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Recommendation 
Conduct a work session on the Southeast Quinn’s Junction Annexation and determine if 
additional information is needed for the Planning Commission to fully evaluate the 
annexation petition.  
 
Description 
Applicant: Park City Municipal Corporation 

 
Location: Development-restricted Richardson Flat property and City-

owned Clark Ranch, approximately 1,200 acres in the 
Quinn’s Junction (HWY 40 and SR 248) area, including the 
following parcels in unincorporated Summit County: 
 
SS-65-A-X (69.80 acres) 
SS-65-A-X-X (0.78 acres) 
SS-65-A-1-X (0.26 acres) 
SS-92-A-1-A (0.22 acres) 
SS-92-A-1-X (0.22 acres) 
SS-92-A-X (34.19 acres) 
SS-88 (166.27 acres) 
SS-91-UP-X (6 acres) 
SS-87-A-X (17.18 acres) 
SS-87 (380 acres) 
SS-87-B (22.85 acres) 
SS-86-91-UP-X (12.38 acres) 
SS-91-X (45.85 acres) 
PP-28-A (40 acres) 
SS-121-X (124.98 acres) 
PP-26-A-1-AX (44 acres) 
PP-26-X (125.76 acres) 
PP-26-D-X (6.03 acres) 
PP-26-A-X (94.56 acres) 
PP-S-46 (0.57 acres) 
 

Proposed Zoning: Recreation and Open Space 
Entry Corridor Protection Overlay 
Sensitive Land Overlay 



Adjacent Land Uses: To the west – the Park City boundary and Intermountain 
Healthcare Medical Campus Subdivision, Morning Star 
Estates Subdivision, Park City Heights Subdivision, and Park 
City Film Studios Subdivision 
 
To the north – unincorporated Summit County Service 
Commercial and Hillside Stewardship development and 
undeveloped Agriculture-80 land 
 
To the east – unincorporated Wasatch County mixed-use 
development along SR 248 and undeveloped land in 
unincorporated Summit County 
 
To the south – undeveloped land in unincorporated Summit 
and Wasatch Counties   
 

Reason for Review: The Planning Commission holds a public hearing and makes 
a recommendation on annexation petitions, including the 
recommended zoning, to the City Council.1  
 

 
Abbreviations 
LMC  Land Management Code  
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Background 
On October 15, 2021, the Applicant filed the Southeast Quinn’s Junction Annexation 
Petition with the City Recorder. The petition includes approximately 1,200 acres of 
property in the Quinn’s Junction (HWY 40 and SR 248) area in unincorporated Summit 
County, highlighted in green below: 
 

 
1 LMC § 15-8-4(E). 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
https://engageparkcity.org/13349/widgets/39767/documents/25250
https://engageparkcity.org/13349/widgets/39767/documents/25250
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-4_Procedure_For_Petition_And_Annexation_Plats


 
 
 



The Applicant’s Vicinity Map shows the area proposed to be annexed into Park City in 
the context of the existing City boundary: 
 
 

 
 
The petition includes the Richardson Flat and City-owned Clark Ranch properties.  
 
 
 
 
 



 Richardson Flat Property  
 
The Richardson Flat property included in the petition is the result of a long planning 
process and was negotiated with United Park City Mines (UPCM) as part of the 
Flagstaff Development Agreement in 1999 (Exhibit A). The Flagstaff Development 
Agreement was the result of an unprecedented negotiation between the City and UPCM 
that established clear and predictable land use entitlements and restrictions for 
hundreds of acres in Park City as well as within Summit and Wasatch Counties. Park 
City’s ability to annex the Richardson Flat area was negotiated as part of that approval 
process. 
 
On May 17, 1994, UPCM filed an application to annex an area—initially referred to as 
Flagstaff Mountain and now known as Empire Pass—into Park City. After years of 
negotiations, on June 24, 1999, City Council adopted Ordinance No. 99-30, annexing 
approximately 1,750 acres into Park City for the development of Flagstaff Mountain 
(Exhibit B). On the same day, the City Council adopted Resolution No. 20-99, 
authorizing the Flagstaff Development Agreement between UPCM and Park City.  
 
In Section 3.1 of the Flagstaff Development Agreement, UPCM agreed to annex the 
Richardson Flat property into Park City (Exhibit A, p. 29). Additionally, UPCM agreed to 
development restrictions that limit future uses of the Richardson Flat property to golf, 
equestrian, or other public recreational facilities, or to perpetually deed restrict 
Richardson Flat to prevent further development. The Flagstaff Development Agreement 
was amended in 2007, reiterating the consent to annex the Richardson Flat property 
into Park City and expanding the option to lease to Park City Municipal 30 acres in the 
Richardson Flat area for parking and potential recreational uses.  
 
