission
review the proposed hotel low impact permit, including its related accessory and supporting
uses, conduct a public hearing and provide staff and the applicant with direction.

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

Colby School LIP
TGC LLC, Hoffvest LLC
TGC LLC
3370 North Hwy 224
Rural Residential (RR)
Parcels Parcels PP-102-A-3 (5.14 ACRES), BSE-2-2AM (4.27 ACRES)
and BSE-3-2AM (4.0 ACRES)
Administrative
Snyderville Basin Planning Commission

Proposal
The applicant is requesting Planning Commission approval of Low Impact Permit for a hotel and
associated uses in the Rural Residential (RR) Zone with the following:
•
•
•
•
•
•

40 keyed hotel-room cabins with 25 family cabins – approx. 700 sf. and 15 single cabins –
approx. 350 sf.
15 hotel rooms: Located in the existing Colby School/Snowed Inn building.
Event and function center: Located in the existing Gym building.
Reception and information center: Located in the existing Art building.
Restaurant/bar: approximately 4,900 sf in a new structure.
Bath House/Therapy rooms – a new structure of about 3,500 sf.
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Vicinity Map

Background
The applicant is the owner of a 5.14 acre lot of record located at 3370 State Road 224 in the
Rural Residential (RR) zone (Colby School). Currently there are 4 primary buildings (and 3 small
accessory buildings) on site including:
•
•
•
•

A lodge building
Event Building
Garage
Entrance building (miscellaneous activities)
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In addition to the Colby School property, the applicant is currently under contract to purchase
lots 2 (4 acres) and 3 (4.27 acres) of the Brookside Estates 2nd Amended Subdivision. These lots
are currently vacant. As part of this application, the applicant is requesting that the Planning
Commission allow them to expand the hotel use from the Colby School site to include these
two lots.
If this low impact permit is approved, the applicant will be required to amend the existing
Brookside Estates 2nd Amended Subdivision plat to remove lots 2 and 3 from the plat and
combine them with the Colby School property.
On November 10, 2015, the Planning Commission conducted a legally noticed site visit to the
Colby School site. The purpose of the visit was to familiarize Commission members with the
property and to provide them with an overview of the applicant’s proposal. The Commissioners
conducted a general discussion of the project but did not provide any direction or findings. On
November 18, 2015 the applicant submitted a complete low impact permit application for the
construction of a hotel use with associated uses.
The applicant has summarized the project as follows (see Exhibit B for full applicant summary):
“On the former Colby School/Snowed Inn site (4+ acres):
•

•

•

•

15 hotel rooms: Located in the Main existing building (about 10,000 sf).
Renovation of the entire structure into upscale boutique guest accommodations
and guest lounge. This building was used as a bed and breakfast/minor hotel
with 10-15 rooms when it was the Snowed Inn.
Event and function center: Located in the existing Gym building (currently used
for fitness, yoga, etc). 3,500 sf renovated event space for yoga retreats,
weddings, etc. This building was used as a classroom, teacher’s lounge and gym
during the Colby School’s use of the site. This building is currently being used for
Fitness, Yoga and Meditation.
Reception and information center: Located in the existing Art building, this
approximate 1,400 sf will be renovated and used for guest check-in/information,
office and back of house for the operations. This site is currently used as a Pilate’s
studio.
Café/bakery: approximately sf 1,600 of new structure, serving coffee and bakery
items with casual grab and go or order at the counter and eat in. Planned to seat
approximately 30 people, orders will be taken at the counter. Open breakfast and
lunch. Paved/stone/cement Plaza area that connects to restaurant and studio
allowing easy circulation to and from all of the main buildings in the heart of the
site.
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On the former Colby School/Snowed Inn site (4+ acres) and partially on Brookside (8+
acres):
•

•

Restaurant/bar: approximately 4,900 sf in a new structure planned to seat about
150 guests. This space will incorporate a commercial kitchen that supports the
restaurant, bakery/café and the events/weddings, bathrooms. Table service for
breakfast, lunch, and dinner. 600 sf is proposed on the north end of the
restaurant and shown on the site plan as the Glass House seating area. An
estimated 1,900 sf of the total 4,900 sf is located on Brookside; the larger portion
of the structure is planned on Colby. 500 sf of the planned 600 sf of the Glass
House is proposed on Brookside. All lot lines would be removed as part of the
revised Plat once the LIP is approved.
Yoga/Pilates Studio – a new structure of approximately 3500 sf. Planned for two
workout rooms – one for yoga and one for Pilates with appropriate bathrooms,
locker area, showers and reception area. An estimated 500 sf of the total 3,500 sf
is located on Brookside; the larger portion of the structure is planned on Colby
property.

