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Subject:   QUINN’S JUNCTION PARTNERSHIP  
    ANNEXATION AND ZONING MAP AMENDMENT 
Date:   May 17, 2012 
Project Number: PL-12-01473 
Type of Item:  Legislative-Annexation and Zoning Map amendment  
 
 
Summary Recommendation 
Staff recommends the City Council conduct a public hearing, discuss the 
proposed annexation application and MPD plans, provide direction, and continue 
this item to the May 24th meeting.  
 
Purpose of this meeting 
The purpose of this meeting is to: 1) introduce to the City Council the proposed 
Annexation and zoning application; 2) convey to the Council the Planning 
Commission’s recommendation; 3) conduct a public hearing; 4) allow the Council 
an opportunity to provide direction to staff and the applicant regarding the 
progress on the site plan; and 5) provide direction and identify any specific 
issues or concerns regarding the MPD plans/development to enable action at the 
May 24th meeting.    
 
Description 
Project Name:   Quinn’s Junction Partnership Annexation 
Applicant:   Quinn’s Junction Partnership (“QJP”) 
Representative:   Michael Martin, General Partner Quinn’s Junction 

Partnership 
Location:   Southwest quadrant of US 40 and SR 248 

intersection 
Proposed Zoning:  Community Transition and Regional Commercial 

Overlay (CT-RCO) 
Adjacent Land Uses: Dedicated open space, US 40 and SR 248, Quinn’s 

Sports Complex and Open Space, Park City Heights 
MPD, Park City Medical Center, USSA Center of 
Excellence, Summit County Health Department, 
Medical Offices, Rail Trail recreation trail, Quinn’s 
Water Treatment Plant, and vacant agricultural land. 

Proposed Uses:  Movie studio, offices/retail, hotel, and associated 
uses (total of 374,000 square feet) 

 
Proposal 
The applicant is requesting annexation into Park City and zoning, with Master 
Plan Development approval, for a 29.55 acre parcel of undeveloped land for the 
purpose of constructing 374,000 square feet of commercial uses, limited to a 

 



 
 

movie studio and media campus, including a 100 room hotel, amphitheater, and 
associated uses. 
The property is located in the southwest quadrant of the Quinn’s Junction 
Planning Area, at the intersection of US Highway 40 and State Road (SR) 248 
(Exhibit A). The annexation plat and legal description are attached as Exhibit B.  
The proposed zoning is Community Transition- Regional Commercial Overlay 
(CT-RCO) for the entire parcel. The use of the overlay zone recognizes the 
unique circumstances of the project and acknowledges the County’s vested 
density determination based upon prior applications as limited to the express 
terms of the proposed MPD, without creating a precedent for adjacent parcels in 
the CT zone.  A further commercial up-zone of other parcels in the existing City 
CT zone would remain inconsistent under the current Land Use plan of the 
General Plan. 
The property is subject to a County Settlement Agreement (Exhibit C) that 
acknowledges a vested development right for a Film and Media Campus of 
355,000 gross commercial square feet, with possible future phases, if the City 
denies annexation and the project is developed in Summit County. 
 
Background 
 
Why is the City re-considering Annexation? 
The owners of the property have been attempting to develop the property in the 
County for over twenty years.  The owners asserted that these efforts resulted in 
part from prior representations and assurances in conjunction with UDOT’s 
reconstruction of US 40 and the SR248 intersection and condemnation of some 
portion of their property.  As the various zoning disputes evolved, the owner and the 
County ended up in litigation in both state and federal court, as well as going 
through the Utah Private Property Ombudsman arbitration process.  Development 
proposals have run the gamut from a small commercial highway gas station and 
motel, evaluation as a potential for the IHC hospital, and to a large entertainment 
and ski resort venue.   
 
In 2005, the applicant petitioned the City for annexation concurrent with (but by 
separate petition) the Park City Heights project.  The City was in the process of 
considering the adoption of the Community Transition (CT) zone which 
acknowledged commercial uses for the property at 3:1 unit/acre which was 
considered an up-zone from Summit County base zoning, but the zoning was still at 
a much lower density than the owner proposed (over 10:1).  The City rejected the 
petition out of concern for the proposed density and timing of the annexation as it 
related to other areas, including IHC, Park City Heights and Osguthorpe, which if 
were not handled correctly may have resulted in lack of contiguity, an 
unincorporated island, etc.  The owner sued the City and the City prevailed in state 
District Court.  The owner appealed. 
 
The owner withdrew the appeal of the dismissal when the property was under 



 
 

consideration for the U.S. Department of Defense/Air Force recreation facility and 
hotel in an effort to directly engage the City in negotiations towards a global 
settlement of all issues.   While the City fairly successfully defeated federal attempts 
to circumvent local zoning by preemption, the project got new life under state 
legislation now known as MIDA (Military Installation Development Act), which 
extended broad powers of redevelopment authority on existing military bases to 
military land in other parts of the state, specifically in Summit (and later Wasatch) 
County.  The legislation removed local planning authority over such military project 
area.   
 
However, after another military hotel project area was chosen by MIDA, the QJP 
owners re-initiated their state and federal litigation against the County which had 
been largely stayed pending MIDA negotiations.  QJP also secured an option with 
Raleigh Studios for a film and media campus and began lobbying the state for 
legislation similar to MIDA for a state economic development movie studio zone, 
again to remove local zoning authority from the County.  Despite defeat of the 
legislation just last year, state legislative leadership strongly encouraged the County 
to resolve the matter prior to another legislative session, which likely would re-
consider legislation introduced by studio supporters last year. 
 
The City first asked the County if the parties could attempt to find an alternate 
location for the studio where it would comply with local zoning.  The County agreed 
to let the City lead this effort and the parties explored several locations but 
ultimately could not arrange a land trade. When it became clear that QJP and the 
County were making significant progress towards settling their litigation and the 
settlement would likely result in density significantly above that previously 
contemplated, the City asked the County for the right to participate in the settlement 
so that the City could re-assess whether annexation would be appropriate in light of 
the newly proposed vested density in the County Settlement Agreement (Exhibit C).  
 
Annexation Agreement 
Because the County Settlement vests zoning with QJP based upon applications 
pre-dating the City’s last decision on annexation of the project, the City Council 
determined that the City should have another bite at the apple and reconsider 
annexation under the original 2005 petition.  Therefore, the City entered into an 
Annexation Agreement (Exhibit D) which re-opens the original annexation 
application from 2005, including applying the previously paid application fees 
towards the current review.  Accordingly, the annexation petition is not subject to 
recent General Plan map amendments or pending changes to the General Plan.  

The General Plan in effect for the 2005 review is the same as the current 
version, but for amendments made earlier this year for the CT zone and City 
boundary updates around the QJP property.  Current Land Management Code 
provisions apply unless they conflict with express terms of the Annexation 
Agreement. 

 



 
 

The City’s efforts led to Planning Director Thomas Eddington’s participation in 
refining the proposed site plan prior to its inclusion in the County Settlement 
Agreement.  The “give” was that the City had to consider slightly higher density, 
although, the applicant asserts the County would be more receptive to an 
additional phase in the future beyond the 355,000.  In addition to commercial use 
restrictions aimed at preventing direct ambush activity regarding Sundance, two 
noteworthy planning “gets” were: 
 

1) The development and incorporation of design standards for the QJP 
project drafted to ensure compatibility with adjacent community 
transitional uses (IHC, USSA and PC Heights). 

2) Site plan changes which include: a) elimination of water tower/highway 
sign or billboard; b) elimination of setbacks in exchange for additional 
height limits and shift of the building pads to provide parking in the back of 
the parcel, and siting smaller structures so as to step up to and screen the 
larger studio buildings.  The City was less concerned with the 
northern/front setbacks given the steep grade change close to the 
interchange, and instead focused on moving the best designed building 
architecturally (hotel) to the most visible building pad.  This also provided 
the opportunity for an open central area for use as an amphitheater.  

Per said Agreement, if developed in the City, parameters include: 

• Limited to 374,000 gross commercial square feet, excluding roads, 
parking lots, parking structures, porches, balconies, patios, decks, vent 
shafts, and courts. 

• One (1) enclosed atrium that serves as a pedestrian connection between 
two building pads that is not a stand-alone building and that may not be 
converted to habitable space and is excluded from the gross commercial 
square feet.  

• The site plan and berming are to be installed as identified in Attachment A 
of the Agreement.   

• Final design approval of the project shall be by administrative Conditional 
Use Permit reviewed by the Park City Planning Department for 
compliance with the LMC.  

• Building design shall comply with the Architectural Standards as identified 
in Attachment B of the Agreement. 

• Green Building design and construction shall meet minimum Shadow 
LEED Standards.  

• All signs shall comply with the Park City Sign Code, with no icon, water 
tower, or highway billboard signs permitted. 

• No open space, setbacks, or affordable housing requirements may be 
imposed.  



 
 

• Uses, including the proposed amphitheater, shall be of the type shown in 
Attachment C of the Agreement and/or consistent with the Film Studio 
and Campus concept and the gross square footage of those uses shall 
not exceed the allowed gross commercial square feet. The stage may not 
be oriented toward City open space and shall be reviewed for compliance 
with the Architectural Standards. 

• The proposed hotel is limited to 100 rooms (keys).  
• A maximum building height of 50 feet for sound stages, or a maximum 

height not to exceed 60 feet in Pad 7 of Attachment A (site plan), in the 
event a major, long –term film production contract necessitates the full 
studio height.  