The development-restricted acreage is included in the orange parcels below: 
  

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/parkcity/resolutions/documents/20-99.pdf
https://www.parkcity.org/home/showpublisheddocument/37205/636216523463430000


 
  
 
 
 
 
 
 



 Clark Ranch 
 
Clark Ranch is a 344-acre property in the Quinn’s Junction area south of SR 248, 
bisected by HWY 40. On October 9, 2014, the City Council approved a Real Estate 
Purchase Contract for the City’s purchase of Clark Ranch with Resort Communities Tax 
open space funds with plans for a conservation easement, with a potential for limited 
non-open space uses on reserved acreage not to exceed 40 acres. The Clark Ranch 
property is highlighted in dark green below:  
 

 



 
The table below outlines the annexation petition review to date: 
 

October 15, 2021 Park City Municipal filed a petition to annex approximately 
1,200 acres in the Southeast Quinn’s Junction area 
 

October 18, 2021 The Planning Director determined the proposed annexation is 
consistent with the Park City General Plan and recommended 
the City Council accept the annexation petition; the City 
Council unanimously voted to accept the annexation petition 
for further review (Staff Report and Exhibits; Minutes) 
 

October 28, 2021 The City Recorder certified the annexation petition 
 

November 16, 2021 The annexation staff review team met pursuant to LMC § 15-8-
5(A) to provide input on the proposed annexation; the team 
included the Park City School District, the Snyderville Basin 
Water Reclamation District, the Park City Fire District, Park 
City Police, Public Utilities, Public Works, Sustainability, 
Economic Development, Engineering, Transportation, Transit, 
Parking, Building, Affordable Housing, Special Events, and 
Planning 
 

November 24, 2021 Certification of the annexation petition opened a protest period. 
Four protests to the annexation petition were filed by the 
following entities:  
 
Hideout Community Advancement and Development, LLC 
 
The Town of Hideout 
 
NB 248, LLC 
 
Redus Park City, LLC  
 

December 9, 2021 The City Council reviewed the protests and declined to take 
any action, allowing the petition to proceed (Staff Report; 
Minutes, p. 5) 
 

December 23, 2021 Summit County convened a Boundary Commission to hear the 
Hideout Community Advancement and Development, LLC 
protest 
 

December 23, 2021 Summit County rejected the Town of Hideout, NB 248, LLC, 
and Redus Park City, LLC protests 
 

https://granicus_production_attachments.s3.amazonaws.com/parkcity/d01f15749731470488338dbdceec9ce30.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_880cdcc3e74fb0acba1d515f6aef4acb.pdf&view=1
https://engageparkcity.org/13349/widgets/39767/documents/25250
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-5_Annexation_Petition_Review_-_After_City_Council_Acceptance_Of_Petition
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-5_Annexation_Petition_Review_-_After_City_Council_Acceptance_Of_Petition
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1165771/HCAD_Protest_Park_City_Annexation.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1165772/Hideout_Protest_PC_Annexation.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1165773/NB_248_Protest_Park_City_Annexation.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1165774/Redus_Protest_Park_City_Annexation.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1166389/Annexation_Protests_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_a958ddd814b76439c8d8dffe2f71e34d.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1200270/SC_Response_to_HCAD_and_Bruce_Baird.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1200121/SC_Response_to_Hideout.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1200122/SC_Response_to_NB_248__LLC_and_Bruce_Baird.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1200123/SC_Response_to_REDUS.pdf


February 14, 2022 The Boundary Commission convened and unanimously denied 
the Hideout Community Advancement and Development, LLC 
(HCAD) protest, finding HCAD did not have statutory standing 
to protest (Exhibit C)  
 

March 7, 2022 The Boundary Commission decision was appealed to the Third 
District Court; the appeal is ongoing  
 

 
Review of the annexation petition is scheduled as follows:  
 

• On May 5, 2022, the Staff Review Team is scheduled to finalize their report and 
recommendation.  

• On May 25, 2022, the Planning Commission is tentatively scheduled to conduct a 
public hearing and forward a recommendation to the City Council.  

• On June 16, 2022, the City Council is tentatively scheduled to conduct a public 
hearing and take action on the annexation petition.  

 
Analysis 
Pursuant to LMC § 15-8-5(B), the Planning Department prepares a staff report and 
recommendation for the Planning Commission review of a proposed annexation. The 
staff report must evaluate fifteen criteria, outlined below. Staff requests the Planning 
Commission provide input if additional information is needed for the Planning 
Commission to make a recommendation to City Council regarding the annexation 
petition.  
 

1. Ability to meet the general annexation requirements stated in 
Section 15-8-2 
 
LMC § 15-8-2 requires the evaluation of twelve criteria outlined below: 
 
 A. Annexation must be considered a logical extension of City boundaries 
 
The annexation is a logical extension of City boundaries. The image below, taken from 
the Applicant’s submittal, shows the existing City boundary in red, and the proposed 
annexation in blue: 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-5_Annexation_Petition_Review_-_After_City_Council_Acceptance_Of_Petition
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-2_General_Requirements


 
 
 
B. Annexation must be consistent with (i) the intent and purpose of Chapter 
15-8 and (ii) the Park City General Plan  

 
(i) The Annexation is consistent with the intent and purpose of 
Chapter 15-8 

 
LMC § 15-8-1 outlines the purpose of LMC Chapter 15-8, Annexation, and includes the 
following with staff analysis: 
 
 
 
 
 
 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-1_Purpose


• Protecting the general interests and character of the community 
 
The General Plan identifies the area proposed for annexation to be preserved primarily 
as open space:2 
 

 
 
 
The Richardson Flat area is subject to development restrictions for the benefit of the 
community. Section 3.1 of the Flagstaff Development Agreement, states that the 
property owner of the Richardson Flat area “unconditionally offers to annex Richardson 
Flats to the City and, regardless of the annexation to Richardson Flats, to restrict 
development . . .” Development restrictions, subject to EPA and/or DEQ approval, 
outline three scenarios including future use for golf, equestrian, and other public 
recreational opportunities. In ongoing litigation over the Development Agreement, the 
Third District Court recognized that Park City has a conservation easement limiting 
development in Richardson Flat. The court also held that the owner was subject to 
equitable servitude, which can limit the ability to develop the area.  
 