On the Brookside lots (8+ acres):
•

•

Bath House/Therapy rooms – a new structure of about 3,500 sf. Planned as an
adult only relaxation and therapy destination for hotel guests, with indoor and
outdoor hot tubs, therapy rooms for massage and therapeutic treatments, and a
steam room.
40 Eco-cabins - 40 keyed hotel-room cabins supporting the main structure’s
minor hotel use with a much smaller overall footprint. Located within existing
foliage and nestled lower topographically than highway 224, cabins will contain a
bedroom and bathroom. Each cabin will have a deck with outdoor seating. The
site plan shows the proposed circulation system for foot paths and small
gathering areas with gas fire pits.
o 25 family cabins – approx. 700 sf.
o 15 single cabins – approx. 350 sf.
o Swimming pool (600 sf) and Club House – ski and bike storage (900 sf). “

Use History/Required Process
The Snowed Inn was originally approved by Summit County as a Class II development in August
of 1985. Chapter4.1 of the 1985 Snyderville Basin Development Code states that the purpose of
the Class II permit was to “assure effective regulation of all land use changes” in the Snyderville
Basin. At the time, the Class II permit process was a type of hybrid Conditional Use Permit
4
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(CUP)/Specially Planned Area (SPA) process, wherein the Planning Commission would review
the application, and assign appropriate uses to the site.
Following the approval of the Class II permit, the Snowed Inn was built and occupied. In March
of 2000, a Low Impact Permit was issued for the site per Section 3.4(D)(10) of the 1998
Development Code that allowed for a change of use in the existing building from a hotel to a
School. The School operated on site until approximately 2008. Since that time, there has not
been a permanent use in the building.
On November 6, 2014 the Summit County Attorney issued a Legal Memorandum (Exhibit A)
stating:
“It is my understanding that the Class II Development Permit allowed the
following uses: Bed and Breakfast Inn, Property Management Office, Lodging
Check-in Facility, Private Residence, Small Hotel, Restaurant and
Bookings/Reservations, Meetings and Receptions, State Liquor Store, Gifts,
Maintenance Company, Housekeeping Company, Laundry Company, Yard and
Landscaping Company, Real Estate Company, Hotel Management, Condo and
Home Rental Agency, Consulting and Marketing Company, and Information
Center.”
With regard to the current proposal, the Legal Memorandum further stated:
“The application here is to simply return to the original vested uses through a
Low Impact Permit Process, as outlined in Summit County Code Section 10-34(D).
Based on these factors, it is my professional legal opinion that the Class II
Development Permit vested as to the uses set forth in that permit, and that
those uses “run with the land”.”
Based on this memorandum, staff has found that the proposed uses on site are allowed
provided they meet the criteria for a low impact permit.

