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

Snyderville Basin Planning Commission
Ray Milliner, Planner
May 10, 2016
Work Session
Little Valley Subdivision

Recommendation: Staff recommends the Snyderville Basin Planning Commission (SBPC) review
the proposed application and provide the applicant and staff with direction.
Project Description:
Project Name:
Applicant(s):
Property Owner(s):
Location:
Zone District:

Little Valley Subdivision
Milton O. Bitner Company
Milton O. Bitner Company
Intersection of Bitner Ranch Road and Deer Hill Road
Hillside Stewardship (HS) Parcels SS-13 (88.06 acres) and
SS-12 (20 acres)

Proposal:
The applicant is proposing to develop 12 single family lots on two existing legal lots of record,
totaling 108.06 acres (Exhibit A). The property was granted 6 units of density under the Third
Amendment to the Consent Agreement of the Red Hawk Wildlife Preserve (the Preserve)
development, and is transferring 6 additional units from a 455 acre parcel known as the “Packer
Parcel.” This transfer is also allowed under the Third Amendment to the Consent Agreement.

60 North MainP.O. Box 128Coalville, UT 84017
Phone (435) 336-3124, 615-3124, 783-4351 x3124Fax (435) 336-3024
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Vicinity Map:

Background
On March 30, 2016 the applicant, Milton O. Bitner Company submitted an application for a
Preliminary Plan for a major subdivision. The proposal is for 12 residential lots ranging in size
from 2.58 acres to 3.13. The subject property, along with another parcel known as the Packer
Parcel was annexed into the Preserve Development through the Third Amendment to the
Consent Agreement on August 1, 2007. The density was calculated on a 1 unit per 20 acres of
ground granting 6 units to the Bitner Parcel and 23 for the Packer Parcel for a total of 29 units.
The consent agreement also allowed the developer to transfer density from the Packer Parcel
to other properties in the development. They are proposing to transfer 6 units from the Packer
Parcel to the Bitner Parcel for a total of 12 units on site.
The purpose of this work session is to introduce the project to the Commission, and receive
feedback. When the Planning Commission is prepared to take action on the application,
findings for a recommendation to the County Manager will be made.
Analysis and Findings:
The SBPC may recommend approval, approval with conditions, or denial of the proposed Major
Subdivision 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.
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Standard 1: Is generally consistent with the spirit of the general plan; COMPLIES
Analysis: The site is located in the North Mountain area of the General Plan. The
neighborhood section states:
“The appropriate long-term character is low density single family detached
residential uses, with structures appropriately clustered and sensitively sited in
the mountainous terrain.”
The proposal is low density single family residential. The density for the use is granted
via the Consent Agreement, and the site design is compatible with the surrounding uses.
The General Plan also discourages curb and gutter, and the use of street lights.
Standard 2: Conforms to all pertinent provisions of the Code; COMPLIES
Code Requirement
Section 10-4-2 (G)
Wildlife Habitat
Any development which has
the potential of adversely
affecting critical wildlife
habitat, including critical
winter range, migration
corridors, and birthing areas
as evidenced by written
testimony of the state division
of wildlife resources shall take
all reasonable steps to
minimize such impacts, which
may require the clustering of
development in the least
sensitive parts of the
development parcel.
Section 10-4-3
Critical Lands
Development within Critical
Lands is prohibited.

Analysis
There is no evidence that the proposed
development will adversely affect critical
wildlife habitat, including migration
corridors, birthing areas, or critical winter
range.

Findings

The building pads have been clustered
outside of the critical lands, including steep
slopes, wetlands, and the stream corridor.
Staff cannot find that any additional
mitigation is necessary.

Critical Lands are defined as slopes
exceeding 30%, floodplains, wetlands,
avalanche zones, geologic hazards, and
ridgelines.
The property contains slopes exceeding
30%. There are no wetlands or streams on
the property.
The lots have been located to ensure
development does not occur on slopes
exceeding 30%. There is adequate area for a
home on each lot without encroaching onto
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a slope greater than 30%.
Section 10-4-5
Water and Water Supply
A source of water to the
proposed project must be
identified and all water
systems shall meet the
availability, distribution, and
capacity requirements.
Section 10-4-6
Sanitary Sewer
Notice of adequate sewer
capacity to serve the
development shall be
provided by the Snyderville
Basin Water Reclamation
District.
Section 10-4-7
Fire Protection
Ability to serve a
development shall be
provided in writing by the
Park City Fire Service District.
Section 10-4-10
Transportation Infrastructure
and Access Design
A minimum of two access
roads for separate ingress and
egress will be provided. At
least one access will be
considered the main access to
be dedicated as part of the
final plat.