These development restrictions were reiterated in the 2007 Amended and Restated 
Development Agreement, which provided the City with a long-term lease for 30 acres 

 
2 General Plan, Volume II, Neighborhoods 3, p. 35 

https://www.parkcity.org/home/showpublisheddocument/48676/636822111138700000
https://www.parkcity.org/home/showpublisheddocument/48676/636822111138700000
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


for parking and other recreation uses. The majority of the parking is for City use with the 
remainder (100 of the 750 spaces) reserved for the property owner for the Montage 
Hotel and Empire Pass.  
 
The Clark Ranch property is owned by the City and the majority of the 344 acres will be 
protected open space pursuant to a conservation easement. Forty acres may be 
designated for non-open space uses, subject to future rezoning for uses beyond those 
outlined in the Recreation and Open Space Zoning District.  
 

• Assuring orderly growth and development of the Park City community in 
terms of utilities and public services 

 
No development is proposed as part of the annexation petition. Any future development 
will be subject to the Richardson Flat development restrictions and Recreation and 
Open Space Zoning unless a future property owner applies to rezone and to amend the 
conservation easement and the Flagstaff Development Agreement. As a result, no 
expansion of utilities is proposed at this time. Please see Section F below for public 
services analysis.  
 

• Preserving open space, enhancing parks and trails 
 
The annexation ensures preservation of open space and potential public recreational 
uses of the Richardson Flat property as intended pursuant to the Flagstaff Development 
Agreement. The annexation petition brings the City-owned Clark Ranch property into 
City jurisdiction, protected pursuant to Recreation and Open Space Zoning, with a future 
conservation easement proposed to further restrict future uses. Expansion of public 
trails is planned for the area proposed to be annexed.  
 

• Ensuring environmental quality 
 
The petition includes the Richardson Flat property, a portion of which is designated the 
Richardson Flat Tailings Impoundment – Operable Unit 1. According to the EPA 
Superfund Site Cleanup Activities Background webpage, the responsible parties for 
Operable Unit 1 must complete remedial actions, there must be restrictions on future 
land and groundwater use, and a final operations and maintenance plan must be 
prepared.  
 
The General Plan acknowledges Richardson Flat Operable Unit 1 in the Quinn’s 
Junction Neighborhood and states that Federal law provides that the EPA cleanup plan 
does not require state and local permitting.3  
 

• Protecting entry corridors, view sheds, and environmentally Sensitive 
Lands 

 

 
3 General Plan, Volume II, Neighborhoods 3, p. 32 

https://cumulis.epa.gov/supercpad/SiteProfiles/index.cfm?fuseaction=second.Cleanup&id=0800705#bkground
https://cumulis.epa.gov/supercpad/SiteProfiles/index.cfm?fuseaction=second.Cleanup&id=0800705#bkground
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


The area proposed for annexation is the east entry corridor for Park City. The proposed 
Recreation and Open Space Zoning, Entry Corridor Protection Overlay, and Sensitive 
Land Overlay will protect the view sheds and environmentally Sensitive Lands. Please 
see Section 6 below. 
 

• Preserving Historic and cultural resources 
 
Please see Section 15 below.  

 

• Creating buffer areas 
 
Goal 4 of the General Plan is to conserve a connected, healthy network of open space 
for continued access to and respect for the natural setting. Objective 4B is to buffer 
entry corridors from development and protect mountain vistas to enhance the natural 
setting, quality of life, and visitor experience.  
 
Portions of the area proposed to be annexed are highlighted in the General Plan, shown 
below, as critical areas, providing opportunities for trail connectivity and wildlife 
corridors:  
 

 



• Protecting public health, safety, and welfare 
 
The annexation petition is in alignment with long-term City planning outlined in the 
General Plan, as well as the Flagstaff Development Agreement. Recreation and Open 
Space Zoning, with Entry Corridor Protection and Sensitive Land Overlays, ensures the 
environmentally sensitive area and important eastern entry corridor to Park City are 
protected. Additionally, acreage long envisioned as open space for the benefit of the 
community will be further protected.  
 

• Ensuring that annexations are approved consistent with the Park City 
General Plan and Utah State law 

 
LMC Chapter 15-8 Annexations was adopted to align with Utah Code Section 10-2-401 
et seq. Please see the analysis pursuant to LMC Chapter 15-8 herein. 
 

(ii) The Annexation is consistent with the Park City General Plan 
 
The Park City General Plan City Implementation Strategy for Goal 1 to protect 
undeveloped lands, discourage sprawl, and direct growth inward, is to annex additional 
land to shape growth reflective of the City’s goals for land use surrounding Park City, in 
part to protect gateways to the City.4 The General Plan identifies the area proposed for 
annexation to be preserved primarily as open space.5 The General Plan also references 
the Quinn’s Junction Joint Planning Commission Principles, developed between Park 
City and Summit County to create a shared land use plan for future development of the 
Quinn’s Junction area based on commonalities in the Snyderville Basin and Park City 
General Plans.6  
 
Preserving open space and recreation uses, protecting wildlife corridors, view corridors, 
and sensitive lands with low-impact recreational activities are priorities for this area, 
outlined in General Plan Volume II, Neighborhoods 3, p. 31 - 36. The annexation 
petition is aligned with these goals.  
 

