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Summit County Council
Kirsten Whetstone, MS, AICP- County Planner
October 7, 2020
2008 Summit Research Park Development Agreement Amendments
Development Agreement Amendment
Work Session

I.
Recommendation
Staff recommends the Council review the application to amend the 2008 Summit Research Park
Development Agreement to allow a mix of land uses, including a variety of housing types,
support uses such as retail, restaurants and hotel, and a range of office uses. The applicant will
present a revised concept plan demonstrating how these uses, if allowed can create a mixed
use, walkable connected neighborhood as envisioned by the Kimball Junction Neighborhood
Master Plan.
II.
Project Description
Project Name:
Applicant(s):
Property Owner(s):
Parcels:
Location:
Parcel Size:
Zone District:
Final Land Use Authority:

Summit Research Park Development Agreement Amendments
Jeff Gochnour, Dakota Pacific Real Estate
Park City Junction, L.L.C.
PCTC 401-AM, 402-AM, 403-AM, 404-AM, and 5B-AM
Southwest of SR 224 and West Ute Blvd at Kimball Junction
58.26 acres (includes Skullcandy site, excludes Visitor Center,
Transit Center, Richins Building and platted streets)
Community Commercial (CC) subject to Development Agreement
Summit County Council

III.
Background
On December 10, 2008, a previous property owner, Boyer Snyderville Junction L.C., entered
into a Development Agreement with Summit County for development of the Summit Research
Park (aka Park City Tech Center). See Exhibit A for Development Agreement and Exhibits A-C.
(link to Recorded Development Agreement and all Exhibits). The Development Agreement was
recorded on December 11, 2008, as Ordinance 698. In conjunction with approval of the
Development Agreement, a re-zone of the property from Rural Residential and Hillside
Stewardship to Community Commercial was adopted by Ordinance 706.

Specific permitted and conditional uses were included as Exhibit C. Primary allowed uses are
laboratories, offices and prototype production facilities related to research facilities and
technology. Sports medicine related uses, including research and treatment facilities, churches,
and incidental commercial uses to support allowed uses are also allowed. Public service and
transit facilities, chamber bureau visitor’s center, and offices and/or research facilities for
outdoor product companies are allowed as conditional uses.
An initial subdivision plat was recorded in 2010 creating six lots, known as the Park City Tech
Center Subdivision. Lot 5 was amended creating 2 lots in 2012 and Lot 4 was amended creating
4 lots in 2016. An amendment to the Development Agreement was approved in 2014, providing
clarity as to process for “use” determinations. The current application is contained to Lot 4 (as
amended) and Lot 5B (e.g. Lots 401-404 of the Lot 4 Subdivision and Lot 5B of the Lot 5
Subdivision).
In the twelve years since approval of the Development Agreement, two buildings have been
constructed, namely the Visitor Information Center/Offices (on Lot 5-A) and Skullcandy
Corporate Headquarters (on Lot 401-AM). A public transit center was constructed on Lot 6
(Summit County). Roads, round-abouts, sidewalks, trails, utilities, storm drainage systems, and
landscaping were installed and/or constructed.
Liberty Peak Apartments were constructed on Overland Trail providing 152 one- and twobedroom deed restricted units on a 6.61-acre parcel (Lot 3). These rental units are affordable to
residents earning below 60% of Summit County Average Median Income (AMI). These units
were required by the Development Agreement to satisfy an affordable housing requirement for
the entire Summit Research Park approval and are subject to a Housing Agreement (see Exhibits
J and K of the 2008 Agreement). These apartments are fully occupied.
Acquired public open space and trails located to the south and west of the project area remain
as open space and as originally zoned. These open space lands are not part of this application. A
4.37-acre church site (Lot 1) remains undeveloped and is owned by Property Reserve Inc. A
6.49-acre lot (Lot 2) is owned by Basin Recreation Special Service District. Neither of these lots
are included in this application.
On August 2, 2019, Dakota Pacific Real Estate submitted application to amend the 2008 Summit
Research Park Development Agreement (Development Agreement). The request included an
amendment to the Use Table (Exhibit C of the Development Agreement) to allow a mix of
residential unit types (apartments, condominiums, townhouses), support retail and
commercial, hospitality and hotel use, as well as a variety of office uses consistent with the
underlying Community Commercial District. The initial application included a concept plan
showing County civic uses moved interior to the site, an expanded transit center/multi-modal
hub along Hwy 224, a future gondola from the transit center through the site to the Olympic
Park, and a pedestrian overpass connecting the east and west sides of the Kimball Junction
neighborhood. Please see Exhibit B for the initial concept plan.
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On March 24, 2020, following several work sessions with the Planning Commission, the
applicant submitted a revised application responding to comments raised by the Commission
and Staff. These revisions included reducing the overall square feet of development to be less
than that described in Exhibit D of the Development Agreement. The applicant also clarified the
affordable housing proposal as follows:
1. The proposed application includes 256 deed restricted Affordable Units (<80% AMI) and
844 market rate units, of which 50 are to be deed restricted to 80-120% AMI and are
considered attainable units.
2. Snyderville Basin Development Code Chapter 5 (20% inclusionary zoning) requires 168
deed restricted Affordable units for the proposed uses. A surplus of 88 units is provided.
3. Chapter 5 requires 229.91 affordable unit equivalents (AUE) based on
the number and type of units proposed and 232.1 AUE are proposed. A surplus of 2.19
AUEs.
4. The proposed Affordable units/AUE are in addition to the 152 affordable deed restricted
units already provided and constructed at Liberty Peak Apartments that fulfill the
housing requirement stipulated in Development Agreement for the 2008 entitlement.
The concept plan was also revised to include only those properties owned or controlled by
Dakota Pacific. This removed the proposal to swap land with the County to move civic uses
interior to the site in exchange for office uses on County property. It also set aside community
transportation and mobility improvements due to on-going UDOT corridor planning and
necessity for lengthy discussions regarding private-public partnerships required for those
elements.
The applicant noted that they intend to retain the easement area necessary for a future
gondola, landing area for a possible future crossing of Hwy 224, and have preserved the land
area for a future expanded multi-modal transportation hub. The applicant reiterated that these
items are still long-term goals.
In August 2020, following public hearings and much public and Commission input, the applicant
submitted a further revised concept site plan and connectivity plan. These revisions provided
live/work units and additional public gathering areas. Please see Exhibit C for the current
concept plan and Exhibit D for the current connectivity plan. The traffic study summary
(Exhibit E) and Economic Analysis (Exhibit F) are attached and will be presented by the
applicant at the work session.
On September 8, 2020, the Planning Commission deliberated on the request to amend the
Development Agreement to allow additional land uses. Following a failed motion to forward a
positive recommendation to allow the amended uses, with a list of concerns outlined for
further Council consideration, the Commission voted 5-2 to forward a negative
recommendation to the Council. In forwarding a negative recommendation, the Commission
outlined concerns for Council consideration. These included:
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x
x
x
x
x
x

A completely new Development Agreement should be prepared.
The mix/ratio of uses needed careful evaluation,
Density should be described for the new uses,
Net benefit of the proposed housing should be further studied,
The traffic study should be independently reviewed,
Other findings as provided on the record (see link below).

Please see the following link to the September 8th Planning Commission meeting.
https://summitcounty.box.com/s/p5xi1jpe0nd3qpwq62x6qjhmw2227tc1
IV. Current Zoning and Vicinity Map

V.
Description of Application
The applicant requests an amendment to the Development Agreement to allow a mixed-use
neighborhood consisting of a variety of residential unit types, sizes, and affordability; as well as
office, support commercial/ retail, and hospitality/hotel uses, as described below. Requested
uses consistent with the underlying Zoning District. link to CC District and Code Land Use Chart
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(Note: for comparison purposes of overall square footage, the current proposal 235,000-sf research/office
includes the existing 45,000 sf Skullcandy Bldg. and the 30,000 sf Visitor Center)

Current Proposal Summary
x Includes only Dakota Pacific controlled properties.
x Transportation and Civic uses proposed with the initial application depend on possible
land exchange with the County as well as planning and partnerships with UDOT and
others and depend on the outcome of the UDOT Hwy 224 corridor study. These are
future goals of the development.
x Comparative square footages for residential, retail, office, and hotel are shown in the
table above. Deed restricted housing is not included in the net totals.
x Concept site plan includes 235,000 sf of office/research uses (75,000 sf are built), 19,000
sf of support retail/commercial, 122,500 sf of hotel/hospitality and 1,248,000 sf of
residential (includes the deed restricted affordable housing units). Office uses are
proposed as those allowed, low impact or conditional in the Community Commercial
District.
x The following uses are not proposed: Adult/sex oriented facilities and businesses; Auto
repair; Construction related equipment rental and storage; Construction related
wholesale goods; Truck stops; Drive-in and Drive-up businesses; RV, Boat, and Vehicle
storage; Gas and fuel storage and sales; Gas station; Horse boarding and horse stables;
and Hospital. Consider allowing a neighborhood vehicle charging/fueling station.
x Includes 1,100 total residential units in a variety of types and sizes including for-rent
studios to three- bedroom apartments, two and three-bedroom townhouses, live/work
townhouse units and 80 for-sale market rate condominiums.
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x
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x
x
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x
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Includes 256 deed restricted Affordable Units (<80% AMI) and 844 market rate units, of
which 50 are to be deed restricted to 80-120% AMI and considered attainable units.
The applicant stipulates that Nightly Rental (short term rental) would not be allowed in
residential units.
Snyderville Basin Development Code’s 20% inclusionary zoning requires 168 deed
restricted Affordable units for the proposed uses (excluding Skullcandy and Visitor
Center) and a surplus of 88 units is provided.
The Chapter 5 worksheets require 229.91 affordable unit equivalents (AUE) based on
the number and type of units proposed and 232.1 AUE are proposed, a surplus of 2.19
AUEs.
These affordable units/AUE are in addition to the 152 affordable deed restricted units
already provided at Liberty Peak Apartments to fulfill the housing requirement
stipulated in the 2008 Agreement for the 2008 entitlement.
The applicant also proposes to permanently deed restrict an additional 50 units of
“attainable” or “middle” income housing for those earning between 80% AMI and 120%
AMI. This action is consistent with Ordinance Number 905 adopted on November 25,
2019, providing future affordability as addressed in the General Plan housing goals for
attainable units.
The 50 attainable units are included in the 844 market rate units because they do not
meet the “affordable” requirement of 80% or less AMI.
Parking is primarily structured in garages or beneath buildings in contrast to primarily
surface parking allowed by the research park plan.
Surface parking for the office use on Lot 5B preserves future options for an underground
parking/BRT enhanced transit center and possible pedestrian connections to east side of
Kimball Junction.
Proposed mixed use concept plan provides useable open space within the neighborhood
area and opportunities for playgrounds, trails, passive park land, plazas, and other
public and neighborhood gathering spaces.
Multiple connections to adjacent trails and open space are proposed to enhance the
walkability of the neighborhood. Locations and design will be coordinated with Basin
Recreation.
Sidewalks and trails are provided within the neighborhood and to adjacent properties to
connect people to, from and through the neighborhood and general Kimball Junction
area.
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Concept Site Plan