Water will be provided by Mountain
Regional Water. They have provided their
approval in writing.

The applicant is proposing that the lots each
have individual septic systems. Per Chapter
10-6 of the Development Code, the
applicant may conduct an economic analysis
to the Snyderville Basin Water Reclamation
District requesting septic systems. The
applicant submitted the analysis and it was
reviewed and approved by the SBWRD (See
Attachment C).
The Park City Fire Service District has
provided comments and potential
conditions of approval (Attachment C).

This access to this property has been
reviewed by the Fire District as a cul-de-sac.
Provided the application meets minimum
standards for a cul-de-sac, secondary access
is not required.

At a minimum, the second
access may be permitted so
long as it is a passable access
road and maintained for
emergency services as
approved by the Fire District.
Section 10-4-11
Public Utilities
Letter shall be obtained from
each public utility company

Letters have been received from the utility
companies that will provide service to the
development.
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that will provide service to the
development stating its ability
and commitment to provide
service to the development.
Section 10-4-16
Parks, Trails, Trailheads
All development shall provide
neighborhood park facilities in
a manner that is sufficient to
meet the specific recreational
demands that will be
generated by the
development.

No parks or trails are proposed as part of
the subdivision. Approximately 50% of the
property (not including open space on each
individual lot) will be designated as open
space available to residents, and there are a
number of biking and hiking trails in the
immediate area that will be immediately
available as well. No request for additional
amenities was made by the Snyderville
Basin Recreation District.

Section 10-5-5
Affordable Housing
Residential Base
Requirement
All new residential
development shall be
required to develop or ensure
the development of
affordable housing at a rate of
20% of the units in a
development. The affordable
housing obligation shall be
met concurrently with the
construction of market rate
units.

The affordable housing obligation for this
development is 2.4 unit equivalents.
A fee in lieu of constructing the units may
be used for any affordable housing
obligation. The applicant has agreed to this
method.
A note will be added to the plat requiring
the fee in lieu to be paid prior to the
issuance of the first building permit. The fee
in lieu will be determined at the time of
payment.

Standard 3: Has been designed so that all lots created are clustered to the maximum extent
possible and in a manner that places development near existing county infrastructure and
services.
Analysis: Although large, the lots have been clustered at the southern end of the
property in the area with the lowest grade.
Standard 4: Is compatible with the appropriate social, cultural, rural, mountain and natural
resource characteristic of the Snyderville Basin;
Analysis: The lots are associated with the Preserve Subdivisions, which are generally
large homes on large lots on moderate slopes with septic tanks. It is anticipated that the
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people who purchase these lots will be similar socially and culturally to those who live
adjacent.
Standard 5: Complies with appropriate concurrency management provisions of this title and
the appropriate infrastructure and level of service standards of this title;
Analysis: The applicable provisions of Chapter 4 of the Code were analyzed under
Standard 2 above.
Standard 6: Will not generate unacceptable construction management impacts; and the
appropriate mitigation measures are included in the development proposal;
Analysis: Although large, the lots have been clustered at the southern end of the
property in the area with the lowest grade. Each individual home will be reviewed for
compliance with the standards of development in the Snyderville Basin Development
Code, as well as for standards from the Engineering and Building Departments.
Standard 7: Will meet or exceed development quality and aesthetic objectives of the general
plan and this title;
Analysis: Each individual home will be reviewed for compliance with the standards of
development in the Snyderville Basin Development Code, as well as for standards from
the Engineering and Building Departments.
Standard 8: Will protect life and property from natural and manmade hazards;
Analysis: Staff found no evidence of any natural or manmade hazards on site, including
unstable soil, toxic waste, flood planes, mine shafts, and the like. Each individual home
will be reviewed for compliance with the standards of development in the Snyderville
Basin Development Code, as well as for standards from the Engineering and Building
Departments.
Standard 9: Will prevent harm to neighboring properties and lands, including nuisances;
Analysis: Staff found no evidence that the proposed development will cause any harm
to adjacent property owners.
Standard 10: Includes the written consent by each landowner whose property is included
within the area described in the development; and
Analysis: The applicant is the owner of the entire property.
Standard 11: Will not adversely affect the health, safety and welfare of residents of the
Snyderville Basin.
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Analysis: The project complies with all applicable standards of the Code. It will not be
detrimental to the health, safety, and general welfare of the residents of the Snyderville
Basin.
Recommendation:
Staff recommends the Snyderville Basin Planning Commission (SBPC) review the proposed
application and provide the applicant and staff with direction.
ATTACHMENTS
Exhibit A:
Exhibit B:
Exhibit C:

Proposed Subdivision Plat Package
Third Amendment to the Consent Agreement
Service Provider Comments
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ENTRY
00821870
NO.
08/10/2007 04:33:36 PM B: 1882 P: 0765
Agreement PAGE 1/137
ALANSPRIGGS,
SUMMITCOUNTYRECORDER
FEE 0.00 BY SUMMIT COUNTY CLERK
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THIRD

AMENDMENT

CONSENT

This Third Amendment
May

W

WMMWH'4

TO

AGREEMENT

("Third Amendment"),

to thatcertainConsent Agreement dated

1, 1997 (the"Consent Agreement"), a trueand correctcopy of which isattachedhereto as

Exhibit "1", isenteredintoeffectivethis21st day of June, 2006 by and between Park City
WildlifeConservancy Trust,LLC

("Developer"),MacDonald

Utah Holdings, LLC

("Preserve

subdivisionof the Stateof Utah, by and through its
Developer") and Summit County, a political
Board of County Commissioners (the"County").
RECITALS
A.

The Consent Agreement was executed on May

1, 1997 by and between Red Hawk

Development, LLC, a Utah limitedliability
company, of which Developer isa successorin
interest
with respectto the SubjectProperty describedhereafter,
and Summit County ("County"),
approving development of the "Red Hawk

WildlifePreserve" on approximately 2,299 acresof

land consistentwith the terms and provisionsof the Consent Agreement.
B.

On or about December

15, 1999 the Red Hawk

WildlifePreserve development

MacDonald
approved by the Consent Agreement was partitionedpursuant to arbitration.
to thatportion of the Red Hawk
Holdings, LLC, became a successorin interest
definedin the Amendment
Amendment"),

to the Consent Agreement, dated July 9, 2003

as the "MacDonald

Utah

WildlifePreserve
(the"First

Parcelof the Project",and currentlyknown as The Preserve

development ("The Preserve").

1
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III

C.

The Consent Agreement was amended a second time (the"Second Amendment")

by a Second Amendment

to the Consent Agreement dated May

12th,2004 which made only

minor modificationsbased on a revisedplatattachedto the Second Amendment.
D.

The remaining portionof the Red Hawk

WildlifePreserve,identified
in the

Consent Agreement as the "Nielsen Parcelof the Project"or the "Ridges atRed Hawk
("Ridges atRed Hawk

Parcel"

Parcel")was subdivided intoPlat"A" ("PlatA") on or about May 28th

1997 and PlatF on or about March 9th,2005, ("PlatF").
E.

On or about May

17,2005, Developer acquired the PlatF Property (the"PlatF

Property")of the Ridges atRed Hawk
developer of the Ridges atRed Hawk

Parcel includingallrights,title
and interest
of the
Parcel,which were assigned to Developer in connection

with the saleof PlatF.
F.

Developer owns and/or controlsalllotsand property locatedwithin PlatF of the

Ridges atRed Hawk

Parcel,and desiresto annex PlatF intoThe Preserve so thatitisgoverned

by the terms and provisionsof the Consent Agreement and the amendments

theretorelatingto

the Preserve and isentitledto be developed consistenttherewithand pursuant thereto.
G.

Under the terms of the Consent Agreement, (Schedule 1,VI.B), certainabutting

properties,
may be annexed in to the Red Hawk

WildlifePreserve Development, with the density

of one unitper 20 acres includingthatcertainproperty commonly

known

as the Packer Property

or the Porcupine Property,approximately 455 acresin size(the"Packer Property"),and the
Bitner Property,approximately 125 acresin size(the"Bitner Property"),which aremore
describedin the Consent Agreement as Exhibit A, Parcels8 and 9, respectively,
and
particularly
on Exhibit"2" hereto.