• No more than 70% of the remaining buildings are allowed a building 
height of 36-40 feet with all other buildings to be no more than 28 feet in 
height according to the CT Zone height limit. 

• No building shall be greater than 28 feet in height unless it is located more 
than 150 feet from the center line of a public roadway. 

• Smaller buildings are massed and/or placed strategically (from an overall 
design aesthetic) to break up the volumes of the Sound Stage Buildings to 
mitigate appearance of the vertical façade of the taller buildings. 

• Visual impact of parking shall be mitigated by various methods. 
• The Movie Studio portion of the campus may have perimeter and entry 

security controls. 
• The applicant is responsible for coordinating water and utility service, 

which may include a third party provider, in compliance with applicable 
standards prior to annexation approval. 

• Other provisions as outlined in the Annexation Agreement, including 
requirement that the applicant to create Covenants and Restrictions 
(CCRs) applicable to the entire property, including the Film Studio and all 
commercial owners and tenants, which prohibit commercial uses of any 
facility within the MPD which directly ambushes the Sundance Film 
Festival and other provisions as stated in said Agreement. 

• If annexation is not approved, then development on this parcel will occur 
in Summit County subject to the County Settlement Agreement. 

City Council approval of Annexation Agreement 
In reviewing the Agreement the Council based the decision to approve the 
Agreement on the following “Advantages to the City of Annexation” as stated in 
the January 26, 2012 staff report: 
 

• Influence the design: Where the proposed project is quite large and 
located at one of the City’s two entry points, it is in the City’s interest to 
ensure the project is well designed and consistent with the Park City 
brand. The design guidelines found in the Annexation Agreement (Exhibit 



 
 

D) will ensure that the look of the project will be similar to that of other 
large buildings in the area, such as the hospital and requires the design 
and construction to meet at minimum shadow LEED Silver standards. 

• Better manage the impacts: Where this project is currently within Park 
City’s Annexation Declaration Area and located at one of Park City’s two 
egress points, the project will have a greater impact on Park City than on 
the County as a whole. Additionally, given this proximity, it is likely the City 
will have a greater concern about strict adherence to this agreement. 

• If the City will receive the impacts; the City should get the funds to 
mitigate those impacts: If the project is located within City limits, the City 
can use the tax revenue associated with the project to offset the impacts. 

• A potential for a partnership with Sundance could result in a long term 
win–win for the state and local economies and cultural offerings of the 
City. 

 
Revisions to the MPD plans  
In response to Planning Commission comments and discussion at meetings in 
February, March and April, the applicant made the following revisions to the initial 
site plan:   
 

1. Moved the largest building closer to the interior for better screening by 
smaller buildings and less impacts to the south HW40 off-ramp view. 

2. Moved the hotel away from Hwy 248 with greater building setbacks 
and eliminated the amphitheater in the center of the site and added a 
stage building with lawn area to the south of the hotel. Moved the 
stage area closer to the hotel and opened up the open space/lawn 
area south of the hotel and stage as a better transition to the City’s 
adjacent open space parcel. 

3. Increased berming, landscaping, and secondary/lower buildings and 
trellises in front of taller building masses to mitigate visual impacts of 
the buildings from adjacent highways. 

4. Oriented and clustered tighter, the event/film screening building 
towards internal campus with pedestrian connectivity through the site 
and to proposed area trails. Reduced overall entertainment focus, in 
terms of size of tours, tourist elements, etc. 

5. Proposed trails and trail connections to adjacent properties, including  
a connection to the Park City Heights rail trail connector trail. Indicated 
trail head amenities, information kiosk, parking, public restrooms. 

6. Provided a revised open space analysis and plan and increased total 
open space by increasing landscaping and storm drainage storage 
areas and by decreasing total surface parking. Provided concept 
landscape plan with concept plan images. 

7. Provided a parking construction phasing plan. 



 
 

8. Provided additional visual analysis, building schematics and 
perspectives, building cross sections, and building floor 
area/height/square footage/use breakdown. 

9. Provided fencing plan and design concepts. 
10. Moved the previous furthest north building (Building 9) into the central 

studio area of the site close to the large sound stage building, 
connecting it in a manner that provides additional stepping of building 
mass and height.  A building height exhibit was prepared and cross 
referenced to the site schematics exhibits. This decreases visual 
impacts on Hwy 248 as well as the southbound US 40 off ramp. 

11. Moved the entire hotel out of the SR 248 setback line described in the 
Annexation Agreement, not just that portion with the extended height 
as required by the Annexation Agreement. 

12. Removed the detached casitas from the SR 248 frontage area (these 
were shown on one early iteration). 

13.  Moved the small recording studio closer to the hotel with a connection 
from the underground parking area. 

14. Added building articulation to address building massing with both 
horizontal and vertical elements, including both elevation and roof 
element variation.  

15. Added several trellis features over areas of surface parking to reduce 
impacts of the parking as well as reduce the visible massing of the 
large sound stage as viewed from US40, design details of these trellis 
have not been decided. Increased width of interior parking landscaped 
areas. 

16. Identified the location and described the atrium element as an 
enclosed “outdoor” space with large windows and plants to provide 
both a circulation area between the hotel and the meeting rooms and 
an area for pre-functions as further described in the Annexation 
Agreement. Located on the south side of the hotel towards the eastern 
wing. Eliminated a second atrium area over the retail uses. 

17. Indicated green sloping away roofs for the smaller buildings along 248, 
including the stage, recording studio, and possibly the northern most 
building.  

18. Further modified, re-oriented and clustered tighter, the event/film 
screening/office/entertainment buildings towards an internal campus 
with more direct pedestrian connectivity through the site and to 
proposed area trails with better relationship to the hotel.  

19. Provided a revised bus turn around within the site to allow buses to 
enter and exit the site at the traffic signal to facilitate both inbound and 
outbound routes. 



 
 

20. Provided architectural design objectives and concepts in illustrative  
form using precedent images for building design, form, elements, 
materials, and colors.  The applicant proposes to group various 
building/activity areas into architectural zones to better develop 
architectural concepts for the different areas- in form and function and 
relationship to the site (e.g. 248 frontage zone, main/grand entry area, 
hotel and amphitheater area, sound stages, retail/public/entertainment, 
etc.) Provided additional architectural/materials details for the sound 
stage building (Building 7). 

21. Provided building overlay comparisons with existing buildings in the 
area (Medical Center, Ice Rink, Hotel Park City, Summit Co Health, 
USSA). 

22. Deleted the secondary access closest to the US 40 on ramp.  
23. Further reduced parking and indicated the 14 long vehicle parking.  

 
Annexation Review Process 
On January 20, 2012, the applicant re-filed an annexation petition with the City 
Recorder for annexation of one (1) 29.55 acre metes and bounds parcel that is 
currently within the jurisdiction of Summit County.  The petition was accepted by 
the City Council on January 26, 2012 and certified by the City Recorder on 
February 2, 2012. Notice of certification was mailed to affected entities on 
February 2, 1012, as required by the State Code. The protest period for 
acceptance of the petition ended on  March 5, 2012. No protests were filed by 
that date. 
 
On February 22, 2012, the Planning Commission met in work session to review 
background information, ask questions, and provide discussion points regarding 
the annexation and elements of the MPD site plan. On March 14th the applicant’s 
directed a site visit and the Planning Commission conducted a public hearing 
later that evening.  
 
The Planning Commission also conducted public hearings on March 28th, April 
11th and 25th providing input on the site plan and architectural design and details. 
On April 25th the Planning Commission forwarded a negative recommendation to 
the City Council (see detailed narrative below).  
For additional background information, all reports, exhibits and minutes are 
available on the City’s web site www.parkcity.org, under the Community 
Development tab and the Quinn’s Junction Partnership Annexation web page, 
or from the Planning Department. 
 
Planning Commission recommendation  
The Planning Commission recommendation is outlined below. On April 25, 2012, 
the Planning Commission conducted a final public hearing and voted (4 to 2) to 
forward to City Council a negative recommendation on the Quinn’s Junction 



 
 

Partnership annexation and zoning petition, according to the findings of fact and 
conclusions of law outlined below (see Minutes in Exhibit E): 
 
Findings of Fact  

1. The proposed Annexation and Zoning does not comply with the Park City 
General Plan in that the proposed Raleigh Studios MPD development is 
specifically attached by Agreement to this Annexation, and creates the 
following compliance issues: 

a. The proposed development is primarily an independent 
studio/warehouse use and as such is not a neighborhood or resort 
commercial use.  The hotel and other support uses have the 
primary purpose of supporting the studio activity as opposed to 
resort economy and general plan principles. 

b. The proposed development is primarily commercial and will 
substantially increase traffic on Highway 248 and the traffic impacts 
have not been sufficiently mitigated. 

c. The proposed development does not meet the CT zone 
requirements for open space, parking, and setbacks due to the 
Settlement Agreement. These elements were alluded to in the 
goals for this planning area that became the CT zone. 

d. The development does not enhance the visual experience for 
visitors and residents using this entrance to the City because the 
massing, density and setbacks are not compatible with adjacent 
properties due to the waiver of zone requirements. 

e. The development does not improve vehicular access to this 
planning area with signalized intersections and grade separated 
trail crossings.  Proposed additional access points without 
signalization will compound conflicting traffic movements and 
create additional traffic volume and back-ups.  

f. The development proposes 3 entrances and does not limit 
driveways and intersections on Highway 248. 

g. The development does not provide a diversity of housing 
opportunities. 

h. The development does not retain the community amenity, enhance 
the open space buffer around the City, or preserve the gateways to 
the City. 

i. The development does not preserve the mountain resort and 
historic character of Park City. 

j. The development is not a case of working effectively with other 
government agencies to achieve goals of the General Plan. 

k. The development does not maintain the unique identity and 
character of an historic community. 

l. The development does not manage the amount, rate, form and 
location of growth. 