Issues for Discussion
Expansion of Use
The applicant is requesting that as part of this application, the vested land use entitlements for
the subject property be expanded to include lots 2 and 3 of the Brookside Estates Subdivision to
allow for the 40 eco cabins, parking area and two accessory structures. Central to the discussion
5
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of the proposed expansion is whether or not the proposed project would be in conformance
with Policy 2.3 of the Snyderville Basin General Plan, which states:
“Policy 2.3: Do not approve any new entitlements beyond those permitted by
the Development Code until such time that existing entitlements are significantly
exhausted, unless the County legislative body first determines that:
a. a compelling countervailing public interest, specifically identified in the
General Plan exists and cannot be reasonably satisfied without expanding
one or more entitlement(s);
b. such new entitlement(s) do not simply result in an incidental benefit to
the public interest, but rather such entitlement(s) are intended primarily
to promote such compelling countervailing public interest; and
c. Any new entitlement(s) are consistent with the Neighborhood Planning
Area Plans and the Snyderville Basin General Plan’s Future Land Use
Maps, as amended.”
The applicant asserts compliance with section 2.3 per the following facts:
1. The vested rights established through original entitlement of the property do not
expressly restrict expansion of permitted uses.
2. No rezone is requested. All subject properties are currently zoned Rural Residential.
3. The proposal reduces development density on Brookside Estates Lots 2 and 3. The
current entitled square footage for Brookside Estates lots 2 and 3 is 53,500 square feet
(This includes area for two single family homes, barns and other allowed accessory
buildings). The proposed square footage for Brookside Estates lots 2 and 3 is 28,650
square feet.
Affordable Housing
Chapter 10-5-2 states, “There shall be a base requirement to provide affordable housing
throughout all zones of the Snyderville Basin. The base requirement shall apply to all new
residential, commercial, and mixed use development, and shall be calculated using affordable
unit equivalents (AUEs).” Because there is existing development, and new development
proposed on the site, staff determined that only the new development qualifies for review
under the current ordinance.
Staff has conducted an initial review of the affordable housing requirement and determined
that the applicant is responsible for 9.95 Affordable Unit Equivalents (AUEs).
The applicant has calculated the required AUEs for the project at 7.72 (exhibit C), and stated
that the number of employees generated by the 40 cabins will not be as significant as what is
6
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required in the Development Code (If the applicant does not agree with the employee
generated number, they may commission an independent study).
Staff has calculated the AUEs required for the proposed new development as follows:
Per Chapter 10-5-6, the employee generation requirement for:
40 hotel units (the proposed Eco Cabins) = 0.6 Full Time Equivalents (FTE) per room = 24
Café/Bakery, 1,600 square feet = 3.3 FTE per 1,000 square feet =5.28
Restaurant/Bar, 5,500 square feet = 6.5 FTEs per 1,000 square feet = 35.75
Yoga/Pilates studio 3,500 square feet = 2.62 FTEs per 1,000 square feet = 9.17
Bath House 3,500 square feet = 4.4 FTEs per 1,000 square feet = 15.4
Total employees generated = 89.6
Mitigation:
89.6 employees multiplied by 0.20 (mitigation rate) = 17.92 employees
17.92 divided by 1.5 (workers per household) = 11.94 employees
11.94 divided by 1.2 (jobs per worker) = 9.95 AUEs
Traffic and Parking
The entire site would have primary access from the existing drive/access off of HWY 224. There
is an existing easement running from Brookside Lot 2 to the Adjacent Temple site, as well as an
unbuilt platted road accessing the property from the north east.
The applicant is proposing to use the Brookside easement as its required secondary access to
the site. However, there is a pending plat amendment application that would eliminate this
easement. Assuming this plat amendment is approved and recorded, the applicant will need to
revise the proposal to incorporate a new/different secondary access to the property.
The proposal would modify the existing parking plan to create two parking areas with a total of
99 parking spaces. Both areas would be located behind an existing berm and be relatively
screened from HWY 224.
The parking spaces proposed in front of the existing Snowed Inn building are located 100 feet
from the front property line with the drive located within the setback. Section 10-2-4.E.2 of the
Development Code states that the minimum setback from HWY 224 shall be 100 feet. Section
10-2-4.F of the Development Code states that Driveways leading to a garage or parking space
are excepted from the setback regulation.
The applicant submitted preliminary traffic/trip calculations comparing the proposed use with
the Colby School use. Engineering staff reviewed the information and requested that the
7
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applicant provide additional information including calculations comparing the proposed hotel
with the Snowed Inn use at peak traffic times. Prior to any recommendation to the Planning
Commission, staff will present findings with relation to the traffic impacts of the proposed use
on HWY 224 and the adjacent properties.
Wetlands
The site plan submitted indicates that the western most eco cabins are adjacent to a wetland.
The required setback of any structure from a wetland is 40 feet. To date, staff has received no
information indicating this wetland has been delineated by the Army Corps of Engineers. Prior
to any approval of the application, the wetlands will need to be delineated, and all structures
setback a minimum of 40 feet from that delineation line.