2
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H.

Developer now owns or controlsthe Packer Property,and desires,along with all

other partiesthathave any right,title
and interest
therein,to annex the same intoThe Preserve,
and to have the same govemed

by the Consent Agreement, as amended by those amendments

governing The Preserve,and to be included in and deemed a partof The Preserve.
I.

Developer now owns or controlsthe BitnerProperty,and desires,along with all

otherpartiesthathave any right,title
and interest
therein,to annex the same intoThe Preserve,
and to have the same governed by the Consent Agreement, as amended by those amendments
governing The Preserve,and to be included in and deemed a part of The Preserve.
J.

Except as amended and modified by thisThird Amendment

to the Consent

with the terms and provisionshereof,itisthe intentof
Agreement or to the extentinconsistent
the partiesthatallotherterms and provisionsof the Consent Agreement, FirstAmendment
Second Amendment

and

the "Consent Agreement, as amended"), shallremain in full
(collectively

forceand effect.
K.

Summit County has determined thatthisThird Amendment

to the Consent

Agreement does not alterthe intentof the Consent Agreement regardingthe use, densityand
configurationof the Project,and thisThird Amendment

and any platpromulgated hereunder can

be approved by the Board of County Commissioners without furtherproceedings before the
Planning Commission.
NOW,

THEREFORE,

forand in considerationof good and valuable consideration,
the

receiptand sufficiencyof which ishereby acknowledged, the County and Developer hereby
agree as follows:
1.

Annexation of the Plat F Property into the MacDonald

PlatF of the Ridges atRed Hawk

Parcel of the Project.

and interests
Parcel,and alllots,and otherpropertyrights,title
3
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thereinare hereby annexed intoThe Preserve and shallbe considered,renamed and referredto as
part of The Preserve development, and shallbe subjectto The Preserve CC&R's,
Amendment,

thisThird

and applicableprovisionsof the Consent Agreement, as amended, not inconsistent

herewith.
2.

Annexation of the Packer Property. The Packer Property,and alllots,and

otherpropertyrights,title
and interest
thereinare hereby annexed intoThe Preserve pursuant to
the provisionsof the Consent Agreement, includingRecitalA, Paragraph 1.1and ExhibitA
(Parcel8),thereofand shallbe consideredrenamed and referredto as part of The Preserve
development, and shallbe subjectto The Preserve CC&R's,

thisThird Amendment,

and

herewith.
applicableprovisionsof the Consent Agreement, as amended, not inconsistent
3.

Annexation of the Bitner Property. The Bitner Property,and alllots,and other

and interest
thereinare hereby annexed intoThe Preserve pursuant to the
propertyrights,title
provisionsof the Consent Agreement, includingRecitalA, Paragraph 1.1 and ExhibitA (Parcel
9),thereofand shallbe consideredrenamed and referredto as partof The Preserve development,
and shallbe subjectto The Preserve CC&R's,

thisThird Amendment,

and applicableprovisions

of the Consent Agreement, as amended, not inconsistent
herewith.
4.

Density. The PlatF Property shallhave the base densityreflectedin the recorded

PlatF plat.Pursuant to the Consent Agreement the development densityof the Packer
Property,
afterannexation intoand as part of The Preserve development shallbe 23 unitsof
singlefamily
residential
density.The development densityof the Bitner Property shallbe 6 unitsof single
family residential
density. That densityisbased on one unitof densityper 20 acrespursuant to
RecitalA and Paragraph 1.1,and ExhibitA (Parcels8 and 9),of the Consent
Agreement, which
specifiesthatthe Packer Property is approximately 455 acres,and the Bitner Property is
4

14

EXHIBIT B

approximately 125 acres,and upon annexation intothe subjectdevelopment are entitledto base
=
densityof one unitper 20 acres. (455 acres+ 20 acres 22.7; 125 acres+ 20 acres = 6.25).
5.

Location of Density within the Preserve Development.