C. Annexation must include the greatest amount of property possible that 
is contiguous to the City’s boundaries 

 
The annexation petition includes the greatest amount of property possible that is 
contiguous to the City’s boundaries, without impeding the Town of Hideout’s attempted 
annexation. Please see Section K below. 
 

D. Piecemeal annexation is discouraged if larger parcels are available for 
annexation within a reasonable timeframe  

 
 

 
4 General Plan, Volume I, Small Town, p. 6 
5 General Plan, Volume I, Small Town, p. 15 - 17 
6 General Plan, Volume II, Neighborhoods 3, p. 31 – 36  

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8_Annexation
https://le.utah.gov/xcode/Title10/Chapter2/10-2-P4.html?v=C10-2-P4_1800010118000101
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000
https://www.parkcity.org/home/showpublisheddocument/12387/635724909559570000
https://www.parkcity.org/home/showpublisheddocument/12387/635724909559570000
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


The annexation petition includes acreage subject to the development restrictions 
outlined in the Flagstaff Development Agreement and the City-owned Clark Ranch 
property. At this time, there are no petitions to annex any additional property in the 
Southeast Quinn’s Junction area into Park City.  
 

E. Islands of county jurisdiction shall not be left or created as a result of 
the annexation and peninsulas and irregular boundaries shall be avoided 

 
The annexation petition does not create islands, peninsulas, or irregular boundaries.  
 

F. In addition to services provided by existing districts such as sewer, fire 
protection, and public schools, the following urban level services 
consistent with those normally provided in the rest of the incorporated 
boundaries will be provided to the annexed area:  
 

The area proposed to be annexed into the City is already in the Park City School 
District, Park City Fire District, and Snyderville Basin Water Reclamation District. 
Regarding City services:  
 

Police protection No development is proposed in the annexation 
area. Park City Police already patrols the 
Richardson Flat parking lot. The City has cameras 
installed in the Richardson Flat parking lot for public 
safety, and in coordination with the Summit County 
Sheriff, the Park City Police conduct patrols 
periodically to ensure there is no damage taking 
place.  
 
Increased Police protection may be warranted upon 
annexation and the staff review team will provide a 
recommendation in the May 25 meeting regarding a 
potential need to increase the budget to support 
Park City Police responses to the annexed area.  
 

Snow removal on public 
streets, subject to the 
standard City snow 
removal policies 

UDOT provides snow removal for HYW 40 and SR 
248 and will continue to provide snow removal if the 
area is annexed into the City.  
 
Richardson Flat Road is the only local road in the 
annexation petition. In 2019, Summit County and 
Park City entered into an agreement regarding 
snow removal of Richardson Flat Road. The 
agreement states that “[a]t the time Park City 
Municipal Corporation annexes the properties east 
of US-40 shown on their Annexation Declaration 
Area, this Agreement will terminate.”  



Upon annexation, the City will provide snow 
removal service to Richardson Flat Road. City 
plowing efforts will connect, or overlap Summit 
County Public Works snow removal, providing a 
seamless transition between the respected service 
providers.  
 
The staff review team will provide information 
regarding the estimated cost for snow removal in 
the May 25 meeting.  
 

Street maintenance  Pavement maintenance for Richardson Flat Road 
will be incorporated into Park City’s Pavement 
Management Program and will receive pavement 
treatments as needed to preserve the overall 
pavement quality, following the proposed 
annexation.  
 
The staff review team will provide information 
regarding the estimated cost for street maintenance 
in the May 25 meeting.  
 

Planning, zoning, and 
Code Enforcement 
 

No development is proposed within the annexation 
area. If development is proposed subject to the 
Flagstaff Development Agreement and Recreation 
and Open Space and Overlay Zoning in the future, 
the Planning Department will provide land use 
review services, and the Building Department will 
provide building permit review and Code 
Enforcement services.  
 

Municipal-sponsored 
parks and recreational 
activities and cultural 
events and facilities 
 

Subject to the Flagstaff Development Agreement 
and the City’s 99-year lease of 30 acres in the 
Richardson Flat area, recreational facilities and 
trails are potential future land uses in this area.  

Water services as the 
area is developed  
 

If the City Council approves the annexation, the 
area will be automatically annexed into the City’s 
water service area. Currently there is no water 
service east of HWY 40.  
 
No development is proposed within the annexation 
area. If future development is proposed, water 
services will be extended at the time of 
development.  
 



 
G. Water and sewer lines shall be extended if feasible and practical. 
Expenses are the responsibility of the applicant.  

 
The property proposed to be annexed will automatically be annexed into the City’s 
water service area. The area proposed to be annexed is already within the boundary of 
the Snyderville Basin Water Reclamation District. No development is proposed within 
the annexation area. If future development is proposed, water and sewer infrastructure 
and services will be extended at the time of development. 
 

H. Consideration of whether the area will create negative impacts on the 
City and whether the City can economically provide services to the 
annexed areas.  