2. Should the City Council determine to annex the property, the Planning 
Commission notes the conditions of approval as included in the attached 
draft Ordinance (see Attached Ordinance)?  



 
 

 
Conclusions of Law 
1. The proposed annexation is not consistent with the Annexation Policy 

Plan, Quinn’s Junction Study Area, and the Park City General Plan 
(2005). 

2. The annexation would harm the health, safety and welfare of the residents 
of Park City. 

 
Planning Department Analysis  
The General Plan (1997/2005) designates the QJP parcel as a potential 
“Commercial Receiving Zone” as part of the Park City Land Use Plan.   
 

 
 
 
 
Obviously, the Annexation Agreement (as part of the broader County Settlement 
Agreement) waives several conditions typically applied to annexations by local 
code.  The Council determination that these provisions are inapplicable due to 
the vested rights of prior County applications is consistent with LMC § 15-8-5(C), 
which provides that “unless the City Council finds that the circumstances of the 
annexation are such that a condition or conditions do not apply,” and goes on to 
indicate that such a finding may happen when “unusual or unique circumstances 
may emerge from time to time where special conditions may apply.”   
 



 
 

This is not the first time the City has been forced into a pragmatic decision 
whether to attempt to improve and mitigate a proposed project on its borders 
which already had vested rights in excess of City standards and code provisions. 
 The Deer Crest Annexation (including the St. Regis Hotel) is another example 
where the project had density and height approvals in Wasatch County in excess 
of those identified in our annexation planning area and proposed zoning.  The 
City determined that control of access through old Keetley Road and protection 
of the Deer Valley resort brand outweighed normal planning conditions and 
entered into a similar settlement agreement with Wasatch County, Queen Ester 
HOA and the applicant which resulted in a compromised solution that achieved 
the City’s primary planning objectives, while reducing impacts of the 
development to the greatest degree possible.   
 
The Council is tasked with a similar difficult balancing act here.  The Council 
must decide whether local authority over site planning and design, and limiting 
commercial uses consistent and hopefully in partnership with Sundance Film 
Festival, are worth waiving certain conditions in exchange for others.   
 
As a legislative act, qualified by the express conditions of a settlement 
agreement, the annexation decision is a unique tool for the City to protect its 
entry corridor and fundamental General Plan and sustainability principles. 
 
The property is located within the Park City Municipal Corporation Annexation 
Expansion Area boundary, as described in the adopted Annexation Policy Plan 
(Land Management Code (LMC) Chapter 8) and is contiguous with the current 
Park City Municipal Boundary along the south boundary with Park City Heights 
MPD. The property is the entirety of land owned in this location by this applicant. 
 Summit County recently considered their affected entity notice and 
communicated support for City annexation.   
Access to the property is from State Road (SR) 248 a major highway and entry 
corridor to Park City. Proposed access point to the property is on the east side of 
the existing intersection of SR 248 and Round Valley Drive. The applicant 
participated with UDOT during the design and construction of the intersection 
during the IHC approval process to provide for access to the property.   
As part of the County Settlement Agreement, the Council agreed to enter into the 
associated Annexation Agreement between the City and QJP. This Annexation 
Agreement stipulates that the Annexation shall include an approved Master 
Planned Development.  MPD application material and supporting information 
have been reviewed by the Planning Commission and several revisions resulted 
(see above list).  
Review pursuant to Utah Code Annotated (UCA) Sections 10-2-401, 10-2-
402 and 10-2-403 
The annexation petition has been reviewed pursuant to the Utah Code 
Annotated (UCA) Sections 10-2-401, 10-2-402 and 10-2-403.  
 



 
 

The annexation petition requirements set forth in these sections of the UCA have 
been met; including issues of 1) contiguity and municipal annexation expansion 
area, 2) boundaries drawn along existing local districts, special districts and other 
taxing entities, and 3) for the content of the petition.  
 
Review pursuant to the Annexation Policy Plan- purpose  
 
Chapter 8 of the Land Management Code is considered Park City’s annexation 
policy plan and declaration. In Section 15-8-1 the Code states the following: 

The annexation requirements specified in this Chapter are intended to 
protect the general interests and character of the community; assure 
orderly growth and development of the Park City community in terms of 
utilities and public services; preserve open space, enhance parks and 
trails; ensure environmental quality; protect entry corridors, view sheds 
and environmentally Sensitive Lands; preserve Historic and cultural 
resources; create buffer areas; protect public health, safety, and welfare; 
and ensure that annexations are approved consistent with the Park City 
General Plan and Utah State Law.   

In addition the Annexation Policy Plan states: 
If practical and feasible, boundaries of an Area proposed for annexation 
shall be drawn: 

 

(A) Along the boundaries of existing special districts for sewer, water, fire, 
and other services, along the boundaries of school districts whose 
boundaries follow City boundaries… and along the boundaries of 
other taxing entities; 

(B) To eliminate islands and peninsulas of territory that is not receiving 
municipal type services; 

(C) To facilitate the consolidation of overlapping functions of local 
government; 

(D) To promote the efficient delivery of services; and 
(E) To encourage the equitable distribution of community resources and 

obligations.  
 

It is the intent of this Chapter to ensure that Property annexed to the City 
will contribute to the attractiveness of the community and will enhance the 
resort image which is critical for economic viability, and that the potential 
deficit of revenue against expense to the City is not unreasonable.  

Review pursuant to the Annexation Policy Plan- requirements 
The Annexation Policy Plan (see Section 15-8-5 (B)) requires an annexation 
evaluation and staff report to be presented that contains the following items:   
 
1. General Requirements of Section 15-8-2 



 
 

See below for detailed analysis of the annexation as it relates to Section 15-8-2.  
 
2.   Map and natural features 
The property consists of a 29.55 acre parcel that is contiguous to the Park City 
Municipal boundary. The parcel is within the Annexation Expansion Area, as 
described by the adopted Annexation Policy Plan.  The property is undeveloped 
pasture land.  
 
The Pace-Homer irrigation ditch traverses the center of the property in a north-
south direction. Staff will provide additional analysis of the Baseline Survey for 
the public hearing. 
 
A small area of designated wetlands is identified on the far northeast boundary 
within the UDOT ROW. This area appears adjacent to the property and staff will 
likely recommend conditions as part of the Construction Mitigation Plan to 
mitigate any potential impacts. 
 
There are no steep or very steep slopes as the property is relatively flat with an 
overall slope of less than 15%. The property is bordered by highways on three 
sides and open space along the south side. 
 
The Baseline Survey did not indicate areas of flood plain hazard.  
 
3.   Density 
The applicant seeks to develop 374,000 square feet of commercial uses, 
including a movie studio, a 100 room hotel, amphitheater, and associated uses. 
No residential density or population exists on the property and no new residents 
are proposed.  
 
4.    Land Uses-existing and proposed 
Wildlife - The applicant provided wildlife information from the Utah Division of 
Wildlife.  A specific wildlife study was not conducted.  Deer, elk, and moose may 
be found on the property, which is adjacent to areas of undeveloped lands and 
designated open space. The area is also bounded on three sides by major 
highways and has very little cover for wildlife protection. Native and non-native 
grasses and low shrubs cover the property. In terms of species of special 
interest, the property is not within areas identified as critical sage grouse habitat.  
 
Environmental Issues – The applicant provided a copy of an Environmental 
Baseline Survey for Quinn’s Junction completed in May 2007 by URS 
Corporation for Hill AFB. The baseline survey was completed for the property per 
ASTM Standard Practice for Environmental Site Assessments, E 1527-05. The 
intent of the survey was to determine if there are any documented environmental 
conditions on or near the property that provide a potential for contamination.  
The survey found no listed database findings for the subject property and two 
sites with environmental conditions were identified within a one-mile radius. 
These sites include the Richardson Flat Tailings, listed as a National Priority List, 



 
 

as well as a Comprehensive Environmental Response, Compensation, Liability 
Information System (CERCLIS) ENG, ROD site. Both sites are outside of the 
subject property boundaries and at lower elevation, down gradient from subject 
property and therefore unlikely that these sites pose an environmental threat to 
the groundwater on the subject property.  
 
The annexation is outside the City’s Soils Ordinance District. The baseline 
survey did not find evidence of contamination from mine tailings or other 
contaminants that would have been brought to this property by the ditch and that 
would cause soil or groundwater contamination concerns. The sources for this 
ditch include Dority Spring, Pace Homer Spring, and other small springs in the 
Park City area to the west of the property. While the ditch parallels Silver Creek 
for most of its length, it is at a higher elevation protecting it from possible 
contamination by the waters of Silver Creek, and does not appear to have been 
used for many years.   
 