Concept Connectivity Plan

VI.
Criteria for Review and Approval of Development Agreements (and Amendments)
Amendments to the 2008 Agreement that alter or modify terms of the Agreement, the Allowed
Uses, approved density or intensity of use that may be constructed consistent with the height
limitations or open space requirements, and others as described in Development Agreement
Section 1.11.1 are considered Substantial Amendments. Substantial Amendments require a
public hearing and recommendation by the Planning Commission, with further public hearing
and final action by the County Council. Amendments that are not Substantial Amendments are
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considered Administrative Amendments, as further described in Section 1.11.2 of the
Development Agreement.
Staff reviewed the request for a Substantial Amendment to the 2008 Development Agreement,
to modify the Allowed Uses, for compliance with Snyderville Basin Development Code, Section
10-3-19 (D) (1-11) Criteria for Approval as follows:
1. The development agreement has been duly adopted in accordance with the provisions stated
in this section, unless it comprises an SPA plan, in which case, it is subject to the adoption and
approval provisions of section 10-3-11 of this chapter; To amend the land use table in Exhibit C,
an amended Agreement and amended Land Use Table Exhibit shall be drafted for adoption by
the Council, in accordance to provisions stated in this Section. All references to those land
uses shall be amended in the Agreement and a revised concept site plan and connectivity plan
shall be included.
2. The development agreement includes written consent by each landowner whose properties
are included within the area described; An amended Agreement shall include written consent
by each landowner within the specific amended Development Agreement area that would be
subject to the amended Agreement.
3. The county council, after receipt of a recommendation from the planning commission, and
review and consideration of the development agreement, finds that the specific proposals,
terms and conditions contained in the agreement promote the intent of the general plan, result
in benefits to the general public that would not otherwise occur under the literal application of
this title, and effectively protect the health, safety and general welfare of the public; a public
hearing is required to be held; County Council will review and consider whether the requested
land uses promote the intent of the general plan, result in benefits to the general public that
would not otherwise occur under the literal application of this title, and effectively protect the
health, safety and general welfare of the public. County Council shall conduct a public hearing
upon receipt of a recommendation from the Planning Commission. Planning Commission
conducted public hearings on June 23, July 28, August 11, and August 25, 2020. Staff has
reviewed the proposed amendment for consistency with the General Plan and with the
Kimball Junction Neighborhood Plan, as noted below in Section VII.
4. Development allowed under a development agreement shall comply with appropriate
concurrency management provisions of this title, the infrastructure standards of this title, and
all appropriate criteria and standards described in the development agreement; The proposed
amendment to the land use table does not change the concurrency provisions or
infrastructure standards memorialized in the 2008 Agreement.
5. When appropriate, based on the size of the project, the landowner or applicant agrees to, at
a minimum, contribute all capital improvements and facilities necessary to mitigate the impacts
of the project on the county and its special districts; The proposed amendment to land uses
does not change the capital improvements and facilities provisions and requirements
memorialized in the 2008 Agreement.
6. The landowner or applicant will mitigate all fiscal impacts on the general public; Mitigation
measures for fiscal impacts of development of the site were negotiated prior to the 2008
approval and are included in the 2008 Development Agreement. Any additional mitigation of
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fiscal impacts on the public due to the change of uses, will be further discussed, and
determined by the County Council and will be included in an amended Agreement.
7. Development shall not be permitted to create unacceptable construction management
impacts; The proposed amendment to land uses does not change existing provisions and
requirements of construction management impact mitigation memorialized in the 2008
Agreement.
8. While a creative approach to the development and use of the land and related physical
facilities may be allowed by a development agreement, all development approved in the
agreement shall meet or exceed development quality objectives of the general plan and this
title; The proposed amendment to land uses does not relieve the applicant from existing
Development Agreement requirements to meet or exceed development quality objectives of
the general plan or the development code.
9. The development shall be consistent with the goal of orderly growth and minimize
construction impacts on public infrastructure within Snyderville Basin; Phased approach to
development of the site will be necessary for orderly growth and to minimize construction
impacts on public infrastructure. Staff recommends conditions of approval, related to
submittal of an overall phasing plan prior to approval of any Development Application, to be
timely reviewed throughout the duration of development and consistent with the general
phasing language in the 2008 Development Agreement. Phases shall stand on their own.
Phases shall take into consideration timing of infrastructure and roadway improvements,
including transit and UDOT work on Hwy 224 and the I-80 interchange.
10. The development shall protect life and property from natural and manmade hazards; The
proposed amendment to land uses does not change existing provisions and requirements in
the 2008 Agreement regarding protection of life and property from natural and manmade
hazards.
11. The development shall prevent harm to neighboring properties and lands, including
nuisances. The proposed amendment to land uses does not change existing provisions and
requirements in the 2008 Agreement regarding prevention of harm to neighboring properties
and lands, including nuisances.
VII.
General Plan Review
Amendments to Development Agreements are subject to review for consistency with the
Snyderville Basin General Plan (Link to Snyderville Basin General Plan) and specifically with the
recently adopted 2019 Kimball Junction Neighborhood Plan (beginning on Page 47 of the
Snyderville Basin General Plan (link above)). Staff presented the objectives and opportunities
of the 2019 Kimball Junction Neighborhood Plan at the August 11th and 25th public hearings and
identified the planning and community design principles that were established in the
Neighborhood Plan to achieve them. The request to amend allowed land uses in the 2008
Development Agreement, is consistent with the General Plan goals that include the following:
o Sustainability, both in terms of development and the environment, in that
complete, connected, and compact development is the first tier of sustainability.
o Quality growth and economic development that provides a positive contribution
to the community’s quality of life and the mountain resort economy, by
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o

o

o

o

providing live, work, and play opportunities for people of diverse social and
economic backgrounds in a compact, complete, and connected quality-built
environment. By creating a resilient community that can support existing local
businesses and the local economy.
Improves the visual quality of the built environment by creating a sense of place
with areas designed for a variety of experiences that are lively and pleasant to
use, such as creating open space, green areas and gathering plazas in place of
surface parking lots and office buildings that go dark after 5 pm.
Preservation of open space, view corridors and scenic mountainsides, by utilizing
the existing development areas and setback parameters from Hwy 224 allocated
to the Research Park, decreasing surface parking lots, increasing building
separation and diversity of massing, and including wide connected sidewalks,
interspersed pocket parks, connected trail systems and community gathering
areas.
Preservation of Critical Lands (as defined in Section 10-4-3 of the Code) natural
resources and the environment, including clean air and water, by utilizing
existing development areas and maintaining existing open space.
Provide for interconnectivity and traffic mitigation through a variety of creative
alternatives for all modes of transportation by developing a mixed use
neighborhood in close proximity to transit center the uses can provide a catalyst
for public and private investment in transit improvements that benefit the entire
community. By enhancing pedestrian connectivity to, from and throughout the
development providing interconnectivity for surrounding neighborhoods and
uses.
Provision and inclusion of affordable housing as it provides a variety of housing
choices, a key component of a strong and healthy (resilient) community that
meets the diverse needs of the region, in a variety of forms that responds to our
local context, by providing a wide range of affordability and unit types giving
people of many social and economic backgrounds, including the “missing
middle” the opportunity to live and work in a quality-built environment and
contribute to community life. By exceeding minimum affordable housing
requirements. By providing additional deed restricted Attainable housing units to
ensure future affordability for an additional 50 units. By strengthening the
neighborhood’s mix of uses it fosters a diversity of people, uses and experiences
to create a greater sense of community.

The request to amend allowed land uses in the 2008 Development Agreement, is consistent
with the 2019 Kimball Junction Neighborhood Plan element of the General Plan, in that the
amendment to land uses:
o Provides a variety of housing choices, a key component of a strong and healthy
(resilient) community that meets the diverse needs of the region, in a variety of
forms that responds to our local context.
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o Provides live, work, and play opportunities for residents in a compact, complete,
and connected manner creating a resilient community that can support local
businesses and the local economy.
o Provides a wide range of affordability giving people of all social and economic
backgrounds the opportunity to live in a quality-built environment.
o Strengthens the neighborhood’s mix of uses and fosters a diversity of people,
uses and experiences to create a greater sense of community.
o Creates a mixed-use neighborhood designed with people in mind, promoting
efficiencies in people, services, mobility, and infrastructure.
o Uses traditional neighborhood building – street patterns for town center
development with buildings at the street, diversity of massing, wide connected
sidewalks, interspersed pocket parks and community gathering areas, support
retail and live-work space in proximity to residential, office, civic and transit uses.
o Accommodates vehicles in an environment designed for people.
o Provides more centralized parking and decreases surface parking lots
o Improves overall neighborhood connectivity and walkability connecting people
to adjacent land uses in a simple, safe, comfortable, and enjoyable manner.
o Enhances opportunities for community and civic spaces.
o Improves the visual quality of the built environment by creating a sense of place
with areas designed for a variety of experiences that are lively and pleasant to
use, such as creating open space, green areas and gathering plazas in place of
surface parking lots.
o Is designed to be flexible in response to future changes in demographics and
lifestyle.
o Provides transit-oriented development opportunities for traffic mitigation,
environmental sustainability, neighborhood resiliency, and affordability.
o Provides compact, complete, and connected space and uses for energy and
resource efficiency, addressing climate change concerns and affordability.
o Provides positive economic and social progress for this and for future
generations.
o Promotes community participation in the neighborhood planning process
Additional minor amendments to general street layout, block sizes and locations, trails and
pedestrian connections, public gathering areas, and other architectural design and volumetric
details, are considered Administrative Amendments as outlined in the 2008 Development
Agreement. The Amended Development Agreement will specify the process for review and
approval of specific development applications (such as Final Site Plans, Conditional Use Permits,
and others).
VIII. Public Notice
Public hearings were held on June 23rd, July 28th, August 11th, and August 25th, 2020. Notice of
the public hearings was published in the Park Record and posted on the County’s
(www.summitcounty.org) and the Utah Public Notice websites prior to each hearing. A
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postcard was mailed to all property owners within 1,000 feet of the subject property prior to
the June 23rd hearing. The public hearing was continued throughout the review period and
closed after input was received on August 25th. Please see Exhibit G for written public input
provided during Planning Commission review of this application. Public input ranges from
opposition due to traffic, economic and character of development concerns to support due to
reasons consistent with the vision of the Kimball Junction Master Plan.
The applicant conducted two virtual open houses, developed a website
(www.HeyKimballJunction.com), distributed posters throughout the Kimball Junction area, and
requested public input on an on-line survey.
Staff will provide legal notice as required by the Code, for a yet to be determined public hearing
conducted by the County Council.
IX.