 
Other than the existing environmental/soil repository, parking, and allowed recreation 
uses, no development is proposed in the annexation area. The recommended zoning is 
Recreation and Open Space. The Richardson Flat property may be developed at a 
future date to include public recreation facilities. The majority of the Clark Ranch 
property will be protected subject to a conservation easement, with the possibility of 
non-recreational uses on no more than 40 acres. As a result, the cost of increased 
services is minimal. Staff will provide more information in the May 25 meeting.  
 

I. Situations may exist where it is in the public interest to preserve certain 
lands from development where there exist Geologic Hazards, excessive 
slopes, flood plains, or where the need for preservation of community open 
space and/or agricultural lands is consistent with the General Plan. In such 
circumstances, annexations may occur as a means of retaining those lands 
in a natural state. 

 
The proposed annexation preserves community open space consistent with the General 
Plan.  

 
J. The City shall consider annexation of unincorporated areas of Summit 
County that are within the Annexation Expansion Area.  

 
Park City’s Annexation Expansion Area designates areas the City may consider 
annexing. The area proposed for annexation is within the City’s Annexation Expansion 
Area, codified in LMC § 15-8-7. 

 
K. In general, the City does not favor annexation of territory that should be 
located within another municipality, nor does it favor the annexation of 
unincorporated territory for the purposes of acquiring municipal revenues 
or for diminishing the capacity of another municipality to annex.  

 
The long-envisioned annexation of the proposed area is not being done for the purpose 
of acquiring municipal revenues or to diminish the capacity of another municipality to 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-7_Expansion_Area_Boundary_Map


annex. The proposed area is made up primarily of City-owned property and property 
that Park City negotiated development restrictions on over twenty years ago. Located 
adjacent to Park City's eastern boundary, this property naturally fits within Park City and 
existing Districts. The General Plan and Annexation Expansion Area contemplate 
annexation of this area.  
 

In 2020, the Town of Hideout attempted to annex property in the Southeast Quinn’s 
Junction area. The annexation did not include property covered by the 1999 Flagstaff 
Development Agreement. The City’s proposed annexation does not overlap with or 
include any property that was part of Hideout’s failed annexation. Hideout’s 2020 
annexation was determined by the Fourth District Court to be void ab initio (Ruling and 
Order at 5, Summit County v. Town of Hideout, No. 200500107 (Dec. 29, 2021)).   
  
The City’s annexation petition does include some property covered by Hideout’s initially 
proposed annexation. The image below is taken from Hideout’s July 14, 2020 pre-
annexation agreement with Nate Brockbank and includes some of the Richardson Flat 
property, excluding Operable Unit 1:    

 



However, Hideout’s annexation petition was eventually scaled back and the map 
below, taken from Hideout’s protest to Park City’s annexation, shows Hideout’s 
attempted 2020 annexation. That annexation proposal excluded the Richardson Flat 
and Clark Ranch properties and covered 350 acres (shown in blue). The configuration 
was unprecedented because it was not contiguous to the town and was just connected 
to Hideout by a narrow corridor along S.R. 248:  
 

 
 

 
L. Annexations that expand the resort and/or tourist economy, provide 
second home or rental residential properties, preserve environmentally 
sensitive lands, and provide significant public open space and/or 
community facilities are preferred.  

 
The proposed annexation preserves environmentally sensitive lands, provides 
significant public open space and the potential for community recreation facilities, and 
protects the City’s important east entry corridor.  
 

2. Accurate map of the proposed annexation  
 
Please see pages 25 – 35 of the annexation petition.   
 

3. Current and potential population of the area and current residential 
densities 
 

https://engageparkcity.org/13349/widgets/39767/documents/25250


The area included in the annexation petition has no population and no residential 
density. The area is proposed to be zoned Recreation and Open Space. LMC § 15-7.2-
2 outlines Recreation and Open Space Zoning District Uses; residential uses are 
prohibited.  
 
The development-restricted property in the Richardson Flat area may be developed for 
recreation purposes subject to Recreation and Open Space Zoning and the Flagstaff 
Development Agreement at a future date. The Clark Ranch property was purchased 
with Resort Communities Tax open space funds with plans for a conservation 
easement. There is potential for limited non-open space uses on reserved acreage not 
to exceed 40 acres. However, at this time, no residential development is proposed for 
Clark Ranch, and any future development will require a rezone, with an opportunity for 
public input, Planning Commission review and recommendation, and City Council 
action. 
 

4. Land uses presently existing and those proposed 
 
Much of the acreage proposed to be annexed is undeveloped open space, other than 
the Richardson Flat parking lot. In 2010, the then-property owner of the Richardson Flat 
property, United Park City Mines, and Park City Municipal Corporation, entered into a 
ground lease pursuant to the 2007 Amended and Restated Development Agreement. 
The ground lease allows Park City use of the Richardson Flat parking lot for 99 years, 
with an option for renewal of another 99-year term. The City has the option to construct 
ballfields or similar recreational spaces on the 30-acre parcel. (Exhibit E).  
 

5. Character and development of adjacent properties and 
neighborhoods 
 
Quinn’s Junction Neighborhood  
 
The Richardson Flat area of the proposed annexation is in the Quinn’s Junction 
Neighborhood of the General Plan. This neighborhood includes the Film Studio, the 
Round Valley open space, the Park City Medical Campus, the National Ability Center, 
the Park City Ice Arena and Sports Center, Park City Quinn’s Sports Fields, the U.S. Ski 
Association Training Center, and the Park City Heights residential development.  
 