The survey indicates that the annexation property has not been contaminated by 
historic mining impacts or other industry and though near contaminated sites, it is 
unlikely to be impacted by those sites.   
 
Staff recommends an additional condition of approval that specific soils test pits 
be reviewed prior to building permit issuance and if environmental issues are 
present, a mitigation plan shall be required prior to issuance of any permits.  
 
Utilities & Access  

• At this time the applicant has proposed a preliminary utility and access 
strategy to serve the property.  Water is proposed from Summit Water 
Distribution with lines stubbed in from the north. Sewer service is provided 
by SBWRD who shall approve the utility plan and plat prior to recordation. 
A line extension agreement with SBWRD to extend sewer to the Property 
is the applicant’s responsibility and shall occur prior to recordation of the 
final subdivision plat.  Other utilities are available in the area and will need 
to be extended to this site. 

• A utility plan is required to be submitted with the final subdivision plat, for 
review and approval by the City Engineer, as a condition precedent to 
recordation of the subdivision plat.  

• Appropriate guarantees for any public improvements associated with 
development on this property will be required prior to issuance of any 
building permits. Fire hydrant locations will need to be addressed to the 
satisfaction of the City Engineer and Fire Marshall.  

• Access to the property is from State Road (SR) 248, a major highway and 
entry corridor to Park City, on the east side of the existing signalized 
intersection of SR 248 and Round Valley Drive. The applicant participated 
with UDOT during the design and construction of the intersection during 
the IHC approval process to provide for access to the property.  The 
current proposal has one additional driveway. The previously shown 
northern secondary access has been abandoned. Final approval for the 



 
 

secondary access has not been granted by UDOT or the City as it 
requires an amendment to the Corridor Preservation Plan, an agreement 
between Park City, Summit County, and UDOT. 
 

5.   Character and Development of adjacent property 
The applicant submitted information regarding surrounding areas within one mile 
of the annexation property. This information is described and mapped in the 
Environmental Baseline Survey.  Information in the Survey includes land uses, 
topography, natural areas such as streams and wetlands, wildlife areas, historic 
and cultural sites, environmental sites, photos of existing conditions, utilities and 
roads, hydrology and flood plains, wells (water, gas, oil, other), radon, and FCC 
and FAA sites.  
 
Surrounding land uses include dedicated open space, highways US 40 and SR 
248, Quinn’s Sports Complex and City open space, Park City Heights MPD, Park 
City Medical Center, USSA Center of Excellence, Summit County Health 
Department, Medical Offices, Rail Trail recreation trail, Quinn’s Water Treatment 
Plant, and vacant agricultural land.   
 
The character of development on adjacent properties is generally large buildings 
in a campus like setting, surrounded by connected open space, with a pattern of 
trails and connections providing an alternative to roadways. Adjacent properties 
also include Highways, utilities, Rail Trail, future residential development (Park 
City Heights), and open space. 
 
6.   Zoning- existing and proposed   
The property is subject to a County Settlement Agreement which acknowledges 
a vested development right for a Film and Media Campus up to 355,000 square 
feet. The applicant is requesting the property be annexed and zoned Community 
Transition- Regional Commercial Overlay (CT-RCO). This zoning designation is 
Community Transition zoning with a Regional Commercial Overlay. The purpose 
of the RCO zone is to allow, through an MPD, specific commercial development 
and land uses per LMC Sections 15-2.17.3 – 15-2.17-5 as outlined in the 
Settlement Agreement. The  Annexation Agreement (Exhibit D) further defines 
development parameters of the MPD for this property. 
 
7.   Goals and Policies of the Park City General Plan 
(See (B) below.) 
 
8.  Assessed valuation 
Annexation of the proposed area will have a positive impact on the property’s 
assessed valuation and additional property tax revenue will be generated.   
 
9.  Demand for municipal services 
All essential services will be provided by existing entities.  These services 
include: Park City Fire District, Snyderville Basin Water Reclamation District 
(SBWRD - sewer), Park City School District, Questar gas, Rocky Mountain 



 
 

Power- power, Comcast - cable, Qwest - gas, and BFI trash removal. The 
property is subject to the Annexation Agreement that allows a third party water 
provider- Summit Water. A final utility plan will be submitted for approval by the 
City Engineer, as a condition precedent to recordation of the final subdivision 
plat.  
 
10.   Effect on City boundaries 
This annexation does not create an island, peninsula, or other irregular shaped 
City boundary. This annexation provides contiguity to the City Limits along the 
south boundary contiguous with the Park City Heights Annexation and MPD. The 
property is within the City’s Annexation Expansion Area boundary and the City 
has expectations that this Property will be part of the City.  
 
11.   Timetable for extending services 
The property is subject to an Annexation Agreement that allows a third party 
water provider. Other utilities are to be extended from utilities in the area.  A final 
utility plan will be submitted for approval by the City Engineer, as a condition 
precedent to recordation of the final subdivision plat. A timetable of extending 
these services shall be provided with the final subdivision plat application. Sewer 
service is provided by SBWRD who shall approve the utility plan and plat prior to 
recordation. A line extension agreement with SBWRD to extend sewer to the 
Property is the applicant’s responsibility and shall occur prior to recordation of 
the final subdivision plat.   
 
12.    Revenue versus costs 
While the City’s Budget Department does not prepare property assessments or 
typically make estimates on property tax values, the Department was asked to 
provide a second look at the preliminary estimates on the Quinn’s Junction 
Raleigh Studios Project which have been provided to the City. The estimates 
provided to the City on January 20, 2012 appear to be from an analysis originally 
prepared for Summit County in 2006. It is the recommendation of the Budget 
Department that if revenue generation is a deciding factor in the approval of the 
annex, that the City consider retaining a firm which can provide a more accurate, 
up-to-date and Park City specific, assessment of the potential property value as 
well as potential sales tax generation.  
 
Using the most up to date project estimates as to building use and square 
footage (3/12/2012), the Budget Department attempted to match existing 
building type and usage to those proposed, in order to have an idea of the 
potential property tax which might be generated for the City from the project. 
Based on similar properties in Park City and Summit County the Department 
estimates that the project may generate in the range of $50,000 to $75,000 in 
annual property tax revenue to the Park City General Fund at build out (this does 
not include property tax generated to pay GO bond debt service). Using the 
same square footage and use type, the property tax estimate for value per 
square foot provides by SAGE would estimate that the project would generate 
$180,000 annually for the Park City General Fund. Staff will provide additional 



 
 

economic analysis for the public hearing.  
 
13.   Tax consequences 
The property will be entirely privately owned.  Revenue will be generated through 
property taxation, sales taxation, and other forms of taxation specific to the uses 
(resort sales and lodging taxes, transit taxes, etc) The City will gain revenue if 
this parcel is annexed and developed within the City limits. 
 
14.    Impact on Summit County 
Summit County will lose that portion of sales tax revenue that will be paid to Park 
City; however Park City not Summit County will be responsible for providing 
municipal services.   
 
15.    Historic and cultural resources 
The Environmental Baseline Survey identified the area as adjacent to a Federal 
Historic Area due to the existence of the Union Pacific Park City Branch Railroad 
Grade in the area, which is on the National Register of Historic Places. No other 
historic or cultural resources were mapped. No historic sites or structures are on 
the property.  
 
 
Review pursuant to the Annexation Policy Plan- Section 15-8-2- General 
Requirements 
City Staff has reviewed the proposed annexation and preliminary plat against the 
following general requirements established for annexation to Park City as 
presented in LMC Section 15-8-2, as follows: 
(A)  Property under consideration of annexation must be considered a logical 

extension of the City boundaries.  
The property is contiguous to the Park City Municipal boundary at the 
southern boundary with Park City Heights Master Planned Development. 
The property west across SR 248 is within the Park City Municipal 
Boundary.  The property is a logical extension of the City boundaries and 
is within the Park City Annexation Expansion Area boundary. 
(B) Annexation of Property to the City must be consistent with the intent and 
purposes of this Chapter and the Park City General Plan.  
This annexation proposal has been submitted and processed consistent 
with the intent and purposes of LMC Chapter 8, the Annexation Policy Plan. 
The annexation petition has been accepted by the City Council and the 
petition certified by the City Recorder. The applicant submitted all required 
documents and information, per LMC Section 15-8-3 (A)-(J). Affected 
entities have been noticed of the petition acceptance by the City Council. 
The property has been posted for all public hearings. Affected property 
owners were notified of the public hearings and legal notice of the hearing 
will be published in the Park Record.  The property falls within the Park 
City Annexation Expansion Area boundary. A public open house was 



 
 

conducted by the Applicants on March 27th.  
Although not within the City Limits, the Annexation Policy Plan anticipates 
that this property will be annexed and the General Plan identifies this 
parcel as being in the Highway 40/248 Southwest planning area. Applicable 
objectives and goals of this planning area are as follows: 

• There may be an opportunity to create a special development 
concept at the southwest corner for some anticipated neighborhood 
or resort support commercial uses.  

• This area should not be developed with commercial uses that 
substantially increase traffic on Highway 248. 

• Establish guidelines for mixed-use, clustered, commercial 
development on the southwest corner parcel. 

• The design of future structures in this area should be in scale and 
character with the rural mountain character of the area. This area 
when developed should enhance rather than detract from the 
aesthetic quality of the entry corridor. A standard highway strip 
commercial development would not be favorably considered. 