The overalldensityof

the Preserve including,without limitation,
the additionof the PlatF Property,the Packer
Property and the Bitner Property shallaverage no more than one unitper 20 acres. However, the
Partiesagree thatatthe electionof the Developer such densitymay be configured and located
within the Preserve as Developer may determine. Consequently, Developer may, atitselection,
locateonly a portionof the 23 unitsof densityresultingfrom the annexation of the Packer
Property and the sixunitsof densityresultingfrom the annexation of the Bitner Property on
those respectiveproperties.Additionalunitsof densitymay be re-locatedfrom the Packer
Property and Bitner Property to the otherportionsof the Red Hawk

WildlifePreserve

otherareasof the Preserve,PlatF or Parcel 5
Development, including,without limitation,
describedin ExhibitA to the Consent Agreement (the"Parcel5 Property). In addition,
transferdensityunitsavailableto,but not used in,the Preserve to
Developer may, atitselection,
otherTDR

receivingareasin Summit County, subjectto any TDR

program adopted by the

County, ifany. This shallbe a vested rightthatsurvivesthe expirationof the Consent
Agreement.
6.

Clustering to Promote

Open

Space and View Shed Preservation. The County

atthe electionof the Developer.
agrees thatdensitylocatedwithin the Preserve may be clustered,
This clustering
may include,without limitation,
densityfrom the Packer Property,Bitner
Property or other propertiesannexed intothe Preserve Development pursuant to the Consent
Agreement and RecitalA, Paragraph 1.1and ExhibitA thereof,includingthatdensitywhich
may be re-locatedto and configured on otherareasin the propertiesgoverned by the Consent
5
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the PlatF Property,unplattedareasof the
Agreement, as amended, including,without limitation,
lotsizesmay be reduced to lessthan
Preserve,Parcel 5, etc. In connection with such clustering,
10 acresin size,but not lessthan 5 acresin size. However, the net densityshallnot be increased
and the densityaverage of the overallPreserve Development, with the
by such clustering,
inclusionof the Packer Property,the Bitner Property,the PlatF Property,and any other
propertiesadded to the Preserve pursuant to RecitalA, Paragraph 1.1 and ExhibitA of the
Consent Agreement, shallaverage not lessthan one unitper twenty acres.
7.

SpecificDesign Conditions. The development and constructionon the PlatF

Property and the Packer Property shallbe consistentwith the SpecificDesign Conditions set
forthin Schedule 1 to the Consent Agreement, as amended, and the otherdocuments identified
in
herewith.
paragraph 1.4of the Consent Agreement, to the extentnot inconsistent
8.

Red Hawk

WildlifeManagement

Wildlife Management

and Enhancement

Plan. The Red Hawk

and Enhancement Plan and WildfirePreventionPlan Referenced in the

Consent Agreement shallnot apply to the Preserve or the PlatF property,the Packer Property,
the BitnerProperty or the Parcel5 Property. As itrelatesto the PlatF Property,the Packer
Property and the Bitner Property,which are annexed hereby intoThe Preserve development, any
referencein the Consent Agreement to the "The WildlifeManagement

and Enhancement Plan",

and the "WildfirePrevention Plan,"respectively,
shallmean and referto the requirements of the
Consent Agreement as amended, the Design Guidelines and the CC&R's
Preserve. The Preserve Home

applicableto the

Owners Association (the"HOA"), may perform any and all

functionsthatwere previouslyrequiredof the Red Hawk

WildlifePreserve Foundation in the

Consent Agreement, and itsattachmentswith respectto the PlatF Property,the Packer Property

6
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and the Bitner Property which have hereby become partof The Preserve. The creationand
operationof a wildlifepreserve foundation shallnot be required.
9.

Dedication of Open

Space. Paragraph 3. 3 of the Consent Agreement is

amended and modified such thatDeveloper of the PlatF Property,the Packer Property and the
Bitner Property agree to preserve as open space the land thereinoutsideof areaswhere
constructionof houses, guest houses, caretakercottages,barns or other structures
are permitted,
based on the restrictions
in the plats
placed on the locationand constructionof such structures
thatmay be finallyapproved with respectthereto,and subjectto the applicableDevelopment
Guidelines and SpecificDesign Conditions setforthand defined in the Consent Agreement, as
amended, except as otherwise provided herein.
10.