The Quinn’s Junction Joint Planning Principles outlined in the General Plan, created in 
collaboration with Summit County, outline development densities and land use and 
development patterns envisioned for the area. These Principles identify preservation of 
substantial open space corridor through the area, with Recreation and Open Space as 
the future use in the Richardson Flat area, consistent with the 1999 Flagstaff 
Development.7  
 
 

 
7 General Plan, Volume II, Neighborhood 3, p. 26 – 40  

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.7-2_Uses
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.7-2_Uses
https://www.parkcity.org/home/showpublisheddocument/48676/636822111138700000
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


Lower Deer Valley 
 
The Clark Ranch area of the proposed annexation is in the Lower Deer Valley 
Neighborhood of the General Plan, near the Morning Star Estates Subdivision.  
 
The General Plan identifies secondary wildlife crossing within the Clark Ranch property. 
The General Plan also identifies “a soft edge shared by recreation enthusiasts and 
wildlife” with the natural edge surrounding the area:  
 

8 
 
Annexation of City-owned Clark Ranch will allow for expansion of public trail 
connectivity in the area within City jurisdiction. 
 

6. Present zoning and proposed zoning 
 
Present Zoning in Unincorporated Summit County is Low Density   
 
The area proposed to be annexed is in the Snyderville Basin area of unincorporated 
Summit County. The Snyderville Basin General Plan (p. 74) Quinn’s Junction 
Neighborhood Planning Area Future Land Use Map indicates this area is designated for 

 
8 General Plan, Volume II, Neighborhoods 3, p. 2 

https://www.summitcounty.org/DocumentCenter/View/481/General-Plan-PDF?bidId=
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


recreation and open space and very low density, with a possible transportation hub:  
 

 



The Summit County zoning for the Quinn’s Junction area reflects the Snyderville Basin 
General Plan. The area proposed to be annexed shows the Summit County zoning 
below, which includes Rural Residential in orange, Hillside Stewardship in purple, and 
Mountain Remote in green:  
 

 
 
According to the Summit County Snyderville Basin Development Code § 10-2-4, the 
intent of the Rural Residential Zone is to allow existing residential uses to remain, to 
allow the construction of new single-family dwellings to be constructed upon legally 
platted lots, to allow expansion of such uses in accordance with limitations and 
regulations defined in the low impact permit process, and to permit residential uses to 
be developed in accordance with the specific provisions of such previously approved 
agreements. Allowed density is one unit per 20 acres, or one unit per 40 acres on 
sensitive lands. There are no existing residential uses in the proposed petition and no 
future residential uses outlined in approved agreements. 

https://codelibrary.amlegal.com/codes/summitcountyut/latest/summitcounty_ut/0-0-0-15504


According to the Summit County Snyderville Basin Development Code § 10-2-5, the 
intent of the Hillside Stewardship Zone is to identify lands in reasonable proximity to 
community infrastructure and services with slopes between 15 and 25%, which are 
more susceptible to erosion, where development may negatively affect water quality, 
and the area may be subject to increased wildland fire hazards. Areas may be identified 
and considered important viewsheds where development should be limited to minimize 
visual impacts. Allowed density is one unit per 30 acres, or one unit per 40 acres on 
critical lands, which are defined as having slopes of 30% or greater, areas within a 100-
year floodplain, wetlands, avalanche zones, geologic hazards, and ridgelines.9  
 
According to the Summit County Snyderville Basin Development Code § 10-2-6, the 
intent of the Mountain Remote Zone is to identify lands that because of their location, 
accessibility, terrain, or other similar features, are not easily serviced by local service 
providers. Development is limited to minimize disturbance to the natural environment, 
lessen the fire danger, protect water supplies, protect wildlife, protect natural resources 
and viewsheds, and protect and promote the open space values of the Snyderville 
Basin. Allowed density is one unit per 120 acres.  
 
The area north of Richardson Flat is in Eastern Summit County and is zoned 
Agriculture-80. The Eastern Summit County Development Code § 11-3-7 states the 
base density for this agricultural zone is one unit per 80 acres 
 
The Proposed Zoning is Recreation and Open Space, with Overlays to Protect the 
City’s Eastern Entry Corridor and Sensitive Lands 
 
The Quinn’s Junction Joint Planning Commission Principles outlined in the General Plan 
identify Recreation and Open Space as the encouraged use in the Richardson Flat 
area, subject to the 1999 Flagstaff Development Agreement, with potential golf course, 
active recreation, equestrian, and preservation open space uses.10 The recommended 
development patterns include preserving open space and applying Sensitive Land 
standards for all development design. As a result, the proposed zoning is Recreation 
and Open Space with the Entry Corridor Protection and Sensitive Land Overlays.  
 
The proposed Zoning District for the annexed area is Recreation and Open Space. LMC 
§ 15-2.7-2 outlines the following uses: 
 
ALLOWED: 

• Conservation Activity 

• Food Truck Locations, subject to Planning Director approval 
 
ADMINISTRATIVE CONDITIONAL USES:  

• Trail and Trailhead Improvement 

• Outdoor Recreation Equipment 

• Essential Municipal Public Utility Use, Service, or Structure less than 600 sq. ft.  
 