• Parking should be at the back or sides of the buildings to avoid a 
foreground of asphalt for the visitor traveling along the entry 
corridor (SR 248).  

• Landscaping will be critical along the entry corridor to soften the 
view toward the commercial structures.  

• Landscape material native to the region should be used as the 
dominant material. 

• Focus on gateway aspects of site design. 
• Modify the existing entry corridor overlay zone (ECOZ) as necessary 

to assure adequate setbacks for structures, parking standards, 
lighting regulations, design criteria, and landscaping.  

• Enhance the visual experience for visitors and residents using this 
entrance to the City. 

• Improve vehicular access to this Planning Area (i.e. with signalized 
intersections, grade separated trail crossing, etc.). 

• Limit driveways and intersections on Highway 248. 
Additionally, the General Plan establishes goals designed to address 
foreseeable problems and express community aspirations (General Plan p. 
5-10). The applicable key goals include: 

• Preserve the mountain resort and historic character of Park City. 
• Preserve environmental quality, open space, and outdoor 

recreational opportunities. 



 
 

• Maintain the high quality of public services and facilities. 
• Work effectively with other governmental agencies to achieve the 

goals of the General Plan. 
• Maintain the unique identity and character of an historic community. 
• Manage the amount, rate, form, and location of growth. 
• Involve the community in decision making. 
• Plan for realistic population growth consistent with the City’s vision 

 
(C) Every annexation shall include the greatest amount of Property possible that 
is a contiguous Area and that is contiguous to the City’s municipal boundaries. 
The annexation includes the greatest amount of Property possible that is a 
contiguous area and that is contiguous to the municipal boundaries.  
(D) Piecemeal annexation of individual small Properties shall be discouraged if 
larger contiguous Parcels are available for annexation within a reasonable time 
frame in order to avoid repetitious annexations.  
The annexation area constitutes the largest area possible owned by the 
applicant (see above) and is not a piecemeal annexation of individual small 
Properties.   
(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.  
This annexation does not create an island or peninsula of County property. 
The proposed annexation boundary follows the City’s Annexation 
Expansion Area boundary and is not an irregular boundary.  A separate 
annexation petition is being prepared for the adjacent SR 248, Osguthorpe 
and all of the City-owned Round Valley open space. 
(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 Areas:  

• Police protection - City Police protection will be provided if annexed. 
• Snow removal on Public Streets- No public streets.   
• Street maintenance- No public Streets.   
• Planning, zoning, and Code enforcement- Currently by Summit County 

Planning and Building Department and would transfer to the City 
departments of planning, building, and engineering. 

• Availability of municipal sponsored parks and recreational activities and 
cultural events and facilities Parks are public and open to County and 
City residents.  This annexation will provide trail connections to 
existing trails within the City and to future open space and 
recreation parcels, such as a connection to the Rail Trail 



 
 

recreational trail system and a continuation of the existing 
sidewalk system along SR 248 to the intersection with Round 
Valley Drive and south to the property line.  

• Water services as the Area is developed. Existing water treatment and 
storage facilities may currently be inadequate to provide services to the 
annexed Area. Developers of the annexed Area are required to pay for 
the cost of improvements related to the extension of and connection with 
the City lines and systems as well as participate in additional 
improvements such as storage capacity and distribution as necessary 
for safe, reliable, and efficient water flows.  Annexation Agreement 
allows a third party water provider. A final utility plan will be 
submitted for approval by the City Engineer, as a condition 
precedent to recordation of the final subdivision plat.  

 
(G) If feasible and practical, water and sewer lines shall be extended to the Area 

proposed for annexation. Expenses associated with such extension shall be 
the responsibility of the Applicant(s).  The City shall determine timing and 
capacity of extending water to the proposed annexation area. The Water 
Reclamation district shall determine timing and capacity of extending sewer 
service to the proposed annexation area. Annexation Agreement allows 
third party water provider. A final utility plan will be submitted for 
approval by the City Engineer, as a condition precedent to recordation 
of the final subdivision plat. Sewer service is provided by SBWRD who 
shall approve the utility plan and plat prior to recordation. 

 
(H)  Before considering requests for annexation the City shall carefully analyze 

the impacts of annexation of an Area, taking into consideration whether the 
Area will create negative impacts on the City and considering whether the 
City can economically provide services to the annexed Area. Community 
issues such as location and adequacy of schools and community facilities, 
traffic, fire protection, particularly in Wildfire/Wildland Interface Zones, 
useable open space and recreation Areas, protection of Sensitive Lands, 
conservation of natural resources, protection of view corridors, protection 
and preservation of Historic resources, affordable housing, balance of 
housing types and ownership, adequate water and sewer capacity to serve 
the future needs of the proposed annexation Areas shall also be considered. 
The property is subject to an Annexation Agreement the purpose of 
which is to facilitate development of a movie/film studio and associated 
uses, with local influence over the design, construction, and 
restrictions of the CCRs. Impacts of this development have been taken 
into consideration in said Agreement. Review of the MPD site plan will 
consider issues of traffic, fire protection and access, open space, 
trails, protection of Sensitive Areas, protection of view corridors, and 
whether adequate water and sewer capacity exist to serve the future 
needs of the annexed area.  

 
(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, annexation may occur as a means of retaining those lands in 
a natural state. The property of this annexation does not contain 
existing Geologic Hazards, excessive Slopes, or flood plains. The 
property is currently vacant pasture land with native grasses and an 
existing irrigation ditch that has not been used for several years.  

 
(J)  The City shall consider annexation of unincorporated Areas of Summit 

County that are within the annexation expansion Area. The property is 
within unincorporated Summit County and is within City’s annexation 
expansion Area. 

 
(K)  In general, the City does not favor annexation of territory, which should be 

located within another municipality, nor does it favor the annexation of 
unincorporated territory solely for the purpose of acquiring municipal revenues, 
or for retarding the capacity of another municipality to annex. The property is 
not within another municipality and the annexation is not solely for the 
purpose of acquiring municipal revenues or for retarding the capacity of 
another municipality to annex this property. 

 
(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 community facilities 
are preferred.  

• The purpose of this annexation is to facilitate a well designed 
movie/film studio complex that meets established Design Guidelines 
of the LMC as well as specific guidelines that are part of the 
Annexation Agreement (Exhibit D). In addition, the Planning 
Commission and Staff have reviewed the MPD plans that further 
establish development and design guidelines by which to review the 
administrative Conditional Use Permit. 

• A movie/film studio and associated uses could contribute to an 
expanded resort and/or tourist economy and help diversify the 
predominantly seasonal economy depending on the quality of the 
final development.  

• Being able to influence the design of a development at one of Park 
City’s primary entry corridors is a consideration of this annexation 
as well as establish local control for future projects, activities, sign 
applications, special events, etc. 

• If the development is constructed within the Park City municipal 
boundary the project will be built to LEED Shadow Standards and 



 
 

per the Annexation Agreement will be required to create CCRs that 
protect the Sundance Film Festival from direct ambush uses, thus 
further enhancing the existing tourist economy.  

• The is adjacent to and across from existing public open space and 
community facilities.  

 
Review of MPD pursuant to the Annexation Agreement and LMC and 
compared with the County Code 
 

• A matrix of the MPD requirements and Annexation Agreement items 
comparing the City and County requirements has been provided for 
Council’s consideration (Exhibit H). Upon completion of the review, Staff 
finds that the City’s LMC, combined with the Annexation Agreement, 
provides the benefit of additional review criteria, particularly for 
architectural design elements, materials, finishes, parking lot landscaping, 
lighting standards, and signs, when compared to the County Code and 
County Settlement Agreement.  
 

• Final MPD Plans and administrative CUP applications must comply with 
LMC requirements that are not in conflict with stipulations of the 
Annexation Agreement. 

 
Planning Department – An Overall Assessment of the Annexation and MPD  
 
There are general goals within the General Plan where this project may fall short 
and where the portfolio approach as identified in the City’s 2009 Visioning Plan 
may be a better way to measure the pros and cons of this annexation and 
associated development. Given that annexation is a legislative act and that, 
qualified by the express conditions of the Settlement and Annexation 
Agreements, it is a unique tool that the Council can utilize to annex this parcel 
and protect the entry corridor. Annexation of the parcel will provide local control 
of land uses, activities, signs, site planning, design and architectural character 
(e.g. form, vernacular, materials, colors, finishes, details). 
 
This annexation is a unique situation.  Staff has always said the remaining 
development opportunities in Park City will be the most challenging; this project 
is an example of that. Given the Settlement Agreement that has placed this 
annexation before the City Council, Staff recommends that the Council consider 
assessing the pros and cons of annexing this project in a broader sense with 
consideration given to the 2009 Visioning Plan (e.g. filters) and to the future of 
Park City (e.g. economic diversification).   
 
Staff’s assessment of this annexation, and recommendation that this property be 
annexed into Park City, is not intended to replace the narrow focus of the 
General Plan, but rather serves as a broader look at a unique dilemma.  



 
 

 
This project is likely to be built on this site, regardless of whether it is in the 
County or within the City limits.  The Annexation Agreement contains a set of 
Design Guidelines that will allow City Staff to address site design, building 
design, landscaping, parking, lighting, and a number of other concerns.  City 
Staff does not believe that the County’s Agreement and Code address these 
issues to the same degree.  
 