Analysis and Findings
Low Impact Permits are generally an administrative use, reviewed by staff approved by the
Community Development Director. Nonetheless, Section 10-3-4.2 of the Code states:
“In proposals where the CDD or designated planning staff member determines that
potential issues may arise or additional comment is needed from the community, a
public hearing on the application may be scheduled with the Planning Commission.
Following the public hearing, the Planning Commission shall make a recommendation to
the CDD or designated planning staff member regarding an approval, approval with
conditions or denial of the application.”
Staff has determined that additional public comment is needed for this application, and
therefore has scheduled it for review by the Planning Commission.
Standards of review for a low impact permit are located in section 10-3-4.E of the Development
Code. Standards and staff analysis are provided below.
Criteria 1: The use does not significantly increase vehicular traffic, unless the increases
are consistent with previously approved plans for which appropriate mitigation has
been contemplated and which has been implemented in an appropriate manner to
accommodate the proposed amendment;
Analysis: The applicant has provided traffic counts for the proposed use as well as for
previous uses. This information as was reviewed by the Engineering Department and
additional clarification was requested. The applicant is currently working to provide that
information.
Criteria 2: The use does not significantly increase the demand for parking; unless the
increases are consistent with previously approved plans for which appropriate
Colby School LIP December 8, 2015
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mitigation has been contemplated and which has been implemented in an appropriate
manner to accommodate the proposed amendment;
Analysis: The proposal will increase the amount of parking on site by approximately 60
parking spaces. The parking in general is located behind a berm and is not visible from
the HWY 224 right-of-way. Nonetheless, it does represent an increase in the amount of
parking provided.
Criteria 3: The use does not intensify the likelihood of pedestrian and vehicular conflicts;
Analysis: The proposed site plan indicates that the majority of the project will be
pedestrian oriented. There is no vehicular access proposed in the eco cabin area, and
there are walking trails proposed throughout the site.
Criteria 4: The use does not create unsightly conditions, including, but not limited to,
unscreened storage and other environmental concerns;
Analysis: If built, the proposed use should improve the existing site as it relates to
aesthetics. Currently the buildings are underutilized and are falling into disrepair. As
part of the building permit review, the applicant will need to demonstrate that the
mechanical, storage, garbage dumpsters etc. are screened from view.
Criteria 5: Buildings and other structures shall provide a human scale consistent with
adjacent development and appropriate to residential uses and consistent with adjacent
conforming development in the zoning districts. The massing, scale, and architectural
design shall be consistent with the design guidelines established in section 10-4-19 of
this title;
Analysis: Initial review of the project indicates that the proposed buildings and
structures are consistent with the surrounding vernacular in size and scale. The
proposed eco cabins are similar in size to a garage or accessory building and will be
approximately 15 feet in height. The proposed restaurant, bath house and yoga studio
are similar in size and scale to a single family home in the Snyderville Basin. With regard
to the architectural finishes, materials submitted by the applicant indicate that the
project meets the standards in the Development Code.
Criteria 6: The use does not intensify noise levels or odors;
Analysis: Concerns have been raised by the neighbors that there will be an increase in
the amount of noise due to the increased intensity of the use. These impacts would
result primarily from events such as weddings or parties held on the lawn area behind
the main building. Staff recommends that the applicant submit a noise mitigation plan
for review by the Planning Commission prior to any approval.
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Criteria 7: The use does not create significant dust and dirt conditions, which cannot be
adequately mitigated;
Analysis: Once construction has concluded, there should be no impacts from dust and
dirt on site.
Criteria 8: The use does not intensify lighting and glare conditions;
Analysis: Prior to the issue of a building permit, the applicant will be required to submit
a complete lighting plan for review and approval. No permit will be issued for a lighting
plan that does not meet the requirements of Chapter 4 of the Development Code.
Criteria 9: The site shall be landscaped according to section 10-4-20 of this title;
Analysis: Prior to the issue of a building permit, the applicant will be required to submit
a complete landscape plan for review and approval. No permit will be issued for a
landscape plan that does not meet the requirements of Chapter 4 of the Development
Code.
Criteria 10: The use does not create a sudden change in privacy for adjacent property
owners;
Analysis: Currently the site is vacant. Therefore, any use on site will constitute a change
in privacy for adjacent property owners. Nonetheless, the applicant
Criteria 11: The proposed use shall be in compliance with the standards of approval of
development permits in chapter 4 of this title.
Analysis: Staff will provide the Commission comprehensive analysis of the standards of
approval for Chapter 4 prior to any recommendation of approval.
Criteria 12: The use is generally consistent with the goals and policies of the general
plan.
Analysis: Staff will provide the Commission comprehensive analysis of the General Plan
prior to any recommendation of approval.

Recommendation
Staff recommends that the Snyderville Basin Planning Commission review the proposed hotel
low impact permit, including its related accessory and supporting uses, conduct a public hearing
and provide staff and the applicant with direction.
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Public Notice, Meetings and Comments
This item was publicly noticed as a public hearing with possible action by the Snyderville Basin
Planning Commission. Notice of the public hearing was published in the November 27 issue of
The Park Record. Courtesy postcards were mailed to all property owners within 1,000 feet of
the subject Parcel two weeks prior to this public hearing.
The comments received from pertinent County Department and service providers are attached
to this staff report in Attachment F. Staff has not received comments that cannot reasonably be
fulfilled or that warrant denial of the petition.

