
 
 
 
 
City Council 
Staff Report 

 
 
 
 
Subject:   QUINN’S JUNCTION PARTNERSHIP  
    ANNEXATION AND ZONING MAP AMENDMENT 
Date:   May 24, 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, consider input, and 
consider approving the Quinn’s Junction Partnership Annexation and 
amendment to the zoning map, based on the findings of fact, conclusions of law, 
and conditions of approval as stated in the attached Ordinance, or as amended 
at the meeting.  
  
Purpose of this meeting 
The purpose of this meeting is to 1) review the revised conditions of approval 
based on Council’s discussion at the May 17th meeting, 2) conduct a public 
hearing; and 3) provide a final action on the proposed Quinn’s Junction 
Partnership annexation and zoning map amendment.     
 
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 CT-RCO 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. 
The annexation plat and legal description are attached to the Ordinance.   
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 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 
Please refer to the May 17th Staff Report for background information and staff 
analysis regarding the application.  
 
Revisions to the MPD  
In response to City Council comments and discussion at the May 17th meeting, the 
applicant made the following revisions to the MPD plans:   
 

1. Added berming and landscaping to the south property line area to further 
mitigate impacts of the buildings on the view shed from HWY 248 looking 
north. 

2. Building flexibility zones identified.  
3. Fencing heights identified on the Fencing Plan. 
4. Trail to be constructed by the City, with applicant funding as per the 

Conditions of Approval. 
5. Parking phasing, with north end parking to be of pervious paving per 

conditions of approval. 
 

Annexation Review Process 
For additional background information on the annexation review process, all reports, 
exhibits and minutes are available on the City’s web site www.parkcity.org, under 
the Living Here/ Community Development/ Quinn’s Junction Partnership Annexation 
web page, or from the Planning Department. 
 
Planning Commission recommendation  
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 in the May 17th report.  
 



 
 

Review pursuant to Utah Code Annotated (UCA) Sections 10-2-401, 10-2-
402 and 10-2-403 and Review pursuant to the Annexation Policy Plan 
Please refer to the May 17th Staff Report for a detailed review and analysis of the 
annexation application pursuant to the Utah Code Annotated (UCA) Sections 10-
2-401, 10-2-402 and 10-2-403 and the Annexation Policy Plan.  
 
Staff Recommendation  
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 City’s 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.  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) and consider 
whether local control over this parcel is in the best interest of the Park City 
community in the broadest sense.    
 
Staff’s assessment of this annexation, and recommendation that this property be 
annexed into Park City, is not intended to replace the more narrow focus of the 
General Plan, but rather serves as a broader look at a unique dilemma.  
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. Further, 
conditions of approval as noted by the Planning Commission and as amended 
by the Council provide an additional level of guarantee that future development 
on this site will meet the standards set by other developments in Park City, in 
terms of site planning, design, and attention to detail that a quality project would 
do anyway.   
 
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 and mitigated by the Council.  
 
Discussion requested 
Staff requests the Council discuss the following items: 
 

1. Changes made to the MPD plans (berming, landscaping, fencing, parking) 
2. Findings, Conclusions and Conditions of Approval in the Draft Ordinance. 
3. Draft Development Agreement 

 



 
 

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.  
 
Public input was provided at the May 17th meeting regarding what the studios 
expectations of tax incentives from the City or State are and whether a wildlife 
study was submitted.  Also, there was a statement that the public doesn’t show 
up to speak on items because they trust the Planning Commission and the 
decisions they make. 
 
Future Process 
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, along with the Annexation Agreement and Land Management Code of 
Park City. 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. All future applications will be processed in 
accordance with the code in effect at that time. Subdivision plats are reviewed by 
the Planning Commission with final approval by the City Council.  
 
Recommendation 
Staff recommends the City Council conduct a public hearing, consider input, and 
consider approving the Quinn’s Junction Partnership Annexation and 
amendment to the zoning map, based on the findings of fact, conclusions of law, 
and conditions of approval as stated in the attached Ordinance, or as amended 
at the meeting.  
 



 
 

Exhibits 
Ordinance  
Exhibit A- Revised pages of the MPD Plans 
Exhibit B- Draft Development Agreement  
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