Next Steps

Staff proposes the following next steps:
x
x
x
x
x
x

Schedule further work sessions as needed for clarification of any items of concern
Schedule initial public hearing
Schedule review of draft Development Agreement-possibly by subcommittee
Review of Amended Design Guidelines by CDD Staff
Council review of Development Agreement and public hearing
Final Council deliberation and vote

X.
Recommendation
Staff recommends the Council review and discuss at the work session, the application to amend
the 2008 Summit Research Park Development Agreement to allow a mix of land uses, including
a variety of housing types, support uses such as retail, restaurants and hotel, and a range of
office uses. At the work session the applicant will present the concept plan demonstrating how
these uses, if allowed can create a mixed use, walkable connected neighborhood as envisioned
by the Kimball Junction Neighborhood Master Plan. The applicant will present the Concept Plan
and proposed land uses, as well as the Traffic Analysis, Affordable Housing proposal, Economic
Analysis findings, and other items related to the proposed change of land uses.
Staff provides the following draft findings of fact, conclusions of law, and possible conditions of
approval to frame the work session discussion. Staff also requests Council input as to issues or
topics the Council would like additional information or details on. Staff further requests input
on the proposed schedule moving forward.
Draft Findings of Fact
1. On December 10, 2008, Boyer Snyderville Junction L.C., entered into a Development
Agreement with Summit County for development of the Summit Research Park (aka
Park City Tech Center).
2. The Development Agreement was recorded on December 11, 2008, as Ordinance 698.
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3. In conjunction with approval of the Development Agreement, a re-zone of the property
from Rural Residential and Hillside Stewardship to Community Commercial District was
adopted by Ordinance 706.
4. Summit Research Park (aka Park City Tech Center) was approved in 2008 for research
and tech related uses and support commercial uses dispersed over 22 development
blocks. 195,000 square feet of workforce housing (152 units) and 3,910 parking spaces
(primarily surface) were also included.
5. The 2008 Development Agreement has no statement of maximum allowable density.
6. The Community Commercial District does not include maximum density regulations;
stating that “Density shall be determined by the ability of the proposed development to
meet all required development and performance standards and criteria set forth in this
title.”
7. Exhibit B of the Development Agreement includes a general Master Plan for the
Research Park approval, including an area context map, general site plan, open space
map, slope constraints map and aerial massing plans.
8. Exhibit C of the Development Agreement lists allowed, and conditional land uses for the
Research Park, including restricted research office uses, support retail commercial,
moderate income housing and a future church site.
9. Exhibit D of the Development Agreement consists of Design Guidelines, building
volumetric, height and setbacks, architectural guidelines, and other parameters within
which development can occur. In combination with the Development Agreement these
guidelines outline development limits and desired development patterns.
10. Exhibit E of the Development Agreement is Chapter 4 (2008 version) of the Snyderville
Basin Development Code- includes Standards for Approval of Development Permits and
Exhibit F includes specific Height Regulations.
11. Exhibit G of the Development Agreement is the initial 2 lot Kimball Junction Subdivision
plat that created the development parcel (Lot 1) and the surrounding open space (Lot 2)
parcel. Amendments to the Kimball Junction Subdivision plat were recorded in 2010,
2014 and 2016.
12. Lot 1 of the Kimball Junction Amended Subdivision was subdivided into six (6)
development lots, recorded in 2010 as the Park City Tech Center Subdivision.
13. Lot 5 of the Park City Tech Center Subdivision was amended creating 2 lots in 2012 (Park
City Tech Center Lot 5 Subdivision) and Lot 4 was amended creating 4 lots in 2016 (Park
City Tech Center Lot 4 Subdivision).
14. Exhibit H of the Development Agreements includes plan updates for a transit station
and county uses. Exhibit I includes the preliminary Transportation Analysis for the
Research Park. Exhibit J includes the Section 10-5-3 of the 2008 Development Code
regarding Work Force Housing requirements. Exhibit K includes the Research Park Work
Force Housing proposal. A 2007 Battelle Study – Characteristics and Trends in North
American Research Parks is included.
15. Exhibit L is Sign Regulations of the 2008 Development Code. Exhibit M is Chapter Six of
the 2008 Code- Installation and Guarantee of Development Improvements. Exhibit N is
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Code Section 10-3-11 Sketch Plan submission requirements. Exhibit O is Code Section
10-2-7 - Community Commercial Zone.
16. Section 1.11 of the Development Agreement describes the process for Substantial and
Administrative Amendments.
17. Amendments to the Agreement that alter or modify terms of the Agreement, the
Allowed Uses, approved density or intensity of use that may be constructed consistent
with the height limitations or open space requirements, and other amendments as
described in Section 1.11.1 are considered Substantial Amendments requiring a public
hearing and recommendation by the Planning Commission, with further public hearing
and final action by the County Council.
18. Amendments that are not Substantial Amendments are considered Administrative
Amendments as further described in Section 1.11.2 of the Development Agreement.
19. An amendment to the Development Agreement was approved in 2014, providing clarity
as to process for “use” determinations.
20. On August 2, 2019, Dakota Pacific Real Estate applied to amend the Development
Agreement allowed uses stipulated in Exhibit C to include a mix of residential unit
types, support retail and commercial, hospitality and hotel uses, as well a variety of
office uses as allowed in the CC District.
21. On March 24, 2020, following several work sessions with the Planning Commission, the
applicant submitted a revised application responding to comments raised by the
Commission.
22. On August 10, 2020, following public hearings, the applicant submitted a further revised
concept site plan and a connectivity plan. Those revisions, along with the March 24th
amendments, constitute the application currently under review.
23. The current application is contained to Lot 4 (as amended) and Lot 5B of the Park City
Tech Center Subdivision.
24. The application includes only Dakota Pacific controlled properties.
25. Enhanced Transportation and Civic uses, as initial proposed, will depend on possible
land exchange with the County as well as planning and partnerships with UDOT and the
outcome of the UDOT Hwy 224 corridor study.
26. Proposed concept site plan includes 235,000 sf of office/research uses (75,000 are
built), 19,000 sf of support retail/commercial, 122,500 sf of hotel/hospitality and
1,248,000 sf gross of residential (includes the deed restricted affordable housing units).
27. Office uses are proposed as those that are allowed, low impact or conditional in the
Community Commercial District as listed in the Use Table- Section 10-2-10 of the Code.
28. The following uses are not proposed and should be restricted on an amended Exhibit C
land use table:
a. Adult/sex-oriented facilities and businesses
b. Auto repair
c. Construction related equipment rental and storage
d. Construction related wholesale goods
e. Truck stop
f. Drive-in and Drive-up business
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g. RV, Boat, and Vehicle storage
h. Gas and fuel storage and sales
i. Gas station (consider neighborhood vehicle charging and fueling station)
j. Horse boarding and horse stables
k. Hospital
29. The application and concept site plan include 1,100 total residential units in a variety of
types and sizes including for-rent studios to three- bedroom apartments, two and threebedroom townhouses, live/work townhouse units and 80 for-sale market rate
condominiums.
30. Staff reviewed the request for a Substantial Amendment to the 2008 Development
Agreement, to modify the allowed uses for compliance with Snyderville Basin
Development Code, Section 10-3-19 (D) (1-11) Criteria for Approval, as described in this
Staff Report and include herein those findings of compliance.
31. In the eleven years since approval of the Development Agreement, two buildings have
been constructed, namely the Visitor Information Center/Offices (on Lot 5-A) and
Skullcandy Corporate Headquarters (on Lot 401-AM). A bus transit center was
constructed on Lot 6. Roads, round-abouts, sidewalks, trails, utilities, storm drainage
systems, and landscaping were built.
32. Liberty Peak Apartments were constructed on Overland Trail providing 152 one- and
two-bedroom deed restricted units on a 6.61-acre parcel (Lot 3), affordable to residents
earning below 60% of Summit County Average Median Income (AMI). These units were
required by the Development Agreement to satisfy an affordable housing requirement
for the entire Summit Research Park approval.
33. Acquired public open space and trails located to the south and west of the project area
remain as originally zoned and are not part of this application. A 4.37-acre church site
(Lot 1) remains undeveloped and is owned by Property Reserve Inc. A 6.49-acre lot (Lot
2) is owned by Basin Recreation Special Service District. Neither of these lots are
included in this application.
34. The Skullcandy Offices and Park City Visitor Center buildings were constructed under the
2008 Agreement.
35. Public open space and trails located to the south and west of the project were approved
with the Tech Center approval and remain. These surrounding open space areas are not
part of the Dakota Pacific development plan and no change of use of the open space
areas are requested.
36. On September 24, 2019, staff and the applicant presented an initial review of the
proposed application.
37. On October 8, 2019, staff presented a history of the 2008 Agreement and the applicant
presented their vision, rationale, and context for requesting amendments to the 2008
Agreement.
38. On October 22 and November 12, 2019, the applicant presented further details on
proposed land uses and general massing of proposed buildings.
39. On December 10, 2019, the applicant presented transportation and connectivity
components.
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40. On April 28, 2020, the applicant presented revisions to their initial application including
a breakdown of uses and square feet, as well as a review of the required affordable
housing units and proposal to include and deed restrict an additional 50 units as
attainable units (80-120% AMI).
41. On June 23, 2020, the Commission conducted an initial public hearing. An overview of
the proposal was presented as well as specific information about the land uses and the
affordable housing component.
42. On July 28, 2020 the Commission conducted a continued public hearing and requested
additional information regarding housing, transportation, site connectivity, and other
items.
43. On August 11th and 25th, 2020 the Commission conducted a continued hearing and
discussed transportation and economic analysis.
44. The public hearing was closed at the August 25th meeting.
45. The proposed application Includes 256 deed restricted Affordable Units (<80% AMI) and
844 market rate units, of which 50 are to be deed restricted to 80-120% AMI and
considered attainable units.
46. Snyderville Basin Development Code Chapter 5 (20% inclusionary zoning) requires 168
deed restricted Affordable units for the proposed uses. A surplus of 88 units is provided.
47. Chapter 5 worksheets require 229.91 affordable unit equivalents (AUE) based on
the number and type of units proposed and 232.1 AUE are proposed, a surplus of 2.19
AUEs.
48. The proposed Affordable units/AUE are in addition to the 152 affordable deed restricted
units already provided and constructed at Liberty Peak Apartments to fulfill the housing
requirement stipulated in the 2008 Agreement for the 2008 entitlement.
49. The applicant stipulates to permanently deed restrict an additional 50 units of
“attainable” or “middle” income housing for those earning between 80% AMI and 120%
AMI. This action is consistent with Ordinance Number 905 adopted on November 25,
2019, providing future affordability as addressed in the General Plan housing goals for
attainable units. The 50 attainable units are included in the 844 market rate units
because they do not meet the requirement of 80% or less AMI for Affordable.
50. The applicant stipulates that nightly rental uses would not be allowed in residential
units.
51. Parking is proposed primarily as structured parking in garages or beneath buildings in
contrast to primarily surface parking allowed by the research park plan.
52. Surface parking for office uses on Lot 5B preserves future options for an underground
parking/BRT enhanced transit center and possible pedestrian connections to eastern
Kimball Junction.
53. The proposed mixed-use concept plan provides more useable open space within the
neighborhood area and opportunities for playgrounds, trails, passive park land, plazas,
and other public and neighborhood gathering spaces in comparison to the research park
uses.
54. Multiple connections to adjacent trails and open space are proposed to enhance the
walkability of the neighborhood. Locations and design of trails will be coordinated with
Basin Recreation.
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55. Sidewalks and trails are provided within the neighborhood and to adjacent properties to
connect people to, from and through the neighborhood and general Kimball Junction
area.
56. The applicant submitted an updated Traffic Study (Fehr and Peers August 2020)
reflecting the revised application. The Traffic Study and conclusions were presented to
the Planning Commission on August 11 and August 25, 2020.
57. The Traffic Study concluded that the impact of the proposed land use amendments
would have minimal impact on vehicle LOS and delay at most of the study intersections
during typical weekday peak hours, except for three intersections. LOS (Level of Service)
does not degrade below UDOT or County LOS standards. Three of the study
intersections that have the most impact from traffic added by the development are a) I80/SR-242, b) Ute Boulevard/SR-224 and c) Tech Center/Landmark Drive. The first two
intersections will continue to struggle to maintain LOS D conditions with or without the
proposed development. This stretch of SR-224 is being studied by UDOT where potential
mitigation measures will be evaluated. Minor mitigation to both Ute Boulevard/SR-224
and Tech Center/Landmark Drive could improve traffic operations in the area.
58. The Engineering Department has reviewed the updated traffic study and finds the
methodology and findings to be reasonable. Initially it was thought that the new