Attachments
Exhibit A –
Exhibit B –
Exhibit C Exhibit D Exhibit EExhibit F -

Legal Memorandum from County Attorney
Narrative from Applicant
Affordable Housing Calculations
Traffic Calculations
Proposed Site Plan and Architectural Information
Service Provider Comments
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EXHIBIT A

Low Impact Permit
CRITERIA FOR APPROVAL
Former Colby School/Snowed Inn Site and Brookside Estate Lots 2 and 3
This permit application requests commercial uses to reoccupy the former Colby/Snowed Inn site in a
format that match up with the vested uses on the site. Additionally, this permit seeks approval of 40
accessory units “eco-cabins” (supporting the bed and breakfast/minor hotel use approved on the Colby
property) and some support structures and private recreation facilities on the Brookside Estate lots 2
and 3.
The vision of the entire property is a “destination for conscious living”. With a holistic approach to food,
design and living, the intention is to stir the senses and incite flow in body, mind and spirit. The
project’s aim is to inspire people to adopt health and wellness into their everyday lives. The goal is to
renovate the existing structures on the Colby site and add some support areas to engage locals daily in
the heart of the site. Visitors/destination guests will have the opportunity to live like Summit County
locals do – and experience our beautiful County in a setting dedicated to fun and wellness.
The current approved Low Impact Permit for the Colby site that allows Commercial Pilates, Yoga,
Meditation, and Fitness use on the site will continue until those buildings need to be further renovated
after this LIP is approved.

Summary of Site Plan – (Existing Structures are in BOLD)
On the former Colby School/Snowed in site (4+ acres):






15 hotel rooms: Located in the Main existing building (about 10,000 sf). Renovation of the
entire structure into upscale boutique guest accommodations and guest lounge. This building
was used as a bed and breakfast/minor hotel with 10-15 rooms when it was the Snowed Inn.
Event and function center: Located in the existing Gym building (currently used for fitness,
yoga, etc). 3,500 sf renovated event space for yoga retreats, weddings, etc. This building was
used as a classroom, teacher’s lounge and gym during the Colby School’s use of the site. This
building is currently being used for Fitness, Yoga and Meditation.
Reception and information center: Located in the existing Art building, this approximate 1,400
sf will be renovated and used for guest check-in/information, office and back of house for the
operations. This site is currently used as a Pilate’s studio.
Café/bakery: approximately sf 1,600 of new structure, serving coffee and bakery items with
casual grab and go or order at the counter and eat in. Planned to seat approximately 30 people,
orders will be taken at the counter. Open breakfast and lunch. Paved/stone/cement Plaza area
that connects to restaurant and studio allowing easy circulation to and from all of the main
buildings in the heart of the site.

On the former Colby School/Snowed in site (4+ acres) and partially on Brookside (8+ acres):


Restaurant/bar: approximately 4,900 sf in a new structure planned to seat about 150 guests.
This space will incorporate a commercial kitchen that supports the restaurant, bakery/café and
the events/weddings, bathrooms. Table service for breakfast, lunch, and dinner. 600 sf is
proposed on the north end of the restaurant and shown on the site plan as the Glass House

14

EXHIBIT B



seating area. An estimated 1,900 sf of the total 4,900 sf is located on Brookside, the larger
portion of the structure is planned on Colby. 500 sf of the planned 600 sf of the Glass House is
proposed on Brookside. All lot lines would be removed as part of the revised Plat once the LIP is
approved.
Yoga/Pilates Studio – a new structure of approximately 3500 sf. Planned for two workout rooms
– one for yoga and one for Pilates with appropriate bathrooms, locker area, showers and
reception area. An estimated 500 sf of the total 3,500 sf is located on Brookside, the larger
portion of the structure is planned on Colby property.

On the Brookside lots (8+ acres):





Bath House/Therapy rooms – a new structure of about 3,500 sf. Planned as an adult only
relaxation and therapy destination for hotel guests, with indoor and outdoor hot tubs, therapy
rooms for massage and therapeutic treatments, and a steam room.
40 Eco-cabins - 40 keyed hotel-room cabins supporting the main structure’s minor hotel use
with a much smaller overall footprint. Located within existing foliage and nestled lower
topographically than highway 224, cabins will contain a bedroom and bathroom. Each cabin will
have a deck with outdoor seating. The site plan shows the proposed circulation system for foot
paths and small gathering areas with gas fire pits.
o 25 family cabins – approx. 700 sf.
o 15 single cabins – approx. 350 sf.
Swimming pool (600 sf) and Club House – ski and bike storage (900 sf).