City Staff believe that the opportunity to effectuate good design and planning 
outweigh the strict and narrow interpretation of the General Plan. There is a real 
community benefit to annexing this property and incorporating the specific 
Design Guidelines outlined in the Annexation Agreement. to realize a site that 
comes as close as possible to reflect the Park City “brand”  in terms of site 
design and architectural character. 
 
The opportunity to work with the developer utilizing OUR tools to control land 
use, create a well-designed product, realize possible economic development 
opportunities, implement protections for Sundance and the film festival, et al. is 
significantly better than having no control over development in our entry corridor. 
The visual impact will exist whether it is developed within the City’s boundary or 
just outside the boundary.   
  
Staff recommends that the City Council consider annexing this key property that 
is within the City’s Annexation Expansion Area, and consider that the proposed 
project will likely be built regardless of annexation and that future uses, activities, 
impacts, etc. will be better addressed by the Council. That this property is within 
the Annexation Declaration Area (ADA) is indicative that the City considers this 
area as appropriate for annexation.  Given that the property lies within our ADA 
boundary, it is likely that if not annexed now it will be in the future.   
 
Again, the particular development that is associated with annexation of this 
parcel, may not meet all of the goals of the General Plan; however with the right 
controls and design requirements, the City gets closer to meeting  these goals, 
as well as meeting  other goals and the Visioning Plan, than if the project is left in 
the County.  This is especially true given the unique situation presented by the 
existing agreements made regarding this annexation.   
 
Discussion requested 
Staff requests the Council discuss the annexation application and provide 
direction on the following items. All annexation submittal information (Exhibit G) 
is available on a Quinn’s Partnership Annexation web page linked to from the 
City’s web site www.parkcity.org 
 

1. Does the City Council agree with the staff recommendation that LMC §15-
8-5(C) applies and justifies the waiver of certain elements of the General 
Plan as stated in the Annexation Agreement?   

2. If the answer to #1 is no, Council should focus discussion on the Findings 

http://www.parkcity.org/


 
 

as recommended by the Planning Commission for a denial of the 
annexation application. 

3. If the answer to #1 is yes, Council should focus discussion on the 
Findings of Fact and Conditions of Approval as outlined in the Draft 
Ordinance (attached) as forwarded to Council from the Planning 
Commission. 

4. Are there additional substantive MPD plan revisions or issues that Council 
wishes to discuss and provide input on (e.g. site layout, architecture, 
fencing, lighting, parking, utilities, drainage, and access)?  

5. Staff has identified additional discussion items as follows: 
• Soils testing and mitigation for environmental 

concerns/contaminated soils. Staff added a condition of approval to 
address this concern. 

• Phasing of construction (in addition to phasing of parking) - with 
construction of the sound stages and studio support to occur prior 
to the hotel and retail/support area. 

• Bonding issues for completion of project at various stages. 

• Operational issues, such as special events, outdoor music, 
outdoor events. 

• Surface Parking in terms of 1) the total number of spaces 2) the 
ability (support or not from the Council) to use the Richardson Flats 
Park and Ride facility to support further reductions and 3) triggers 
for phasing of parking.  
The applicants are still showing 886 total spaces (736 surface and 
150 under the hotel). Staff has prepared an Exhibit I to illustrate the 
668 total spaces (518 surface) as recommended in the conditions 
of approval in the Ordinance. Staff based this number on the 
preliminary information provided regarding the uses/sf of the 
Raleigh Studios Program with typical reductions for shared parking 
and support uses (a 300 space reduction). This is approximately 
400 spaces less than the applicant initially proposed.  
All parking is required to be phased with the construction and 
justified with the administrative CUP. 
Condition of Approval #15 provides for a 20% increase or decrease 
approved by the Planning Director based upon information 
provided with the administrative CUP regarding uses, employees, 
sf of buildings, etc. 

 
Notice 
The property was posted and notice of the public hearing was published in the 
Park Record and mailed to affected property owners in accordance with 
requirements of the Land Management Code.  
 



 
 

 
Public Input 
Public input was received at hearings conducted by the Planning Commission on 
March 14th and 28th and April 11th and 25th. A public open house was conducted 
by the applicant at the Park City Ice Center on March 27, 2012. Public input was 
primarily concerned with noise, lighting, total number of parking spaces and the 
minimum open space, design of security fencing, disruptive studio and concert 
activities, access, and traffic impacts. There was public input that encouraged 
green roofs along Hwy 248 and quality architecture and materials to mitigate 
impacts of the development on the Hwy and input to maintain control of the site 
to keep the ambiance of Park City, There was input to make sure that the scope 
of the project and uses is fully understood. Additional input expressed hope that 
the City would hold high expectations for the project to make sure the project 
would be an amenity that contributes to the community.  
 
Future Process 
Annexations require Planning Commission recommendation and City Council 
approval. Annexations become pending upon publication of the ordinance in 
compliance with state code. An annexation development agreement is required 
by the LMC, to be approved by the City Council and recorded with the 
Annexation plat. City Council action may be appealed to a court of competent 
jurisdiction per LMC Section 15-1-18. 
 
If the annexation is approved then the Final MPD plans, as approved by the City 
Council, become the basis for review of the administrative Conditional Use 
Permit. The administrative Conditional Use Permit application is required to be 
submitted to and reviewed by the Planning Director for compliance with the 
Settlement Agreement, the LMC, and the Final MPD plans, as a condition 
precedent to issuance of any building permits for development on this site.  
 
A subdivision plat, to create legal lot(s) of record and dedicate utility, drainage, 
and access easements and trails, etc. is a requirement prior to site work and 
issuance of building permits. Subdivision plats are reviewed by the Planning 
Commission with final approval by the City Council.  
 
The applicants agreed to a 30 day extension of the review deadline, 
outlined in the Settlement Agreement, to May 25th (Day 120) from January 
26th (Day 1). Staff outlines the possible timeline as follows: 
 

• The City Council is the final decision maker regarding annexation of land 
into Park City. A site visit with Council was conducted on May 3rd. Public 
hearings have been noticed for May 17th and 24th (Day 112 and 119).  

• Final action by the City Council on the Annexation, including the zoning 
and MPD review is anticipated on May 24th (Day 119). 

• If the Annexation is approved then other items are required prior to issuing 
a building permit for the development. These items include a final 



 
 

subdivision plat, an administrative Conditional Use permit, utility plans and 
site work approval. All building permit review is conducted by Planning, 
Building, and Engineering, with input from other City Departments as 
required.  

Recommendation 
Staff recommends the City Council conduct a public hearing, discuss the 
proposed annexation application and MPD plans, provide direction per 
discussion items outlined above, and continue this item to the May 24th meeting.  
 
Exhibits 
Ordinance 
Exhibit A- Vicinity map 
Exhibit B- Annexation plat and legal description 
Exhibit C- County Settlement Agreement  
Exhibit D- City Annexation Agreement 
Exhibit E- DRAFT Minutes of the April 25, 2012 Planning Commission meeting 
Exhibit F- MPD Plans package 
Exhibit G- Annexation application and reports (not attached, but available at the 

Planning Department and on the City’s web page under Living 
Here/Community Development/Quinn’s JP Annexation) 

Exhibit H- Comparative Matrix of LMC and County Code  
Exhibit I-   Site plan illustrating 668 parking spaces per Conditions of Approval  



 
 

Ordinance 12- DRAFT 
 
 
AN ORDINANCE ANNEXING APPROXIMATELY 29.55 ACRES OF 
PROPERTY LOCATED AT THE SOUTHWEST CORNER OF THE SR248 AND 
US40 INTERCHANGE IN THE QUINN’S JUNCTION AREA, KNOWN AS THE 
QUINN’S PARTNERSHIP ANNEXATION, INTO THE CORPORATE LIMITS OF 
PARK CITY, UTAH, AND AMENDING THE OFFICIAL ZONING MAP OF PARK 
CITY TO ZONE THE PROPERTY COMMUNITY TRANSITION (CT) WITH A 
REGIONAL COMMERCIAL OVERLAY (RCO) DESIGNATION  
 
WHEREAS, on January 24, 2005, the property owner, Quinn’s Junction 
Partnership, of the property shown on the attached Annexation Plat “Exhibit A”, 
the “Property”), first petitioned the City Council for approval of an annexation into 
the Park City limits; and 
 
WHEREAS, the Property is approximately 29.55 acres in area and is located 
southwest of the intersection of State Road 248 and US-40 as described in the 
attached Legal Description “Exhibit B”; and 
 
WHEREAS, the Property is included within the Park City Annexation Expansion 
Area, and is not included within any other municipal jurisdiction; and 
 
WHEREAS, on January 17, 2012, an Annexation Agreement “Exhibit D” was 
entered into by and among the Quinn’s Junction Partnership and Park City 
Municipal Corporation; and  
 
WHEREAS, on January 18, 2012, Summit County and the Quinn’s Junction 
Partnership executed a Settlement Agreement “Exhibit C” regarding vested 
development rights for this parcel; and 
 
WHEREAS, on January 20, 2012, a revised annexation petition, including a 
zoning map amendment request to zone the property Community Transition (CT) 
with a Regional Commercial Overlay (RCO) was submitted. Additional 
information related to the annexation petition and the Master Planned 
Development for a 374,000 sf (Gross Floor area as described in the January 17, 
2012 Annexation Agreement) movie/film studio campus, with associated uses 
and a 100 room hotel, was submitted to the City, and the submittal was deemed 
complete; and 
 