development would bring an approximate increase of 50% of daily trips from the
originally approved land uses. On August 25, 2020 the applicant’s transportation
consultant, Jim Charlier, presented a 2% decrease in daily trips when comparing “apples
to apples” with the 2008 study. In calculating the trips for different land uses there are
a range of different rates that can be used. Engineering has reviewed what Jim Charlier
presented in that meeting when he converted the 2008 trip rates to 2020 trip rates and
concluded that it has approximately the same daily trips and Engineering agrees with his
methodology. In addition, there is a reduction to the AM and PM peak trips. There was
no midday data provided for Research and Development land use, therefore we could
not do a comparison of the original land uses and the proposed land uses. Based on
time of day factor found in Jim Charlier’s last presentation, the midday traffic should be
similar to the AM peak traffic.
59. Phasing and timing of build out is a concern. If the project is built out faster than UDOT
has time to make modifications to the SR-224/Ute Blvd intersection, there will be an
average delay per vehicle of 3.5 minutes. Looking at specific movements at this
intersection, the southbound left turn at build out is expected to have a delay around 8
minutes. The eastbound left turning movement would experience a 6.5-minute delay,
which would back up traffic to the roundabout causing it to fail. As a condition of
approval, Engineering recommends that the proposed project is built in phases
considering the impact of traffic on the surrounding roads, with clearly identified
benchmarks that will allow evaluation of intermittent impacts.
60. Phasing and specific traffic mitigations are recommended to be included in the amended
Development Agreement along with the updated Traffic Analysis.
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61. To help mitigate the eastbound left turn movements from backing up into the
roundabout, Engineering recommends eliminating the left turns from Ute Blvd into the
library parking lot and left turns onto Landmark Loop. One of the mitigations measures
suggested by the applicant would be to eliminate left turns out of the transit center
onto Landmark Drive. This will need to be better understood on how it impacts transit
service. This, in combination with traffic backing up to the roundabout on Ute
Boulevard would bottleneck the transit center. With BRT being considered along Hwy
224, it is essential to keep the transit center flowing.
62. The applicant submitted a July 26, 2020 Economic and Fiscal Impacts Analysis prepared
by Matt Prosser, Economic and Planning Systems. The Economic Analysis was reviewed
by the County’s Economic Development Department and was presented to the Planning
Commission on August 25, 2020.
63. The Economic Analysis outlines four primary findings regarding the proposed mixed-use
plan. Those findings include 1) generation of $36 million annual taxable retail and
lodging sales with 2,774 new residents and 1,034 new jobs at build out; 2) generation of
$5.3 million annual tax revenue at buildout from sales, lodging and property tax; 3)
generation of $15.4 million in development fees to cover services for permits, review
fees, development impact fees (exclusive of SBWRD fees); and 4) generation of annual,
on-going economic impact of $358 million at build out, in addition to $471 million in
construction related one-time impacts.
64. Findings of the Economic Analysis suggest that the application to amend the land uses
will not negatively impact the County economically and will likely increase economic
activity in the area and provide support to existing local businesses.
65. The request to amend allowed land uses in the 2008 Development Agreement, is
consistent with the General Plan goals that include the following:
o Sustainability, both in terms of development and the environment, in that
complete, connected, and compact development is an important aspect of
sustainability.
o Quality growth and economic development that provides a positive contribution
to the community’s quality of life and the mountain resort economy, by
providing live, work, and play opportunities for people of diverse social and
economic backgrounds in a compact, complete, and connected quality-built
environment. By creating a resilient community that can support existing local
businesses and the local economy.
o Improves the visual quality of the built environment by creating a sense of place
with areas designed for a variety of experiences that are lively and pleasant to
use, such as creating open space, green areas and gathering plazas in place of
surface parking lots and office buildings that are mostly vacant after dark and on
weekends.
o Preservation of open space, view corridors and scenic mountainsides, by utilizing
the existing development areas and setback parameters from Hwy 224 allocated
to the Research Park, decreasing surface parking lots, increasing building
separation and diversity of massing, and including wide connected sidewalks,
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interspersed pocket parks, connected trail systems and community gathering
areas.
o Preservation of Critical Lands (as defined in Section 10-4-3 of the Code) natural
resources and the environment, including clean air and water, by utilizing
existing development areas and maintaining existing open space.
o Provide for interconnectivity and traffic mitigation through a variety of creative
alternatives for all modes of transportation by developing a mixed use
neighborhood in close proximity to a transit center the uses can provide a
catalyst for public and private investment in transit and mobility improvements
that benefit the entire community. By enhancing pedestrian connectivity to,
from and throughout the development, interconnectivity for surrounding
neighborhoods and uses is enhanced.
o Provision and inclusion of affordable housing as it provides a variety of housing
choices, a key component of a strong and healthy (resilient) community that
meets the diverse needs of the region, in a variety of forms that responds to our
local context, by providing a wide range of affordability and unit types giving
people of many social and economic backgrounds, including the “missing
middle” the opportunity to live and work in a quality-built environment. By
exceeding minimum affordable housing requirements. By providing additional
deed restricted Attainable housing units to ensure future affordability for an
additional 50 units. By strengthening the neighborhood’s mix of uses it fosters a
diversity of people, uses and experiences to create a greater sense of
community. The proposed deed restricted units are in addition to those already
provided to satisfy the affordable housing requirements of the 2008 Agreement.
66. Proposed amendments to the land uses, as illustrated by the proposed concept site plan
and connectivity plan, were reviewed for consistency with the Kimball Junction
Neighborhood Plan finding that the amendments:
o Provide a variety of housing choices, a key component of a strong and healthy
(resilient) community that meets the diverse needs of the region, in a variety of
forms that responds to our local context.
o Provide live, work, and play opportunities for residents in a compact, complete,
and connected manner creating a resilient community that can support local
businesses and the local economy.
o Provide a wide range of affordability giving people of all social and economic
backgrounds the opportunity to live in a quality-built environment.
o Strengthen the neighborhood’s mix of uses and fosters a diversity of people,
uses and experiences to create a greater sense of community.
o Create a mixed-use neighborhood designed with people in mind, promoting
efficiencies in people, services, mobility, and infrastructure.
o Allow utilization of traditional neighborhood building – street patterns for town
center development with buildings at the street, diversity of massing, wide
connected sidewalks, interspersed pocket parks and community gathering areas,
support retail and live-work space in proximity to residential, office, civic and
transit uses.
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o Accommodate vehicles in an environment designed for people.
o Provide more centralized parking and decreases surface parking lots
o Improve overall neighborhood connectivity and walkability connecting people to
adjacent land uses in a simple, safe, comfortable, and enjoyable manner.
o Enhance opportunities for community and civic spaces.
o Improve the visual quality of the built environment by creating a sense of place
with areas designed for a variety of experiences that are lively and pleasant to
use, such as creating open space, green areas and gathering plazas in place of
surface parking lots.
o Allow the development and design to be flexible in response to future changes in
demographics and lifestyle.
o Provide transit-oriented development opportunities for traffic mitigation,
environmental sustainability, neighborhood resiliency, and affordability.
o Provide compact, complete, and connected space and uses for energy and
resource efficiency, addressing climate change concerns and affordability.
o Provide positive economic and social progress for this and for future
generations.
o Provide opportunities for the “missing middle” to live and contribute to the
community.
o Promote a resilient community that includes live, work, and play opportunities
for all residents in a compact, complete, and connected manner. Resilient
communities support local businesses and the local economy.
67. The Kimball Junction Neighborhood Plan recognizes the need to design for change. This
includes designing for uses that are flexible and able to respond to future changes in
demographics and lifestyle. Mixed uses, diversity of both housing and types of office
uses (health services, financial, venture capital, legal services, etc.), provide this
flexibility and support the local economy.
68. The applicant conducted two virtual open houses, developed a website
(www.HeyKimballJunction.com), distributed posters throughout the Kimball Junction
area, and requested public input on an on-line survey.
69. The Planning Commission conducted public hearings on June 23rd, July 28th, August 11th,
and August 25th.
70. On September 8, 2020, the Planning Commission voted 5-2 to forward a negative
recommendation to change Exhibit C, the Land Use Table, citing issues with
Transportation impacts, Economic Analysis, and uncertainty regarding the proposed
uses.
71. The Planning Commission received much public input at the public hearings and through
written comments. All written comments are compiled and part of the record of this
application and have been forwarded to the County Council.
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Draft Conclusions of Law
1. Proposed amendments to the 2008 Summit Research Park Development Agreement
regarding land uses, are consistent with Section 10-3-19 of the Snyderville Basin
Development Code.
2. Proposed amendments to the 2008 Summit Research Park Development Agreement,
regarding land uses, as illustrated by the proposed concept site plan and concept
connectivity plan, are consistent with the Snyderville Basin General Plan.
3. Proposed amendments to the 2008 Summit Research Park Development Agreement,
regarding land uses, as illustrated by the proposed concept site plan and concept
connectivity plan, are consistent with the Kimball Junction Neighborhood Plan, an
element of the Snyderville Basin General Plan.
Draft Conditions of Approval
Staff recommends the following conditions for consideration by the County Council:
1. A Housing Plan shall be included as an Exhibit to the Amended Development Agreement
consistent with the revised land uses and Chapter 5- Affordable Housing. Housing
Agreements shall be executed by the applicant and County prior to issuance of building
permits for individual developments within the project area.
2. An overall Phasing Plan shall be included as an Exhibit to the Amended Development
Agreement. The phasing plan shall be reviewed from time to time throughout the
duration of development. Phases shall stand on their own. Phases shall take into
consideration timing of infrastructure and roadway improvements, including transit and
UDOT work on Hwy 224 and the I-80 interchange.
3. The August 2020 Traffic Study and specific recommended traffic mitigations and phasing
shall be included as an Exhibit to the amended Development Agreement. The proposed
development shall be built in phases that consider the impact of traffic on surrounding
roads, with clearly identified benchmarks that allow evaluation of intermittent impacts.
4. An Amended Land Use Table shall be included as an Exhibit to the Amended
Development Agreement. This amended Land Use Table shall be drafted in accordance
with provisions stated in Snyderville Basin Development Code, Section 10-3-19 (D) (111) Criteria for Approval Section. All references to allowed land uses will need to be
amended in the Agreement to be consistent with the Amended Land Use Table.
5. The following uses shall be restricted on an amended Exhibit C - Land Use Table:
Adult/sex oriented facilities and businesses; Auto repair; Construction related
equipment rental and storage; Construction related wholesale goods; Truck stops;
Drive-in and Drive-up businesses; RV, Boat, and Vehicle storage; Gas and fuel storage
and sales; Gas station; Horse boarding and horse stables; and Hospital. Consider
allowing a vehicle charging station with a neighborhood fueling pump in a location away
from Hwy 224 that could reduce trips from the neighborhood to cross HWY 224 to
refuel.
6. Design Guidelines specific to the proposed concept plan and land uses shall be included
as an Exhibit to the Amended Development Agreement. Design Guidelines help to
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establish the design vision and set parameters within which development can occur. In
combination with the Development Agreement, Design Guidelines outline development
limits, such as building volumetrics, heights and setbacks and provide a desired
development pattern by including such items as urban design guidelines, architectural
design guidelines, and landscape design guidelines that further define and describe the
desired neighborhood character. These design guidelines can include architectural styles
and materials, landscaping materials and themes, parking and street design, energy and
sustainability goals, water conservation, outdoor lighting, wayfinding and signs, street
furniture, trails and sidewalk design concepts, and other items that address the overall
vision for the neighborhood.
Attachments
Exhibit A – 2008 Summit Research Park Development Agreement and Exhibits A-C (link to
Recorded Development Agreement and all Exhibits)
Exhibit B – Initial Concept Site Plan
Exhibit C – Revised Concept Site Plan
Exhibit D – Revised Connectivity Plan
Exhibit E - Traffic Study (summary)
Exhibit F – Economic Analysis
Exhibit G – Public Input received during the Planning Commission review (will be provided to
the Council in a separate link)
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MEMORANDUM
To:

Jeffery L Gochnour, Dakota Pacific Real Estate

From:

Matt Prosser, Economic & Planning Systems

Subject: Kimball Junction Mixed-Use Development Economic and
Fiscal Impacts Analysis; EPS #203085
Date:

July 26, 2020

Dakota Pacific Real Estate (Dakota Pacific) is in process of
obtaining approval for development of a large mixed-use
development project near the interchange of I-80 and Highway
224 in the Snyderville Basin area of Summit County Utah.
Dakota Pacific purchased a largely undeveloped site that is
entitled for an office park and research & development uses. The
current development program was approved in 2008. The
program was entitled for over 1.2 million square feet of office
uses. However, to date the project has only been able to attract
development of two office buildings and 152 workforce housing
units over 10 years. Dakota Pacific purchased the property in
2018 and is planning to build a mixed-use project that includes
multifamily residential, townhomes, retail, office, and hotel uses.
The project matches with current market demand and will likely
be able to attract the diversity of uses planned in much shorter
time period than the current rate of the current approved
project.
To support the approval of its development plan, Dakota Pacific
wanted to understand the economic and fiscal benefits that could
be generated by the proposed project. This memorandum
summarizes the estimated economic and fiscal impacts of the
project based on the proposed development program. The fiscal
impacts of the proposed project are compared to the estimated
impacts of the approved development program (assuming it is
able reach full buildout). The economic impact and development
fees to be generated are also summarized. A summary of the
approach and methodology to develop the impact estimates are
also provided within the memorandum.
Dakota Pacific’s proposed project is referred to within this
memorandum as the Kimball Junction Mixed-Use Project or
Mixed-Use Project. The currently approved development on the
site is referred to as the Summit Research Park or Tech Center.
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Summary of Findings
The major findings of the fiscal and economic impact analysis of the proposed Kimball
Junction Mixed-Use Project are summarized below.
1. The proposed Kimball Junction Mixed-Use Project is estimated to generate
$36 million in annual taxable retail and lodging sales in Summit County. The
project will generate 2,774 new residents and 1,034 jobs within the
Snyderville Basin area of Summit County that will substantially increase
economic activity in the area.
The proposed mixed-use project’s future residents, visitors, and workers are
estimated to generate $36 million in annual taxable sales. The 1,100 housing units
will be accessible to residents earning the full spectrums of incomes from 30% of AMI
to market rate for-sale housing. The hotel uses will accommodate 83,463 annual
visitors and 41,732 room nights. The non-residential uses will generate 1,034 new
jobs with an estimated average wage for all jobs of $56,000, which is above the
county-wide average ($49,720 in 2019 according to US Bureau of Labor Statistics). In
addition, the activity generated by the project, Dakota Pacific is also investing over
$15 million into regional and site infrastructure including sanitary sewer
improvements, trails, and community gathering spaces that will serve the greater
Snyderville Basin area.
2. The proposed Kimball Junction Mixed-Use Project is estimated to generate
$5.3 million in annual tax revenue at buildout from sales, lodging, and
property tax.
The proposed mixed-use project’s
Table 1.
Annual Tax Revenue Summary
future residents, visitors, and workers
are estimated to generate $2.8
Mixed Use
million in annual sales tax revenue
Revenue Source
Project
Tech Center
from sales in Summit County and
$262,137 in annual lodging tax
Sales Tax
$2,821,090
$89,859
(Transient Room Tax) revenue from
Lodging Tax
$262,137
$0
hotel stays within the project, as
$2,303,055
Property Tax
$2,217,332
shown in Table 1. The land and
Annual Total
$5,300,559
$2,392,914
building improvements are estimated
Source: Economic & Planning Systems
to generate $2.2 million in annual
property tax revenue. The proposed
mixed-use project is estimated to
generate more annual tax revenue than the existing Tech Center once it is built out.
The Tech Center program is estimated to generate a total of $2.4 million per year
comprised of $89,800 in sales taxes and $2.3 million in property taxes.
3. The proposed Kimball Junction Mixed-Use Project would also generate over
$15.4 million in one-time development fees.
The proposed mixed-use project is estimated to generate $3.1 million in one-time
building permits and review fees as shown Table 2. The project would also pay over
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$12.3 million in development impact fees. The impact fee estimate does not include
the impact fees to the Snyderville Basin Water Reclamation District (SBWRD) for
commercial uses as those fees are calculated by the SBWRD engineer and could not
be estimated without additional understanding of the exact commercial uses that will
locate in the project.
Table 2.