9 Summit County Snyderville Basin Development Code § 10-11-1. 
10 General Plan, Volume II, Neighborhoods 3, p. 35 

https://codelibrary.amlegal.com/codes/summitcountyut/latest/summitcounty_ut/0-0-0-15550
https://codelibrary.amlegal.com/codes/summitcountyut/latest/summitcounty_ut/0-0-0-15597
https://codelibrary.amlegal.com/codes/summitcountyut/latest/summitcounty_ut/0-0-0-18141
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.7-2_Uses
https://codelibrary.amlegal.com/codes/summitcountyut/latest/summitcounty_ut/0-0-0-17404
https://www.parkcity.org/home/showpublisheddocument/12372/635724909559570000


• Accessory Building, less than 600 sq. ft.  

• Ski-related Accessory Building, less than 600 sq. ft.  

• Parking Area or Structure with four or fewer spaces 

• Outdoor Event, Outdoor Music 

• Temporary Construction Improvement 

• Raising, grazing of horses 

• Raising, grazing of livestock 

• Anemometer and Anemometer Towers 
 
CONDITIONAL USES: 

• Agriculture 

• Recreational Outdoor and Trail Lighting 

• Recreation Facility, Private 

• Recreation Facility, Public 

• Recreation Facility, Commercial 

• Golf Course 

• Passenger Tramway Station and Ski Base Facility 

• Ski Tow Rope, Ski Lift, Ski Run, and Ski Bridge 

• Recreational Sports Field 

• Skating Rink 

• Skateboard Park 

• Public and Quasi-Public Institution, Church, and School, Park, Plaza, Structure 
for Public Assembly, greater than 600 sq. ft.  

• Essential Municipal Public Utility Use, Facility Service, and Structure, greater 
than 600 sq. ft.  

• Ski-Related Accessory Building, greater than 600 sq. ft.  

• Child Care Center 

• Commercial Stable, Riding Academy 

• Vehicle Control Gates 

• Resort Support, Commercial 

• Cemetery 

• Parking Area or Structure with five or more spaces 

• Telecommunications Antenna 

• Mines and Mine Exploration 

• Plant and Nursery stock product and sales 

• Fences greater than six feet in height  

• Small Wind Energy Systems  
 
 
Staff Recommends the Proposed Annexed Area be within the Entry Corridor 
Protection Overlay  
 
Community Planning Strategy 4.6 of the General Plan is to: 
 

Identify important view corridors and natural buffers that are high priority 



for protection and enhancement, including the community’s entryways 
and highway corridors. Ensure protection of the identified community 
assets.11 

 
The annexation petition includes property that serves as the eastern entry corridor to 
Park City. Currently, property east of Wyatt Earp Way along S.R. 248 in the City 
boundary is within the Entry Corridor Protection Overlay (EPCO). LMC § 15-2.20-5(A) 
outlines the intent of the ECPO, which is to maintain the visual character of Park City as 
a mountain community with sweeping, attractive vistas, and to protect the entry 
corridors into Park City. LMC § 15-2.20-5(C) states that upon submission of an 
annexation petition, the Planning Department identifies relevant entry corridors for 
designation by the City Council, maintaining open vistas and meadows to the maximum 
extent feasible. 
 
The ECPO requires minimal access points and driveways, a setback of at least 100 feet 
from the right-of-way, varied building setback requirements to prevent a walled effect, 
required parking at the rear or sides of buildings, earthen berms and earthwork 
screening to permit views of primary uses on the site from the adjacent entry corridor 
roadway, certain fencing regulations, limits to building height, trail and sidewalk 
infrastructure, landscaping and vegetation protection, and additional trailhead parking 
and public park regulations.12  
 
Staff recommends the ECPO be extended along S.R. 248 to the Summit-Wasatch 
County border.  
 
Staff Recommends the Proposed Annexed Area be within the Sensitive Land 
Overlay 
 
LMC § 15-2.21-1 outlines the purpose of the Sensitive Land Overlay:  
 

• Require dedicated Open Space in aesthetically and environmentally sensitive 
areas 

• Encourage preservation of large expanses of Open Space and wildlife habitat 

• Cluster development while allowing a reasonable use of property 

• Prohibit development on Ridge Line Areas, Steep Slopes, and wetlands 

• Protect and preserve environmentally sensitive land  
 
The Sensitive Land Overlay regulates development proposed near steep slopes, ridge 
lines, wetlands, and wildlife and wildlife habitat. Areas proposed for development within 
the Sensitive Land Overlay must submit a sensitive lands analysis. Planning staff 
prepares a report for the Applicant and Planning Commission to identify areas suitable 
for development.13 
 

 
11 General Plan, Volume I, Natural Setting VI, p. 6 
12 LMC § 15-2.20-5.  
13 LMC § 15-2.21-2. 

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.20-5_Entry_Corridor_Protection_Overlay_(ECPO)
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.20-5_Entry_Corridor_Protection_Overlay_(ECPO)
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.21-1_Purpose
https://www.parkcity.org/home/showpublisheddocument/12386/635724909559570000
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.20-5_Entry_Corridor_Protection_Overlay_(ECPO)
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.21-2_Overlay_Review_Process


The Applicant’s annexation petition (p. 29 – 31) includes slope analysis and geologic 
features, flood hazard zones, wetlands, and streams, and wildlife habitat, and should 
therefore be included within the Sensitive Land Overlay. Additionally, the General Plan 
identifies priority wildlife crossings and wildlife corridors in the area. 
 