Transfer of Project. Paragraph 4.2 of the Consent Agreement isamended and

modified to reflectthatthe County has approved and does hereby acknowledge the transferof
the PlatF Property,the Packer Property and the Bitner Property to Developer, or itsassigns,and
theirinclusionas partof The Preserve development.
11.

Notices. Paragraph 5.11 of the Consent Agreement isamended and modified so

thatnoticeto the owner of the MacDonald
To:

Portionof the Projectshallbe given as follows:

MacDonald

Utah Holdings, LLC
c/o KirkpatrickMacDonald
MacDonald & Cie
114 West 78 Street
New York City,NY
10024
Jamie Brackin, Esq.
60 N. Main
Coalville,UT 84017
Summit County Recorder's Office
60 N. Main
Coalville,UT 84017
7
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With copies to:
Cedar Jordan
1441 West Ute Blvd, Ste 320
Park City,UT 84098
and

Kevin Egan Anderson, Esq.
ANDERSON
& GARDINER
60 E. South Temple, Suite 1270

PARRY

SaltLake City,UT 84111
12.

SpecificDesign Conditions. The PlatF Property,the Packer Property and the

Bitner Property shallbe governed by the SpecificDesign Conditions governing the Preserve
development as setforthin Schedule 1 of the Consent Agreement and paragraph 10 of the
Consent Agreement, as amended, to the extentsuch SpecificDesign Conditions are applicableto
the PlatF Property,the Packer Property and the Bitner Property.
13.

Amendment

of the CC&R's.

The CC&Rs

attachedto the Consent Agreement

as Tab "F" shallbe amended and modified as they relateto the PlatF property,the Packer
Property and the BitnerProperty,so thatthey are consistentwith The Preserve CC&R's
Third Amendment.

The CC&Rs

and this

may be amended and modified without additionalCounty

approval.
14.

Amendment

of the Development

Guidelines. The Development Guidelines

attachedas Tab "G" to the Consent Agreement shallalsobe amended and modified consistent
with the FirstAmendment,

the Second Amendment

and thisThird Amendment

thereto,to the

extentthey apply to the PlatF Property,the Packer Property and the Bitner Property. The
Development Guidelines are not part of the Consent Agreement, and County approval isnot
requiredforamendments

and modificationsthereto,with the exception of those Design

Guidelinesattachedto the FirstAmendment

as Exhibit"4" (the"Attached Design Guidelines).
8
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Those Attached Design Guidelines may be revised only with administrativeapproval of the
Planning Directorof Summit County, or the Board of Summit County Commissioners, if
administrativeapproval isdenied by the Planning Director.
15.

Road

Construction. Developer, atitselection,
and in itssole discretion,
is

authorizedto constructand maintain the plattedroads designed to connect and provide access to
PlatF from PlatA.
16.

Change

in Homeowners

Association. The PlatF Property,the Packer Property

and the Bitner Property shallbe governed by the Homeowners
shallno longer be governed by the Red Hawk

AssociationforThe Preserve,and

WildlifePreserve Foundation or any homeowners

associationor similarentityor organizationgoverning the Ridges atRed Hawk
17.

Parcel.

Inclusion of Bitner Property Subject to Approval of the Preserve Developer.

The inclusionof the Bitner Property in thisThird Amended

Consent Agreement and as partof

The Preserve,even though authorizedby the County hereby, shallbe subjectto and conditioned
upon the express writtenapproval of KirkpatrickMacDonald
Without thatexpress writtenpermission from MacDonald

and The Preserve Developer.

and The Preserve Developer the Bitner

Property shallnot be includedunder the Consent Agreement, as amended, shallnot be included
as partof The Preserve,and shallnot receive any of the benefitssetforthherein,including
without limitation,
etc.The express writtenconsent by MacDonald
density,densitytransfers,

and

The Preserve Developer authorizingthe inclusionof the Bitner Property under the terms and
provisionsof thisThird Amendment

to the Consent Agreement and The Preserve shallbe

recorded againstthe Bitner Property in the Summit County Recorder's Office. Thereafterthe
Bitner Property shallbe included in the Consent Agreement as amended hereby and shall

9

19

EXHIBIT B

become a part of The Preserve,and subjectto allof the benefitssetforthin thisThird
Amendment

to the Consent Agreement, without furthernotice,hearing,actionor approval.