With the large buffer and landscaped area along the south property boundary, the eastern property
boundary, the significant open meadow area in the center of the Brookside parcel, the open natural
area in the south western side and north field; the project has a large amount of undeveloped area. We
estimate the undeveloped portions of the site plan to exceed 70% of the entire project and can verify
the area through the Low Impact Permit process.
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Response to LIP requirements:
1. The use does not significantly increase vehicular traffic, unless the increases are consistent with the
previously approved plans for which appropriate mitigation has been contemplated and which has been
implemented in an appropriate manner to accommodate the proposed amendment.
The use, as specified above, generate similar overall traffic and peak traffic than the former uses of the
Colby School as a Private School and the Snowed Inn as a B& B and restaurant did previously. Hales
Engineering ran trip generation numbers using proposed site data as a basis for a comparison to the
school and B&B. With over 114 estimated peak am trips for the former Colby and 86 peak am trips for
the proposed site plan; vehicular traffic is similar to the previous vested uses.
2. The use does not significantly increase the demand for parking; unless the increases are consistent
with previously approved plans for which appropriate mitigation has been contemplated and which has
been implemented in an appropriate manner to accommodate the proposed amendment.
Parking proposed on the site includes 99 spaces for all of the uses. The number of spaces planned is the
minimum requirement from parking code. None of the parking will be visible from 224 (as it is currently
not observable from the highway) due to the berming and enhanced vegetation continued along the lot
frontage. Additionally, parking has been broken up into smaller parcels, reducing the amount of spaces
in one location. Parking will not be visible from adjacent lots/owners.
3. The use does not intensify the likelihood of pedestrian and vehicular conflicts.
No, the likelihood of ped/vehicle conflicts is not intensified as we limit vehicular travel on the site and
restrict cars only to the parking lots on the front area of the property. As shown in our plan the intent of
the property is to have the whole site connect to the county-wide trail system and we anticipate and
encourage pedestrian, bike and other non-motorized forms of transport to and from the site. The site is
ideally located to take advantage of the trail system and that we are excited to be connected to the
McCloud Creek trail, close to Copper Moose farm, the Old Ranch Road network and the trails that take
us to and from Kimball Junction and Park City.
4. The use does not create unsightly conditions, including, but not limited to, unscreened storage and
other environmental concerns.
The re-use of all of the four exiting buildings and the site will bring them back to visually pleasing
conditions. The site and buildings have been unmaintained for the past four-plus years and significant
maintenance on the exterior and interiors of the buildings needs to occur just to keep them safe. New
structures are all planned to exceed the minimum setbacks and are planned in locations that minimize
their visual impact. No unscreened storage is contemplated.
5. Buildings and other structures shall provide a human scale consistent with adjacent development and
appropriate to residential uses and consistent with adjacent conforming development in the zoning
district. The massing, scale, and architectural design shall be consistent with the design guidelines
established in Section 10-4-20 of the Code (applicable to Snyderville Basin only).
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Please see our submitted design boards. Most of the site will be renovated with the new structures
being subordinate to the main structure (B&B) and the gym building (new event space).
6. The use does not intensify noise levels or odors.
No noise or orders are anticipated to be generated as part of this application that affects anything
offsite.
7. The use does not create significant dust and dirt conditions, which cannot be adequately mitigated.
No dust or dirt are anticipated to be generated from the uses.
8. The use does not intensify lighting and glare conditions.
Night lighting will meet night sky ordinance best management practices.
9. The site shall be landscaped according to Section 10-4-21 of the Code (applicable to Snyderville Basin
only).
The existing landscaping did meet the code when planted. We plan on expanding and enhancing the
landscaping per the code and as shown in the site plan. As much of the healthy native natural
vegetation as possible will be maintained. In some areas of the site, there will be no removal of any of
the existing significant vegetation.
10.The use does not create a sudden change in privacy for adjacent owners.
The Class II Development Permit that allowed the Snowed Inn and Colby School to utilize the site runs
with the land and generated multiple approved uses with varying activity levels. The proposed uses
meet the Class II Development Permit and are less intensive than the previous uses. For the Brookside
lots, the buffer of privacy shall be maintained in a more significant way than the proposed platted
lots/single-family homes.
11.The proposed use shall be in compliance with the Standards of Approval of Development Permits
outlined in Section 4 of the Code (applicable to Snyderville Basin only).
See Letter from David Thomas, County Attorney, November 2014.
12.The use is generally consistent with the goals and policies of the General Plan.
The newly adopted General Plan intended to address the existing vested uses on this site. The goals
and policies of the GP for the Canyons/Mixed Use area match the vested uses on this site.
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Affordable Housing Calculations
The reused buildings on the Colby site are exempt from the affordable housing calculations
(existing sf/buildings). These buildings have been used for the Snowed Inn and the Colby
School’s operations and are being reused and do not count toward an Affordable Housing
requirement. Additionally, the café, restaurant, yoga and bathhouse (new structures) proposed
on Colby and Brookside are exempt as they are grandfathered uses and fit within the
exemption of the existing development rights of the Colby property. The yoga/fitness facility is
not generating new employees as it will contract with existing providers in Summit County who
teach/operate out of other studios and locations.
The remaining proposed density/development is the 40 Eco Cabins. Subtracting out the -5,000
sf first-time exemption from each of the 2 Brookside lots = 10,000 sf exemption. The total
square feet of the 40 cabins is 22,750 sf.
22,750-10,000=12,750 square feet. The average size of the 40 cabins is 550 sf. 12,750sf/550sf
= 23 cabins. 23 cabins x.6 employee per cabin = 13.9/1.5 workers per house = 9.2/1.2 jobs per
worker = 7.72 AUE’s in this scenario. This is far more employees than we anticipate hiring to
operate and work in the cabin area. Our business plan calls for, at the most, a crew of 3 to
clean and maintain the 40 cabins. The Peaks Hotel in Park City room staff averages 2.5
rooms/hour per employee. The recent Hyatt Place also provided information that showed how
many employees are needed to clean and maintain a significantly larger hotel operation. The
Land Management Code allows for justification and support of alternative affordable housing
generation rates that the code subjectively provides. The 7 AUE result is an unrealistic figure
for what this project will truly generate for employees and AUE need on this site.
We anticipate housing the property/hotel manager onsite (with their family) for free in a unit of
a minimum 900 sf as part of their employment contract. We believe that this restricted unit
appropriately covers the need generated by the new development and the entire proposed
plan. Plus, locating the AUE on the site provides for close proximity of the individual or couple
to their work, requiring less vehicular travel. The location of the AUE on site also allows
affordable housing to be located in appropriate locations throughout the county instead of in
harder to find and less desirable large density developments.
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Table 2
The Colby School Trip Generation Study
Trip Generation