Staff Recommends Expanding the Vantage Points in the Sensitive Land Overlay  
 
Projects proposed to be developed in the Sensitive Land Overlay require analysis to 
identify impacts to designated entry corridors and vantage points.14 To ensure future 
proposals are fully evaluated in a manner that protects the City’s eastern entry corridor, 
staff recommends the Vantage Points be extended to include the following:  
 

• The Roundabout at the Park City Hospital, 900 Round Valley Drive 

• The intersection of the Rail Trail and SR 248 

• The intersection of the Rail Trail and HWY 40 

• The Intersection of Richardson Flat Road and HWY 40 
 

7. Statement as to how the proposed area or its potential land use 
contributes to the achievement of the goals and policies of the Park 
City General Plan 
 
The Applicant’s annexation petition (p. 21) states the following: 
 

No change in current land use is proposed during the annexation of the 
property into Park City Municipal boundaries. The existing Richardson 
Flats parking lot is adjacent to a recommended Transportation Hub use. 
The petition is consistent with the Snyderville Basin General Plan as 
provided in the appendices. The Park City General Plan does not discuss 
the specific area included within this annexation; however, preservation of 
the natural landscapes considered for the parcels reflects the natural 
setting strategy outlined within the document. The petition has included 
the previous Quinn’s Junction Joint Planning documents are referenced in 
the appendices. 

 

8. Assessed valuation of the current properties 
 
Please see the Applicant’s annexation petition p. 22 – 24. The staff review team will 
present further analysis on May 25.   
 

9. Potential demand for various municipal services and the need for 
land use regulation  
 
Please see Section F above.  

 
14 LMC § 15-2.21-3(A)(4). 

https://engageparkcity.org/13349/widgets/39767/documents/25250
https://engageparkcity.org/13349/widgets/39767/documents/25250
https://engageparkcity.org/13349/widgets/39767/documents/25250
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.21-3_Sensitive_Lands_Overlay_Zone_-_Ordinance_Provisions


 

10. The effect the annexation will have upon City boundaries and 
whether the annexation will ultimately create potential for future 
islands, undesirable boundaries, and difficult service areas 
 
Please see Section E above.  
 

11. Timetable for extending services to the area and how these 
services will be financed 
 
Please see Section (1)(F) above.  
 

12. Potential revenue versus service costs 
 
Please see Section H above.  
 

13. An estimate of the tax consequences to residents of the area to be 
annexed 
 
There are no residents in the area proposed to be annexed.  
 
According to the Applicant’s annexation petition (p. 22): 
 

• Approximately half of the parcels proposed to be annexed are owned by 
governmental agencies, including the Department of the Interior, Park City 
Municipal Corporation, UDOT, and Summit County and are exempt from property 
tax 

• Properties subject to taxes will no longer pay into the Municipal Type Service 
Area for Summit County 

 
Please see p. 22 – 25 of the annexation petition for more information. A full analysis will 
be presented by the staff review team in the staff report for the May 25 meeting. 
 

14. Recommendations or comments of other local government 
jurisdictions regarding the annexation proposal and potential impact 
of the annexation on general county economic needs, goals, or 
objectives 
 
Please see LMC § 15-8-8 to view the statement from affected entities regarding the 
City’s Annexation Expansion Area.   
 

 
 
 

https://engageparkcity.org/13349/widgets/39767/documents/25250
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-8-8_Affected_Entities_Statements


15. Location and description of any historic or cultural resources 
 
According to the Applicant’s annexation petition (p. 17), the Utah Division of State 
History indicates the following:  
 

• Of the 1,236 acres included in the annexation, only 280 acres have been 
surveyed for cultural resources 

o There are five known archaeological sites within the survey: one railroad, 
one highway (US 40), one ditch, one historic trash dump, and one 
unknown historic site 

• There is high potential for additional sites that have not been surveyed due to the 
area’s density of mining and other historic activities 

• There is one prehistoric Native American site just inside the current Park City 
boundary, so there is potential for additional Native American sites within the 
annexation area 

 
The Utah Division of State History protects the location of historic and cultural 
resources. If any area is to be developed subject to Recreation and Open Space Zoning 
and existing development restrictions at a future date, LMC § 15-6-5(L) requires Master 
Planned Development applicants to include a map and list of all known Physical Mine 
Hazards, which includes any shaft, adit, tunnel, portal, building, improvement, or other 
opening or structure related to mining activity, as well as a Physical Mine Hazard 
mitigation plan, and LMC § 15-6-5(O) requires Master Planned Development Applicants 
to submit a map and inventory of Historic Structures and Sites on the Property, 
prepared by a Qualified Historic Preservation Professional.  
 
Department Review 
The Annexation Staff Review Team, Planning, Engineering, and Legal Departments 
reviewed this application.  
 
Public Input 
Four entities protested the Southeast Quinn’s Junction Annexation. Links to their 
protests are provided in the Background Section of this report. No other public input was 
received when this report was published.  
 
Exhibits 
Exhibit A: 1999 Flagstaff Development Agreement 
Exhibit B: Ordinance No. 99-30 
Exhibit C: Boundary Commission Determination  
Exhibit D: Ground Lease between UPCM and PCMC 
 

https://engageparkcity.org/13349/widgets/39767/documents/25250
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_Master_Planned_Development_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_Master_Planned_Development_Requirements