18.

Ongoing Validity of Other Provision of the Consent Agreement.

expresslymodified by thisThird Amendment
inconsistent
with any prioramendment

Except as

or any prioramendment, or to the extent

or modificationto the Consent Agreement, allother

terms and provisionsof the Consent Agreement shallremain in fullforceand effect.
Agreed to this21stday of June, 2006.
PRESERVE

DEVELOPER:

MacDONALD

UTAH

HOLDINGS,
L.L.C.,as
SUCCESSOR-IN-INTEREST
TO RED HAWK
with
DEVELOPMENT,
L.L.C.,
respectto
MacDonald

STATE

OF UTAH

COUNTY

OF

O

this

Parcelof the Property,

)
ss.
M Mj F

day of

, 200/ personallyappeared before me
of MacDonald Utah
a gypf
the
Holdings, L.L.C.,
signerof the within instrument,'Whoduly acknowledged to me that
0 (

,the

"'

CHRISTA S. HORTIN
227
Ste.
60N.MainStreet,
4
Utah84017
coalville,
Expires
My Commission
8,2008
November
STATE OF UTAH

My commission expires:

-

,
ot ry Public

(*0 6
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DEVELOPER
PARK
TRUST,

CITY WILDLIFE

CONSERVANCY

LLC

By:

STATE

OF UTAH

COUNTY

OF

On this
11 b

)
ss.
M

day of
110,0(M M

, 200 ,personallyappeared before me
of Park City Wildlife

4
,the

Conservancy Trust,LLC, the signerof the within instYument,who duly acknowledged to me
th
she exagglight]149158DR:
CHRISTA S. HORTIN
60N.MainStreet,
Ste.
227
Utah84017
Coalville,
My Commission
Expires
,
November
8,2008
a
STATE OF UTAH
P
ot
lic
My commission expires:

-g@g
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SUMMIT

COUNTY

BOARD

OF

COMMISSIONERS

By:
Its:

STATE

OF UTAH

COUNTY

OF

E

/

2 JOt/

)
SS.
)
.

ATTES

Gify,f

OF
N
E

BY:
C)

By:
Its:

(19pur
of

I

as

Approved
Summit

Co

to form
/ Attorney
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Comments from Park City Fire District.
I.

FIRE DEPARTMENT ACCESS: Final site plan will need to be submitted to Park City Fire District
(PCFD) for review and approval prior to construction and must exhibit the following requirements
from section 503 of the State of Utah Fire Code and the following:
A.

Specifications: Fire Department Access must be of an all-weather surface, a minimum
clear width of 20-feet and a minimum vertical clear height of 13-feet 6-inches (13'6"). Note: Residential units constructed in accordance with the Snyderville
Developmental Code may have driveways less than 20-feet. [IFC 503.2.1]

B.

Surface: Fire apparatus access roads must be designed and maintained to support the
imposed loads for fire apparatus. [IFC 503.2.3 & D102.1]

C.

Turning Radius: The turning radius of 28-feet must be provided for the fire apparatus
access road. [IFC Figure D103.1]

D.

Dead Ends: Dead-end fire apparatus access roads in excess of 150-feet in length must
be provided with approved provisions for the turning around of fire apparatus. [IFC
503.2.5]

E.

Bridges and Elevated Surfaces: When a bridge or an elevated surface is part of a fire
apparatus access road, it must be constructed and maintained in accordance with
AASHTO Standard Specification for Highway Bridges and must be designed for a live
loading sufficient to carry the imposed loads of fire apparatus. [IFC 503.2.6]

F.

Grade: The gradient for a fire apparatus access road must not exceed 10%, unless
approved by the Summit County Engineering and PCFD. [IFC 503.2.7]

G.

Access Road Identification: Approved signs must be provided and maintained for fire
apparatus access roads to identify the road and prohibit the obstruction thereof or
both. [IFC 503.3]

II.

PREMISES IDENTIFICATION: All new buildings must have approved address numbers, building
numbers and approved building identification placed in such a position as to be plainly visible and
legible from the street or road fronting the property. Address numbers must contrast with their
background, and be Arabic numerals or alphabet letters The numbers and characters must be a
minimum of 6-inches in height, with a ½-inch stroke. [IFC 505.1]

III.