One-time Development Fees Summary

Revenue Source

Build and Permit Fees
Impact Fees 1

Kimball Junction
Mixed Use Project

$3,104,385
$12,302,795

1 Does not include SBWRD commercial impact fees
Source: Economic & Planning Systems

4. The proposed Kimball Junction Mixed-Use Project is estimated to generate
an annual ongoing economic impact of $358 million on Summit County at
buildout. The construction of the project will generate $471 million in onetime economic impacts.
The proposed mixed-use project is estimated to generate an overall economic impact
of $358 million annually to Summit County at buildout, as shown in Table 3. The
project will generate 1,553 jobs including 1,034 direct jobs, 364 indirect jobs, and
155 induced jobs. The construction-related activity will generate $471 million in onetime economic impacts and generate 1,990 jobs during the construction period. The
proposed Mixed-Use Project will generate a diversity of jobs both on site and also
indirect and induced jobs. These impacts will likely be materialized in a shorter time
period, as the Tech Center development has not been able to attract the employment
uses, especially the sheer amount of jobs, promised with the development proposal.
Table 3.Economic Impact Summary

Item

Mixed-Use Project

One-Time Economic Impacts of Construction
One-Time Construction Impacts [1]
One-Time Construction Jobs (Job Years) [2]

$470.9 M
1,990

Annual Ongoing Economic Impacts
Annual Ongoing Operational Impacts [3]
Annual Ongoing Operational Jobs (Annual Average) [4]

$358.0 M
1,553

Source: IMPLAN; Economic & Planning Systems

[1] Includes direct and indirect impacts.
[2] Employment includes both full-time and part-time workers. Job years refer to the
number of jobs in each year summed over the entire construction period of the Project.
[3] Includes direct, indirect, and induced impacts of the anticipated land uses within the Project.
[4] Employment includes both full-time and part-time workers.
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Project Approach and Overview
Approach
The estimated fiscal and economic impacts of the proposed mixed-use project were
analyzed. Three major impacts were estimated including tax revenues, development fee
revenues, and economic impacts.
x

Fiscal Impacts – The fiscal impacts are illustrated by the estimated annual tax
revenue generated by the programs. The annual sales tax revenue, transient room
tax (lodging tax), and property tax. The fiscal impacts for both the proposed mixedused project and the approved Tech Center project are estimated for comparison.

x

Development Fees – The estimated development fees to be generated by the
proposed mixed-use project are calculated. Building and permit fees include building
fees, plan review fees, plumbing permit fees, electrical permit fees, and mechanical
permit fees. One-time impact fees assessed to new development in the Snyderville
Basin area were also estimated (where possible) including the County Transportation
Impact Fee, Snyderville Basin Special Recreation District Impact Fee, and the
Snyderville Basin Water Reclamation District Impact Fee.

x

Economic Impacts – The economic impacts of the proposed mixed-use project were
estimated using the IMPLAN input-output economic model. IMPLAN is a software and
database platform that allows users to estimate the impacts of land uses and
development on specified areas of geography, in this case Summit County. The
economic impacts are estimated based on project construction costs and estimated
jobs within the project. The outputs include one-time impacts of construction
(economic impacts shown in total dollars and construction jobs generated shown in
job years). The outputs also include annual on-going economic impacts including total
economic dollars and ongoing operational jobs including jobs directly on the project
site (direct), indirect jobs, and induced jobs.
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Development Program
The existing project site currently has 75,000 square feet of office uses in two buildings
and 152 workforce housing apartment units. The existing development was not
considered in this analysis as it was assumed to have the same impact on both project
programs.
The proposed development program for the Kimball Junction Mixed-Use Project is shown
in Table 4. The proposed mixed-use project includes 160,000 square feet of office use,
19,000 square feet of retail, and a 122,500 square feet hotel. It also includes 1,100
residential units including 306 income restricted workforce housing units, 714 market
rate apartment units, and 80 for-sale townhomes. The proposed development program
totals 1.6 million square feet comprised of 1.2 million square feet of residential and
376,500 square feet of commercial development.
The existing, approved Summit Research Park (Tech Center), if completed as proposed,
would total 1.49 million square feet of development including 1.22 million of additional
office and research park uses that are unbuilt.
In total, the Mixed-Use Project will result in 1.6 million square feet of development
including 1,252 residential units. The Tech Center would result in 1.49 million square feet
of development including 152 residential units.
Table 4.

Kimball Junction Project Development Programs

Land Uses

Kimball Junction
Mixed Use
Project

Tech Center

75,000
152

75,000
152

160,000
19,000
306
714
80
122,500

1,220,000
0
0
0
0
0

376,500
1,248,000
1,624,500
1,252

1,295,000
195,000
1,490,000
152

Existing
Office/Commercial (square feet)
Workforce Rental Housing (units)
Proposed/Planned
Office/Commercial (square feet)
Retail
Workforce Rental Housing (units)
Market Rate Rental Housing (units)
For-Sale Townhomes (units)
Hotel (square feet)
Total
Commercial/Office (square feet)
Residential (square feet)
Total (square feet)
Residential (units)
Source: Summit County, Dakota Pacific Real Estate
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Resident and Worker Generation Analysis
Future residents and employees that live and work on the site are the drivers of the
estimated sales tax revenue generated by the project and on-going annual economic
impacts. The estimated jobs and annual wages from nonresidential uses in both project
programs are shown in Table 5. The estimated annual household income from each
residential unit type is provided as well.
The Kimball Junction Mixed-Use Project is proposed to include 1,100 residential units
within a mixture of apartment and townhomes. There would also be 306 workforce
housing units available to potential residents earning between 30% of Area Median
Income (AMI) up to 120% of AMI. The units are spread among these AMI cohorts with
the majority of units planned for household earning between 30% and 80% of AMI. A
total of 714 market rate apartment units and 80 market rate townhouses are also planned.
The project is estimated to generate 2,774 residents with an average household income
of $79,575. The average household income for each housing product type were estimated
based on the rental rate or home prices assumed for each project type. The mixed-use
project will also have 301,500 square feet of nonresidential space, generating 1,034 jobs
on site within an estimated average annual wage of $56,090
The Tech Center program is planned for 1.22 million additional square feet of office and
research and development space and no additional residential development. This space
would generate 3,050 jobs with an average annual wage of $67,088.
Table 5.

Kimball Junction Program Demographic Summary
Kimball Junction Mixed-Use

Residential Program

Workforce Rental Housing
30% to 50% AMI
60% to 80% AMI
100% to 120% AMI
Market Rate Rental Housing
For-Sale Townhomes
Total

Total/Average

Residents Per
Household

128
128
50
714
80

2.5
2.5
2.5
2.5
2.8

1,100

Non-Residential Program

Office / Flex R&D
Retail
Hotel

Housing
Units

2

320
320
125
1,785
224
2,774

Square
Feet

Jobs per Sq Ft

160,000
19,000
122,500

272
500
300

301,500

Estimated
Residents

Tech Center
Estimated HH
Income

Housing Units

Residents Per
Household

Estimated
Residents

Estimated HH
Income

$31,892
$55,811
$79,730
$80,000
$190,000

0
0
0
0
0

2.5
2.5
2.5
2.5
2.8

0
0
0
0
0

-----------

$79,575

0

0

---

Estiamted
Jobs

Estimated
1
Annual Wage

3,050
0
0

$67,088
$33,138
$45,284

3,050

$67,088

Estimated
Estiamted
Jobs Annual Wage 1

Square Feet Jobs per Sq Ft

588
38
408

$67,088
$33,138
$45,284

1,220,000
0
0

1,034

$56,090

1,220,000

1 - Annual Wages estimated based on average annual w age in Summit County, Utah for corresponding employment industry.
2 - Employment in the office and flex R&D estimated to be split betw een four NAICS industries: 334=15%, 53=35$, 54=25%, 561=25%
Source: Dakota Pacific Real Estate; ESRI; US Bureau of Labor Statistics (BLS); Economic & Planning Systems

400
500
300
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Retail Spending
A retail spending model was developed to estimate the retail sales that would be
generated from residents and workers living and working on the project site. The retail
spending analysis estimates the annual retail spending potential for residents and
workers by retail store category. A sales flow analysis was completed to estimate the
portion of total spending captured within Summit County versus spent outside the county
by residents and workers. The average percentages of sales captured by store within
Summit County by county residents and workers are applied to the expenditure potential
from the residents and workers generated by the proposed project. Sales tax revenues
are then estimated based on the portion of sales captured within the county.
The first step in the spending analysis is to estimate the total personal income (TPI)
generated by the residents living in the proposed project. The Mixed-Use Project
residents are estimated to have a TPI of $87.5 million as shown in Table 6. The TPI is
calculated by multiplying the number of households (1,100) by the average household
income ($79,575). The Tech Center has no additional households.
Table 6

Kimball Junction Project Residents’ Total Personal Income

Build Out

Mixed-Use Project
Households
Avg. Household Income
Total Personal Income

1,100
$79,575
$87,532,500

Tech Center
Households
Avg. Household Income
Total Personal Income

0
$79,575
$0

Source: US Census; ESRI; Economic & Planning Systems
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The TPI of the mixed-use project residents is applied to the average percent of retail
sales made by Utah residents by retail store category. On average, a Utah resident
spends 38.1 percent of their income on retail goods based on data from the 2017 US
Census of Retail Trade for Utah. The project residents are estimated to generate $33.3
million in annual retail sales, as shown in Table 7.
Table 7.