WHEREAS, the Park City Council accepted the Quinn’s Junction Partnership 
Annexation petition on January 26, 2012; and 
 
WHEREAS, the City reviewed the petition against the criteria stated in Sections 
10-2-403 (2), (3), and (4) of the Utah Code, annotated 1953 as amended, and 
found the petition complied with all applicable criteria of the Utah Code; and 
 



 
 

WHEREAS, On February 2, 2012, the City Recorder certified the annexation 
petition and delivered notice letters to the “affected entities” required by Utah 
Code, Section 10-2-405, giving notice that the petition had been certified and the 
required 30-day protest period had begun; and 
 
WHEREAS, no protests were filed by any “affected entities” or other jurisdictions 
within the 30-day protest period and the petition was considered accepted on 
March 5, 2012; and 
 
WHEREAS, the Planning Commission, after proper notice, conducted public 
hearings regarding the Annexation petition application on March 14th, March 28th, 
 April 11th, and April 25th ; and  
 
WHEREAS, on April 25, 2012, the Planning Commission voted to forward to City 
Council a negative recommendation on the proposed annexation and zoning of 
Community Transition (CT) with a Regional Commercial Overlay (RCO) as 
described in the Annexation Agreement; and 
 
WHEREAS, on May ___ and  May ___, 2012, the City Council conducted public 
hearings and discussed the annexation, MPD, and zoning map amendment and 
took public testimony on the matter, as required by law; and 
 
WHEREAS, the January 17, 2012, Annexation Agreement outlines parameters, 
conditions, and restrictions regarding the Master Planned Development (the 
“Proposed MPD”) on the 29.55 acres for a film and media campus, with 
associated uses; and.  
 
WHEREAS, the MPD Plans dated _________ as “Exhibit F” submitted by the 
Applicant,  set forth further conditions,  design objectives and standards, building 
massing and articulation, site plan requirements, landscaping and buffering, 
materials, and other specific items that have a goal of enhancing rather than 
detracting from the aesthetic quality of the entry corridor; and 
 
WHEREAS, a Development Agreement, between the City and Petitioner 
pursuant to the Land Management Code, Section 15-8-5 (C), setting forth further 
terms and conditions of the Annexation and Master Planned Development is 
herein included as Exhibit G. 
 
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as 
follows: 
 
SECTION 1.  ANNEXATION APPROVAL. The Property is hereby annexed into 
the corporate limits of Park City, Utah according to the Annexation Plat executed 
in substantially the same form as is attached hereto as “Exhibit A” and according 
to the Findings of Fact, Conclusions of Law, and Conditions of Approval as 
stated below.  
 



 
 

The Property so annexed shall enjoy the privileges of being in Park City as 
described in the Annexation Development Agreement attached as “Exhibit G” 
and shall be subject to all City levies and assessments as described in the terms 
of said Annexation Development Agreement.   
 
The Property shall be subject to all City laws, rules and regulations upon the 
effective date of this Ordinance.  
 
SECTION 2. ANNEXATION DEVELOPMENT AGREEMENT. Council hereby 
authorizes the Mayor to execute the Annexation Development Agreement in 
substantially the same form as is attached hereto as “Exhibit G” and as approved 
by the City Attorney.   
 
SECTION 3. COMPLIANCE WITH STATE LAW, GENERAL PLAN, AND 
ANNEXATION POLICY PLAN.  This annexation meets the standards for 
annexation set forth in Title 10, Chapter 2 of the Utah Code, the Park City 
General Plan, and The Annexation Policy Plan - Land Management Code 
Chapter 8, Annexation.  The CT zoning designation with Recreation Commercial 
Overlay (RCO) is consistent with the Annexation Agreement approved by the 
City Council and executed on January 17, 2012.  
 
SECTION 4.  OFFICIAL PARK CITY ZONING MAP AMENDMENT.  The Official 
Park City Zoning Map is hereby amended to include said Property in the CT 
zoning district, with an RCO overlay as shown in “Exhibit E”.   
 
SECTION 5. FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
CONDITIONS OF APPROVAL. 
 
Findings of Fact 
 

1. The property is subject to the January 17, 2012 Annexation Agreement 
between Park City and Quinn’s Junction Partnership that sets forth certain 
requirements and waivers for the MPD development. These waivers are 
due to pre-existing vesting in Summit County and the terms of the January 
18, 2012 County Settlement Agreement. 

2. Land Uses proposed in the MPD Plans include a 100 room/key hotel and 
associated lodging uses, a film studio campus with sound stages, and 
associated uses, including support commercial, recording studio, outdoor 
stage amphitheater, enclosed atrium area between the hotel and 
ballroom/meeting space, screening rooms and theater, related mixed use 
office/retail/entertainment, sound stages, film school and related 
educational uses, associated offices, workshops, and production support 
and offices. The Gross Floor Area allowed per the Annexation Agreement 
is 374,000 square feet. Exceptions to the Floor Area, including porches, 
balconies, patios and decks, vent shafts, courts, and one atrium subject to 
further restrictions, are spelled out in the Annexation Agreement. 



 
 

3. Proposed uses as identified in the MPD Plans (Exhibit F) are consistent 
with the January 17, 2012 Annexation Agreement.  

4. The Planning Commission may decrease the number of Off-Street 
Parking Spaces within MPDs based upon a parking analysis and 
recommendation from the Planning Department per Section 15-6-5 (E). 

 
Conclusions of Law 
 1.  Due to the unique circumstances of the terms and conditions of the 

County Settlement Agreement, the Annexation and Zoning Map 
amendment are consistent with the Annexation Agreement (Exhibit D), the 
City’s Annexation Policy Plan, Quinn’s Junction Study Area, and the Park 
City General Plan (2005). 

 2.  Approval of the Annexation and Zoning Map amendment does not 
adversely affect the health, safety, and welfare of the citizens of Park City. 

 
Conditions of Approval (extracted from Draft Ordinance and redlined with 
Planning Commission changes from the meeting) 
 

1. The Official Zoning Map shall be amended to designate the Quinn’s 
Junction Partnership Annexation property with Community Transition (CT) 
zoning, with a Regional Commercial Overlay (RCO) limited to the 
commercial uses of the MPD approved herein. 

2. The attached Exhibits, including the Annexation Development Agreement, 
shall be fully executed and recorded at Summit County, along with the 
Annexation Plat. 

3. The Master Planned Development Plans hereby approved and all final 
design, Administrative CUP and building permits shall comply with all 
applicable Land Management Code “LMC” provisions that are not contrary 
to the Annexation Agreement. 

4. The required Administrative Conditional Use permit application for final 
design shall be reviewed for consistency with the MPD Plans package, 
these conditions of approval including site design, building massing and 
height, setbacks, architectural design and vernacular, materials, colors, 
landscaping, lighting, fencing, grading, berming, trails, circulation for 
buses and emergency vehicles, parking and phasing, etc. and conditions 
of the Annexation Development Agreement. Rendered elevations, 
material and color samples, shall be provided for Planning Department 
review prior to approval of the Administrative Conditional Use permit.  
Maximum building height of Building 8 (formerly Pad 7) is limited to 50 
feet unless a production contract is entered into in compliance with 
Paragraph 2.5(e) of the Annexation Agreement.  Final Architectural 
Review pursuant to 15-2.23-6 shall be concurrent with the Administrative 
CUP.  Commissioner Jack Thomas shall participate in the Administrative 
CUP as a liaison for purpose of further input on final design and 
architectural elements.  

5. A landscape plan, provided by a licensed landscape architect, and 
including landscape site design and materials consistent with those 



 
 

identified in the MPD Plan package is required to be submitted with the 
Administrative Conditional Use permit application. The landscape plan 
shall identify grading, heights, and undulation of the perimeter berming to 
soften the view of the commercial structures. The landscape plan shall 
include a planting plan and an irrigation plan. Ground cover for green 
roofs shall also be included in the landscape plan. Perimeter landscaping 
should be of a substantial size and shall be reviewed and approved by the 
City Arborist and Landscape Architect. The landscape plan shall indicate 
how the landscaping will be phased and shall indicate perimeter plantings 
to be installed prior to vertical construction to provide screening of 
construction work. Temporary irrigation will be required to ensure these 
plantings survive. 

6. Parking lot and all other exterior lighting shall meet requirements of the 
LMC with additional restrictions on the overall wattage, automatic timers, 
and lighting designed in zones and shall comply with best lighting 
practices as recommended by the Dark Skies organization. A lighting 
plan, provided by a qualified lighting professional, shall be submitted with 
the Administrative Conditional Use permit application.  

7. Security fencing on the property perimeter shall not exceed 7’ in height 
and shall generally be 5’ to 6’ in height and shall not include razor wire or 
other details that read as “high security” fencing. Use of electronic 
monitoring is allowed. Fencing details shall be provided with the 
Administrative Conditional Use permit application and shall be consistent 
with the Final MPD Plan Package (page 39___) in terms of location, 
design, materials, colors, and extent. Perimeter fencing shall be phased 
consistent with the phased parking lot construction described in #16 
below.  