STREET OR ROAD SIGNS: Streets and roads must be identified with approved signs. Temporary
signs must be installed at each street intersection when construction of new roadways allows
passage by vehicles. Signs must be a minimum of 6-inches in height, with a ½-inch stroke,
weather resistant and be maintained until replaced by permanent signs. Provide site that shows
location of temporary signs. [IFC 505.2]

IV.

FIRE HYDRANT LOCATIONS: Final site plan will need to be submitted to PCFD for review and
approval prior to construction and must exhibit the following requirements from section 508 of the
State of Utah Fire Code and the following:
A.
On-Site Fire Hydrants: When any portion of the house is in excess of 600-feet from a
fire hydrant on a fire apparatus access road, as measured by an approved route around
the exterior of the facility, an on-site fire hydrant, capable of supplying the required fire
flow must be provided. [IFC 508.5]
B.

Timing of Installation: Water supplies for fire hydrant system are required to be
installed and made serviceable prior to and during the time of construction. [IFC 501.4]
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C.

V.

GATES – If permitted, all gates must be located at least fifteen (15) feet from right-of-ways as
approved by Summit County and PCFD, and must open inward, allowing an emergency vehicle
to stop while not obstructing traffic on major or minor roads. Gates be electronically operated,
with a receiver installed that will permit emergency services access. If the gate can be locked, an
approved KNOX Lock Key Switch must be installed on the exterior keypad for the gate to provide
for emergency equipment access to the property through the gate.
A.

VI.

FIRE PROTECTION WATER SUPPLY ANALYSIS: The PCFD requires that the Design Team
provide an Engineer's Water Supply Analysis. This analysis is to be provided during the
Preliminary Design Phase of the project. The Water Supply Analysis must depict the
supply of water that may be available at the time of a fire. A letter from the Water
Company indicating their ability to deliver the required fire flow, culinary and irrigation
water.

FIRE PROTECTION COMMENTS
A.

VII.

Marking of Fire Hydrants: Fire hydrants must be clearly identified to prevent
obstruction by parking and other obstructions. Fire hydrant locations must be identified
by the installation of reflective markers and flags. [IFC 503.3]

Automatic Fire Sprinkler Systems: All dwellings, guest houses, arenas, barns,
commercial buildings and out buildings over 750 square feet must be provided with a fire
sprinkler system installed and approved by the PCFD.

PLAT-NOTES TO BE ON DRAWINGS AT FINAL DRAWING SIGNING: The following notes must appear on
the final plat before the PCFSD will sign it:
A.

Combustible Roofing Material: Roofing materials must be non-combustible and
approved by the PCFD. No wood shake roofing material will be permitted.

B.

Fire Department Access Roads: An all-weather fire department access road is
required to be installed and made serviceable prior to the issuance of a building permit
and/or combustible construction being initiated. The all-weather fire department access
road is to be maintained at all-times during construction. In the event that the all-weather
access is not maintained, the Fire District reserves the right to stop work until required
roads are placed back in service.

C.

Water Supplies for Fire Protection: Water supplies required for fire protection are to
be installed and made serviceable prior to the issuance of a building permit and/or
combustible construction being initiated. In the event that the fire protection water supply
is not maintained, PCFSD reserves the right to stop work until the required water supply
for fire protection is placed back in service. Water supplies for fire protection must be
clearly identified in a manner to prevent obstruction by parking and/or other obstructions.
Each water supply for fire protection must be marked with an approved flag to identify its
location during winter conditions.

D.

Automatic Fire Sprinkler Systems: All dwellings, guest houses and out buildings over
750 square feet must be constructed with a Fire Sprinkler system installed as required
and approved by the PCFSD. In some instances, building exteriors will be Fire Sprinkled
depending on the fire hazard rating, types of existing vegetation, fuel break clearing
limits, slope degree and orientation or types of building materials being used.

Scott W. Adams
Assistant Fire Chief
Park City Fire District
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Ray as shown below we do have gas in this area. The developer if wanting natural gas will need to contact
us to work out an agreement when this is approved.
THANKS,

Grant E. Piercy
Center Manger
Questar Gas Company
6445 Silver Creek Rd
Park City Ut 84060
435-645-4880

10

32

EXHIBIT C