Kimball Junction Project Residents’ Expenditure Potential

Retail Sales
Store Type

% TPI (2017)

MXD Project
Build Out
($000s)

Total Personal Income (TPI)

100%

$87,533

Convenience Goods
Supermarkets
Convenience Stores (incl. Gas Stations)
Specialty Food and Beer, Wine, & Liquor Stores
Health and Personal Care
Total Convenience Goods

6.1%
4.1%
0.6%
1.9%
12.7%

$5,329
$3,567
$563
$1,635
$11,095

Shopper's Goods
General Merchandise
Department Stores
Warehouse Clubs & Supercenters, other GM
Subtotal

0.6%
8.0%
8.6%

$487
$7,002
$7,489

2.0%
1.6%
0.9%
1.3%
0.9%
6.8%

$1,784
$1,434
$755
$1,150
$805
$5,927

15.3%

$13,416

Eating and Drinking

5.9%

$5,122

Building Material & Garden

4.2%

$3,690

38.1%

$33,323

Other Shopper's Goods
Clothing & Accessories
Furniture & Home Furnishings
Electronics & Appliances
Sporting Goods, Hobby, Book, & Music Stores
Miscellaneous Retail
Subtotal
Total Shopper's Goods

Total Retail Goods
Source: 2017 Census of Retail Trade; Economic & Planning Systems
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The retail expenditure potential from workers employed on the project site was also
estimated in addition to the resident expenditure potential. Based on surveys completed
by the International Council of Shopping Centers (ICSC) the average office worker spends
$5,272 annually on retail goods and services while at work. The total employment
estimated for both development programs were used to estimate working spending. The
total employment was discounted by 38.8 percent to account for workers that are also
Summit County residents to avoid double counting. The annual expenditure potential by
store type is estimated in Table 8.
Table 8.

Kimball Junction Project Employees’ Expenditure Potential

Weekly
Spending

Annual
Spending 1

Employment
Non-Resident Employees
Non-Resident Employment

Tech Center
Total Annual
Expenditure
Potential

Mixed-Use
Total Annual
Expenditure
Potential

3,050
61.2%
1,867

1,034
61.2%
633

Restaurants

$26.29

$1,262

$2,355,500

$798,811

Goods and Services
Department Stores
Discount Stores
Drug Stores
Grocery
Clothing
Shoe
Sporting Goods
Electronics/Phone/Computers
Jewelry
Office Supplies
Warehouse Clubs
Other Goods
Personal Care
Personal Services
Goods and Services Total

$6.52
$8.19
$6.13
$15.98
$3.25
$2.43
$2.16
$4.86
$3.92
$7.37
$7.80
$3.95
$7.83
$3.16
$83.55

$313
$393
$294
$767
$156
$117
$104
$233
$188
$354
$374
$190
$376
$152
$4,010

$584,171
$733,798
$549,228
$1,431,757
$291,190
$217,720
$193,529
$435,440
$351,219
$660,328
$698,855
$353,907
$701,543
$283,126
$7,485,813

$198,107
$248,850
$186,257
$485,546
$98,750
$73,835
$65,631
$147,669
$119,108
$223,934
$237,000
$120,019
$237,911
$96,015
$2,538,631

$109.84

$5,272

$9,841,313

$3,337,442

Total

1 - Annual is estimated as 48 w eeks to reflect time off
Source: ICSC; Economic & Planning Systems
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A retail sales flow model was built to estimate the portion of retail sales to residents that
are made in Summit County. The model estimates actual sales generated by ESRI and
Info Group data at establishments in each store category (categories are based on NAICS
for the retail trade industry 44-45). The actual sales are compared to the expenditure
potential from residents and workers. EPS estimates sales capture rates of expenditure
potential for residents and workers based on the existing store and retail mix within
Summit County. This capture rate assumption results in an estimate of sales capture by
consumer type which is residents, employees, and visitors (inflow). There was an
estimated $875 million in retail sales made in retail stores in Summit County in 2020
(according to ESRI). EPS estimates the 62 percent of these sales were made to residents
of the county, 32 percent were made to visitors to Summit County, and 6 percent were
made to people working in Summit County who do not live in the county, as shown in
Figure 1 and Table 9.
Figure 1.

Summit County Estimated Retail Sales by Source

32%

62%
6%

County Residents

County Non-Resident Workers

Visitors to the County
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Table 9.

Summit County Retail Sales Flow Model

Store Type

Actual Sales

Resident
Expenditure
Potential
(2020)

($000s)

($000s)

Total Personal Income (TPI)

Resident Capture
Ex. Pot.
Sales
Capture
Capture
Est. Sales
Rate
Rate
% of Total

% of Total

($000s)

$2,251,677

Employee
Expenditure
Potential
(2020)
($000s)

Employee Capture
Inflow to Summit County
Sales
Sales
Ex. Pot.
Capture
Capture
Est. Sales
Est. Sales
Capture
Rate
Rate
% of Total

% of Total

($000s)

% of Total

($000s)

$110,955

Convenience Goods
Supermarkets
Convenience Stores (incl. Gas Stations)
Specialty Food and Beer, Wine, & Liquor Stores
Health and Personal Care
Total Convenience Goods

$165,519
$102,797
$23,378
$22,306
$313,999

$137,093
$91,768
$14,485
$42,063
$285,408

90%
90%
90%
40%
83%

75%
80%
56%
75%
75%

$123,384
$82,591
$13,036
$16,825
$235,836

$16,142
$0
$0
$6,192
$22,334

75%
0%
0%
75%
75%

7%
0%
0%
21%
5%

$12,107
$0
$0
$4,644
$16,751

18%
20%
44%
4%
20%

$30,028
$20,206
$10,342
$837
$61,413

Shopper's Goods
General Merchandise
Department Stores
Warehouse Clubs & Supercenters, other GM
Subtotal

$5,594
$56,421
$62,015

$12,518
$180,124
$192,642

10%
25%
10%

22%
80%
75%

$1,252
$45,031
$46,283

$14,859
$7,879
$22,739

25%
25%
25%

66%
3%
9%

$3,715
$1,970
$5,685

11%
17%
16%

$628
$9,420
$10,048

$136,856
$24,200
$45,752
$29,868
$57,487
$294,163

$45,892
$36,877
$19,413
$29,594
$20,698
$152,474

90%
60%
90%
75%
90%
80%

30%
91%
38%
74%
32%
41%

$41,303
$22,126
$17,471
$22,196
$18,628
$121,724

$5,738
$0
$4,909
$3,960
$11,435
$26,042

25%
0%
75%
25%
50%
45%

1%
0%
8%
3%
10%
4%

$1,434
$0
$3,682
$990
$5,717
$11,824

69%
9%
54%
22%
58%
55%

$94,119
$2,074
$24,598
$6,682
$33,141
$160,615

$356,178

$345,116

49%

47%

$168,007

$48,780

36%

5%

$17,508

48%

$170,662

$164,794

$131,766

75%

60%

$98,824

$26,557

75%

12%

$19,918

28%

$46,052

$39,707

$94,918

40%

96%

$37,967

$0

0%

0%

$0

4%

$1,740

$874,679

$857,208

63%

62%

$540,635

$97,672

55%

6%

$54,177

32%

$279,867

Other Shopper's Goods
Clothing & Accessories
Furniture & Home Furnishings
Electronics & Appliances
Sporting Goods, Hobby, Book, & Music Stores
Miscellaneous Retail
Subtotal
Total Shopper's Goods
Eating and Drinking
Building Material & Garden
Total Retail Goods

Source: ESRI, 2017 Census of Retail Trade; ICSC Office Worker Retail Spending; Economic & Planning Systems
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The estimated capture rate of sales to residents and workers in Summit County was
applied to expenditure potential from the residents and workers estimated to be
generated by the Mixed-Use Project. The residents and workers from the Mixed-Use
Project are estimated to generate $8.5 million in annual retail sales in Summit County, as
shown in Table 10.
Table 10.

Kimball Junction Mixed Use Project Estimated Annual Retail Sales

Store Type

Kimball Junction Mixed use Project
Resident
Employee
Total
Exp. Potential
Exp. Potential Exp. Potential

Capture
Rate

Estimated Sales
2018

Convenience Goods
Supermarkets
Convenience Stores (incl. Gas Stations)
Specialty Food and Beer, Wine, & Liquor Stores
Health and Personal Care
Total Convenience Goods

$5,329,400
$3,567,411
$563,081
$1,635,156
$11,095,047

$485,546
$0
$0
$186,257
$671,803

$5,814,945
$3,567,411
$563,081
$1,821,413
$11,766,850

75%
0%
0%
75%

$4,361,209
$0
$0
$1,366,060
$0

Shopper's Goods
General Merchandise
Department Stores
Warehouse Clubs & Supercenters, other GM
Subtotal

$486,638
$7,002,214
$7,488,852

$446,957
$237,000
$683,957

$933,595
$7,239,213
$8,172,809

25%
25%

$233,399
$1,809,803
$2,043,202

$1,784,032
$1,433,552
$754,652
$1,150,457
$804,628
$5,927,320

$172,584
$0
$147,669
$119,108
$343,953
$783,314
$0

$1,956,616
$1,433,552
$902,321
$1,269,564
$1,148,581
$6,710,634

25%
0%
75%
25%
50%

$489,154
$0
$676,740
$317,391
$574,291
$2,057,576

$13,416,172

$1,467,271

$14,883,443

Eating and Drinking

$5,122,319

$798,811

$5,921,129

75%

$4,440,847

Building Material & Garden

$3,689,879

$0

$3,689,879

0%

$0

$33,323,417

$2,937,885

$36,261,302

Other Shopper's Goods
Clothing & Accessories
Furniture & Home Furnishings
Electronics & Appliances
Sporting Goods, Hobby, Book, & Music Stores
Miscellaneous Retail
Subtotal
Total Shopper's Goods

Total Retail Goods
Source: 2017 Census of Retail Trade; Economic & Planning Systems

$4,100,778

$8,541,625
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The estimated annual retail sales from the Tech Center would only come from workers on
the site as there is not additional residential planned. The workers at the Tech Center are
estimated to generate $1.1 million in annual retail sales, as shown in Table 11.
Table 11.