A.M. Peak Hour
1

West

Land Use
K-8 Charter School
Project Total a.m. Peak Hour Trips

Number of

Unit

Units
175

Type
Students

Trip

%

Generation Entering
114
55%

%

Trips

Trips

Total a.m.

Exiting
45%

Entering
63

Exiting
51

Trips
114

63

51

114

1. Land Use Code from the Institute of Transportation Engineers Trip Generation Manual (9th Edition - 2012)

SOURCE: Hales Engineering, January 2015
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EXHIBIT D

Table 1
Summit Count Colby Property TGS
Trip Generation

A.M. Peak Hour
1

Land Use
Health/Fitness Club
High-Turnover (Sit-Down) Restaurant (932
Hotel (310)
Project Total a.m. Peak Hour Trips

P.M. Peak Hour
1

Land Use
Health/Fitness Club
High-Turnover (Sit-Down) Restaurant (932
Hotel (310)
Project Total p.m. Peak Hour Trips

Number of

Unit

Units
2
4
40

Type
1,000 Sq. Ft. GFA
1,000 Sq. Ft. GFA
Rooms

Number of

Unit

Units
2
4
40

Type
1,000 Sq. Ft. GFA
1,000 Sq. Ft. GFA
Rooms

Trip

%

Generation Entering
20
50%
44
55%
22
59%
Trip

%

Generation Entering
20
57%
40
60%
24
51%

%

Trips

Trips

Total a.m.

Exiting
50%
45%
41%

Entering
10
24
13

Exiting
10
20
9

Trips
20
44
22

47

39

86

%

Trips

Trips

Total p.m.