8. All vehicular access points to the development from SR-248 shall comply 
with any and all existing Corridor Preservation Agreements. Changes to 
these Agreements must be approved by the Utah Department of 
Transportation working cooperatively with Park City Municipal Corporation 
Transportation Department. The Applicant will be responsible for filing 
application for required access approvals with the Utah Department of 
Transportation. Without additional approvals, there will be a single public 
access to the property at the signalized intersection of Round Valley Drive 
and SR 248, and emergency access as approved by UDOT, and the Fire 
and Building departments. 

9. In the event that the south secondary access point is approved, this 
access shall be located in such a way as to not preclude access to the 
adjacent City open space parcel. Necessary cross access easements 
shall be provided, preferably on the subdivision plat, through the public 
area of the MPD to provide access to the signalized intersection for the 
City parcel. 

10. Traffic Management Plans for special events shall be approved by the 
City’s Special Events staff as well as by the City’s Police Departments of 
Transportation and Public Safety. All necessary special event permits and 
conditional use permits shall be obtained prior to commencing the Special 



 
 

Event or Master Festival.  No overcrowding permits may be granted by the 
Building Department. 

11. Outdoor activities and noise shall be limited to 7AM to 10 PM and shall 
not exceed the City’s noise ordinance, unless otherwise allowed through a 
Special Event/Master Festival permit in accordance with the Municipal 
Code.  

12. Applicant shall coordinate with UDOT and adjacent property owners to 
pursue alternative access to the Park and Ride facility from SR 248 east 
of US 40. This access would provide a true community benefit and would 
mitigate traffic on SR 248 from US 40 to Richardson’s Flat Road. 
Contributions to this access road could be acknowledged by allowing the 
development to utilize the Park and Ride lot to further reduce both traffic 
and parking impacts of the development. 

13. The applicant should work with the City and State in good faith to find 
funding for additional underground parking to mitigate the impact of the 
large amount of surface parking. 

14. At the time of the Administrative Conditional Use permit application, the 
applicant shall identify the square footage of all parking areas and all hard 
surfaced areas. Interior and perimeter parking lot landscaping shall meet 
requirements of the LMC Chapter 3. Snow storage areas shall be 
provided in accordance with the LMC Sections 15-3-3(E) and15-3-4.8(E). 

15. At the time of the Administrative Conditional Use permit application, the 
applicant shall provide a detailed parking analysis to identify specific uses, 
square footage, employee, hours of operation, shared parking ratios, and 
other items that will allow the Planning Staff to understand the parking 
demands. The parking analysis shall look at the extent to which 
alternative modes of travel (bus, shuttle, carpool, bike, etc.) can reduce 
the demand for parking at the site, on a day to day basis. The parking 
analysis shall also provide information about special events and parking 
demand. Staff’s initial parking analysis recommends reductions for shared 
parking as well as support uses which reduce the required parking spaces 
from a total of 957 to a maximum of 668 spaces, based on the information 
provided with the MPD, with 150 of those 668 spaces proposed 
underground.  In addition to addressing the total permitted parking 
spaces, the Administrative CUP shall limit the total square footage of 
impervious surface in a like percentage of the total project area.  Based 
upon the Administrative CUP submittal, the Planning Director may 
approve a change in the parking up to 20% either way.  Any request 
beyond 20% for additional parking or impervious surface area or further 
reductions would have to return to the Planning Commission.  

16.  A phased parking plan shall be provided with the Administrative 
Conditional Use permit for approval by the Planning Department. The plan 
shall identify only essential paving with each phase of development, strive 
to reduce parking demand with various programs and incentives, and 
strive to find funding for additional underground parking. Prior to building 
phase 2 parking, the applicant shall provide a professional parking 



 
 

analysis of existing conditions and needs, including established and 
proposed traffic mitigation. 

17. Construction of public trail connections to the Park City Heights Rail Trail 
connector and trail head amenities as shown on the MPD Plans shall be 
completed by the applicant and at the expense of the applicant prior to 
issuance of a certificate of occupancy for any building. 

18. Bike racks shall be provided for the various uses, as required by LMC 
Section 15-6, Master Planned Developments (hotel, mixed use, trail head 
area, sound stage, etc.). 

19. Construction of a bus loop/bus shelter shall be provided prior to issuance 
of a certificate of occupancy for the hotel or mixed use buildings. 

20. A grading plan shall be submitted with the Administrative Conditional Use 
permit application. Excavated materials shall remain on site to the 
greatest extent possible. 

21. Grading of the site, including the undulating berms and swales along SR 
248 shall be consistent with the grading proposed in the MPD Plans. 

22. All landscaping, parking lots, driveways, roads, plazas, sidewalks, trails on 
the property, and other common areas shall be maintained by the property 
owner, or an Owner’s Association, as the City will not maintain such 
areas. 

23. Recycling centers shall be installed in the hotel, mixed use, and sound 
stage areas prior to issuance of a certificate of occupancy for the building. 

24. The hotel shall provide shuttle service for guests within Park City and 
encourage guests to utilize shuttles from the airport as well as around 
town. The shuttle service shall be in place prior to issuance of a final 
certificate of occupancy for the hotel. 

25. In accordance with Paragraph 2.5(h) of the Annexation Agreement, the 
applicant shall pay all applicable fees, including development, Building 
and Planning, Business licensing, and all other legally imposed fees and 
taxes collected by City Departments for services, utilities, etc. 

26. A storm water management plan, prepared by a licensed professional, 
shall be submitted with the Administrative Conditional Use permit 
application. The plan shall be consistent with best management practices 
for storm water management, including pre versus post run-off, water oil 
separators for parking facilities, and 100 year storm event detention on 
site. 

27. Roof top mechanical equipment shall be architecturally screened from 
public view. 

28. Trash and recycling enclosures shall be screened with landscaping, 
fencing, buildings, berms, etc. per the LMC. 

29. Shadow LEED Silver construction per the Annexation Agreement is 
required; however no third party certification is required. 

30. Areas of plazas, pedestrian walk ways, patios, etc. shall not be heat 
melted. Solar panels and skylights are allowed on rooftops per the LMC 
Chapter 5. 

31. Hours of operation shall be proposed and approved by the Planning 
Director as part of the Administrative CUP to mitigate traffic of employee 



 
 

loading and unloading.  Support commercial uses, such as food service, 
deli, café, etc. shall be open during filming hours and office hours to 
mitigate vehicular trips off site for breaks and lunch. 

32. Additional Building articulation as required by LMC Chapter 5 shall be 
demonstrated on the final building plans prior to issuance of a building 
permit. 

33. Permanent power shall be provided for the trailer parking area and the 
applicant shall use best effort to utilize solar or other renewable energy 
resource if  technically and economically feasible.  

34. A sign plan must be filed with the Administrative CUP in compliance with 
LMC Title 12.  No icon, water tower, or billboards are allowed. 

35. Final Subdivision approval shall contain covenants and restrictions 
(CCRS) in compliance with Paragraph 2.6 of the Annexation Agreement. 

36. Water service is provided by Summit Water, with an emergency 
connection to the City system.  Should City service be necessary in the 
future, applicant shall pay applicable impact and user fees in effect at 
such time and make such dedications as required by LMC 15-8-5(C) (1-3). 

37. This MPD approval and zoning approved herein are limited to the terms of 
the Annexation Agreement and due to the unique circumstances 
regarding a legal settlement of historic claims in the Summit County 
Settlement Agreement, such approval shall not be considered precedent 
for future zoning amendments or annexation petition  to this or 
neighboring properties in the Quinn’s/CT zone area.  All future 
development applications, changes in commercial use, or rezone requests 
shall be processed in accordance with the General Plan, zoning and LMC 
in effect at the time of application.  The densities approved herein shall 
not be considered in terms of neighborhood compatibility in the event of a 
rezone or CT amendment request by other properties within the CT zone. 

38. As part of the required Construction Mitigation Plan, to be submitted prior 
to issuance of any building permits on the property, the landscape 
guarantee shall insure phased and adequate berming along SR248 in the 
event the project is not completed, and the construction guarantee bond 
shall take into consideration the location of this property on the entry 
corridor and mitigation of physical and visual impacts of construction at 
this property. 

39. No wood burning devices are allowed on the property. 
40. Specific soils test pits shall be reviewed prior to building permit issuance 

and if environmental issues, such as contaminated soils are present, a 
mitigation plan shall be required prior to issuance of permits. 

 
SECTION 6. EFFECTIVE DATE.  This Ordinance shall take effect upon 
publication of this Ordinance, recordation of the Annexation Plat and Annexation 
Agreement, and compliance with state annexation filing requirements, pursuant 
to the Utah Code Annotated Section 10-2-425.   
 
PASSED AND ADOPTED this ___day of _______, 2012. 
 



 
 

 
PARK CITY MUNICIPAL CORPORATION 
 
_________________________________________ 
Dana Williams, MAYOR 
 
 
ATTEST: 
 
_________________________________________ 
Janet M. Scott, CITY RECORDER 
 
 
APPROVED AS TO FORM: 
 
__________________________________________ 
Mark D. Harrington, CITY ATTORNEY 
 
 
 
Exhibits to the Ordinance (to be attached prior to recordation)  
Exhibit A- Annexation plat 
Exhibit B- Legal Description 
Exhibit C- County Settlement Agreement executed January 18, 2012 
Exhibit D- City Annexation Agreement 
Exhibit E- Zoning map amendment 
Exhibit F- Final MPD Plans packet 
Exhibit G- Annexation Development Agreement 
.  
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