Exiting
43%
40%
49%

Entering
11
24
12

Exiting
9
16
12

Trips
20
40
24

47

37

84

1. Land Use Code from the Institute of Transportation Engineers Trip Generation Manual (9th Edition - 2012)

SOURCE: Hales Engineering, January 2015

20

EXHIBIT D

21

EXHIBIT E
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EXHIBIT E
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EXHIBIT E

Colby School park city, utah

LOW IMPACT PERMIT APPLICATION | SUPPORTING MATERIAL
OVERALL SCHEME RENDERS
SECTIONAL RENDER
DHD & AVRO|KO MOOD BOARDS

dhd

| arhchitecture & design
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EXHIBIT E

s u p p o r t i n g m at e r i a l | l o w i m pa c t p e r m i t p r o p o s a l

02 n o v 2015



farm house

HOTEL
EVENT SPACE

yoga studio

MEADOW

bathhouse

CONTEXT

CONTEXT

AREIAL PERSPECTIVE

cafe/bakery

entrance
building

dhd

| arhchitecture & design

restaurant/
glasshouse

PLAZA

TEMPLE har shalom

Casitas

Aerial Perspective

highway 224

EXISTING ENTRANCE
GATES
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o v e r a l l s c h e m e r e n d e r s | l o w i m pa c t p e r m i t p r o p o s a l

02 n o v 2015



HOTEL

entrance
building CAFE/BAKERY

restaurant

bathhouse

MEADOW

Casitas

overall scheme section

dhd

| arhchitecture & design
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EXHIBIT E

o v e r a l l s c h e m e s e c t i o n a l r e n d e r | l o w i m pa c t p e r m i t p r o p o s a l

02 n o v 2015



CULARcasitas
INSPIRATION - FOR EXISTING & NEW
interior/exterior
dhd

| arhchitecture & design
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EXHIBIT E

d h d & av r o | ko m o o d b o a r d s | l o w i m pa c t p e r m i t p r o p o s a l

02 n o v 2015



8

ARCHITECTURAL VERNACULAR

INSPIRATION - FOR EXISTING & NEW

ARCHITECTURAL VERNACULAR form/materiality

dhd

| arhchitecture & design

28

EXHIBIT E

d h d & av r o | ko m o o d b o a r d s | l o w i m pa c t p e r m i t p r o p o s a l

02 n o v 2015



BATH HOUSE

MOOD

BATH HOUSE INTERIOR/EXTERIOR

dhd

| arhchitecture & design
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EXHIBIT E

d h d & av r o | ko m o o d b o a r d s | l o w i m pa c t p e r m i t p r o p o s a l

02 n o v 2015



Ray: The Park City Fire District (PCFD) forwards a favorable recommendation for this project, with the
following corrections and/or clarifications to the meeting summary prepared by Brooke Hontz.
These clarifications to the meeting summary are as follows:
1) Secondary/Emergency Access – ACCEPTABLE – However, this does meet the requirement for
the emergency and secondary access needs.
2) ECO-Cabins and Fire Sprinkler Requirements – PCFD and Summit County Building Department to
meet and discuss the occupancy classification and use for these structures to determine if fire
sprinkler protection is required by either the IBC and/or IRC.
3) Fire Hydrant Locations – Design Team to meet with PCFD during the design phase to determine
fire hydrant locations on the site plan and receive approval from PCFD before any construction
is permitted.
4) Fire Department Access Along the ECO-Cabin Loop – Please change the acceptable width of the
loop to be 12-feet, and not the 8-feet wide. This will provide consistency for road widths. The
driving surface must also be capable of providing a supportable surface to support the weight of
the emergency vehicle to the eco cabin area as you have stated.
Thank You again Brooke and look forward to working with you on this project.
Scott W. Adams
Assistant Fire Chief
Park City Fire District

Ray,
It doesn’t appear The Rec District has any comments on this application.
Thanks.

Bob Radke
Trails & Open Space Manager
Snyderville Basin Recreation District
www.basinrecreation.org
office: 435-649-1564 Ext. 19
Parks • Trails • Recreation

Ray,
My only comment would be to make sure to keep existing cover on our water line. With the berm being there we
need to be careful of not taking cover off the water line.
Thank you.
13
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EXHIBIT F

Brian

Ray, RMP has existing underground equipment in this area that will need to be removed or relocated prior to
construction of these facilities. The developer will be responsible for the costs to do this. Once this is done we have
no concerns with this project. Please relay this info to those who need to know.
Thanks,
Bryan Millward
Journeyman Estimator
435-655-7806
6280 North Silver Creek Drive
Park City, UT 84098

Ray, we have a gas line that serves the building on the north side currently. We also
have a main in front of the complex. Any needs for additional service should not be a
problem.
Grant Peircy
Questar Gas
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EXHIBIT F