Tech Center Estimated Annual Retail Sales

Store Type

Resident
Exp. Potential

Tech Center
Employee
Total
Exp. Potential Exp. Potential

Capture
Rate

Estimated Sales
2018

Convenience Goods
Supermarkets
Convenience Stores (incl. Gas Stations)
Specialty Food and Beer, Wine, & Liquor Stores
Health and Personal Care
Total Convenience Goods

$0
$0
$0
$0
$0

$1,431,757
$0
$0
$186,257
$1,618,014

$1,431,757
$0
$0
$186,257
$1,618,014

75%
0%
0%
75%

$1,073,818
$0
$0
$139,693
$0

Shopper's Goods
General Merchandise
Department Stores
Warehouse Clubs & Supercenters, other GM
Subtotal

$0
$0
$0

$446,957
$237,000
$683,957

$446,957
$237,000
$683,957

25%
25%

$111,739
$59,250
$170,989

$0
$0
$0
$0
$0
$0

$172,584
$0
$147,669
$119,108
$343,953
$783,314
$0

$172,584
$0
$147,669
$119,108
$343,953
$783,314

25%
0%
75%
25%
50%

$43,146
$0
$110,752
$29,777
$171,977
$355,651

$0

$1,467,271

$1,467,271

Eating and Drinking

$0

$798,811

$798,811

75%

$599,108

Building Material & Garden

$0

$0

$0

0%

$0

Total Retail Goods

$0

$3,884,096

$3,884,096

Other Shopper's Goods
Clothing & Accessories
Furniture & Home Furnishings
Electronics & Appliances
Sporting Goods, Hobby, Book, & Music Stores
Miscellaneous Retail
Subtotal
Total Shopper's Goods

Source: 2017 Census of Retail Trade; Economic & Planning Systems

$526,641

$1,125,749
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Hotel Visitation Analysis
The proposed hotel use within the Mixed-Use Project will be 122,500 square feet with an
estimated 130 rooms and additional hotel amenities including dining options and
conference space. The hotel is planned as a boutique hotel product aimed at luxury
travelers. Hotel visitor and spending estimates were generated to estimate sales tax,
tourism restaurant tax, and transient room tax (lodging tax). The assumptions (with data
sources) used to estimate lodging related sales are shown in Table 12.
The proposed hotel uses is estimated to generate 30,843 annual room nights and 92,528
annual visitors. These visitors are estimated to spend $467 per person per night on
lodging and retail while visiting, based on estimates from the University of Utah’s Gardner
Policy Institutes’ annual tourism impact profile for Summit County. Hotel visitors are
therefore expected to generate $7.9 million annually in lodging sales and $19.5 million in
food, retail, and entertainment sales.
Table 12.

Hotel Development Visitors’ Estimated Annual Spending

Hotel Estimates

Hotel Assumptions
Square feet
Estimated Rooms
Estimated Average Occupancy
Room Nights
Average Guests per Room
Estimated Annual Visitors
Daily Expenditure Assumptions
Lodging (Average Daily Rate)
Food/Drink
Retail/Entertainment/Recreation
Total
Annual Spending
Lodging
Food Sales
Retail/Entertainment Sales
Total
Source: Economic & Planning Systems

Factor

122,500
130
65%
30,843
3.0
92,528

$256
$106
$106
$467

$7,895,680
$9,761,651
$9,761,651
$27,418,983

Source

Dakota Pacific Real Estate
EPS Estimate
Estimated stabilized occupancy rate
EPS Estimate
EPS Estimate
EPS Estimate

Utah Travel and Tourism County Profiles, 2018 - Gardner Policy Institute, Univ. of Utah
EPS Estimate
EPS Estimate
2017/2018 Ski Utah Skier Study/2017 Park City Summer Guest Study

EPS Estimate
EPS Estimate
EPS Estimate
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Fiscal Revenue Analysis
This section provides estimates of fiscal revenues generated by the proposed Mixed-Use
Project and is compared to the existing Tech Center project. The sales tax, lodging tax
(transient room tax), and property taxes from the project area estimated. Also estimated
are the development fees expected to be generated by the proposed mixed-use project.

Sales Tax
The proposed Mixed-Use Project is estimated to generate $26.2 million in retail sales, as
shown in Table 13. The residents and employees from the project are estimated to
generate $8.5 million annually in retail sales and visitors are estimated to generate $19.5
million in retail sales in Summit County. In addition, the hotel will generate $7.9 million
in lodging sales, which results in $35.9 million sales that are subject to sales tax.
Restaurant sales were broken out of the $28.1 million to estimate restaurant tourism tax
and total $14.2 million.
The Tech Center program is estimated to generate $1.1 million in retail sales, no lodging
sales, and $599,108 in restaurant sales.
Table 13.

Kimball Junction Project Estimated Annual Sales by Type

Mixed Use
Project

Tech Center

Retail Sales
Residents and Employees
Visitors
Total

$8,541,625
$19,523,303
$28,064,928

$1,125,749
$0
$1,125,749

Lodging Sales
Restaurant Sales

$7,895,680
$14,202,498

$0
$599,108

Description

Source: Economic & Planning Systems
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The estimated sales tax revenue from taxable retail sales, restaurant sales, and lodgings
sales are provided in Table 14. The total sales tax rate in the Snyderville Basin Transit
District is 7.45 percent. The $35.9 million in taxable sales generated by the Mixed-Use
Project will generate an estimated $2.7 million in sales tax annually. In addition to the
7.45 percent, a 1.0 percent restaurant tourism tax is applied to sales at food
establishments in counties that opt to apply the tourism tax including Summit County.
The restaurant tourism tax is estimated to generate $142,025 from sales to the mixeduse project residents, workers, and visitors. Lastly, the lodging sales from the hotel use
in the proposed project will generate an estimated $262,137 in transient room tax
annually. In total, the Mixed-Use Project is estimated to generate $3.1 million in sales tax
revenue. The Tech Center program is only estimated to generate $89,816 annually.
Table 14.

Kimball Junction Project Estimated Annual Sales Tax Revenue

Rate

Estimated Sales (includes Lodging sales)

Mixed-Use Project
Estimated Sales Tax

Tech Center
Estimated Sales Tax

$35,960,608

$1,125,749

Snyderville Basin Transit District
State Sales and Use Tax
Local Sales and Use Tax
County Option Sales Tax
Mass Transit Tax
Additional Mass Transit Tax
County Option Transportation Tax
Transportation Infrastructure
County Transit
Botanical, Cultural, Zoo Tax
Sales Tax

4.85%
1.00%
0.25%
0.30%
0.25%
0.25%
0.25%
0.20%
0.10%
7.45%

$1,744,089
$359,606
$89,902
$107,882
$89,902
$89,902
$89,902
$71,921
$35,961
$2,679,065

$54,599
$11,257
$2,814
$3,377
$2,814
$2,814
$2,814
$2,251
$1,126
$83,868

Restaurant Sales
Restaurant Tourism Tax

1.00%

$14,202,498
$142,025

$599,108
$5,991

$7,895,680

$0

$236,870
$25,266
$262,137

$0
$0
$0

$3,083,227

$89,859

Estimated Lodging Sales
Snyderville Basin Transit District
County Transient Room Tax
State Transient Room Tax
Total

3.00%
0.32%
3.32%

Total Tax
Source: State of Utah; Economic & Planning Systems
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Property Tax
Property market values were estimated as a basis for estimating annual property tax
revenues. EPS utilized three sources of data on property values including construction
cost estimates using RS Means and input from Dakota Pacific, development values based
on achievable rental rates and sales prices, and actual market values and assessed
values from recently developed buildings in Summit County based on the valuations
given by the Summit County Assessor.
The Mixed-Use Project is estimated to have a total development value (land plus
buildings) of $430.5 million at buildout, as shown in Table 15. The Tech Center is
estimated to generate $305 million in total property value. The higher value for mixeduse development is generated by higher average property values from the more diverse
development program and the additional total development space within the Mixed-Use
Project program.
Table 15.

Kimball Junction Project Estimated Property Value by Use Type

Description

Tech Center
Office/Flex

Kimball Junction Mixed-Use Project
Office/Flex
Retail
Workforce Rental Housing (units)
Market Rate Rental Housing (units)
For-Sale Townhomes (units)
Hotel
Total

Square feet/units

Estimated Value

Value per Sq Ft/Unit

1,220,000

$305,000,000

$250

160,000
19,000
306
714
80
122,500

$40,000,000
$4,940,000
$58,070,880
$218,094,545
$56,000,000
$53,416,533
$430,521,959

$250
$260
$189,774
$305,455
$700,000
$436

Source: Summit County Assessor, Dakota Pacific Real Estate, Economic & Planning Systems
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In the State of Utah, residents’ primary residences are entitled to an exemption of their
property tax. The residents’ primary residence (either for-sale or rental units) will have a
45 percent reduction in the assessed value of the property they live in. As a result, the
residential market values for a large portion of the Mixed-Use Project will have an
assessed value lower than the actual market value. All of the rental units in the program
are assumed to receive the exemption. Half of the townhome projects are assumed to be
owned and occupied by Utah residents using the home as their primary residence. The
other half is assumed to be owned by out of state owners or Utah residents as a second
home. This estimate of half is based on the current housing vacancy rate in Summit
County which is approximately 50 percent, which is driven predominately by units used
for seasonal or recreational use (e.g. second homes, short term rental units). The total
market value of the residential program is estimated to be $332 million. However, the
assessed value is estimated to be $195 million as shown in Table 16.
Table 16.

Mixed Use Project Estimated Residential Assessed Value

Kimball Junction Mixed-Use Project

Units

Workforce Rental Housing
Market Rate Rental Housing
For-Sale Townhomes
Total

306
714
80
1,100

% Primary
Residence

Full Tax
Units

Assessed
Value

Exempt
Units

Assessed
Value

Total Assessed
Value

100%
100%
50%

0
0
40
40

$0
$0
$28,000,000
$28,000,000

306
714
40
1,060

$31,938,984
$119,952,000
$15,400,000
$167,290,984

$31,938,984
$119,952,000
$43,400,000
$195,290,984

Source: Economic & Planning Systems

The Mixed-Use Project is estimated to have a total assessed value of $293.6 million,
which will generate $2.2 million in total annual property tax, as shown in Table 17. The
Tech Center project is estimated to have a total assessed value of $305 million and
generate an estimate $2.3 million in annual property tax, due to its entirely
nonresidential program.
Table 17.

Kimball Junction Project Estimated Annual Property Tax

Description

Tax Rate

Actual Market Value
Assessed Value
Taxing Entities
Summit County Municipal Service
Summit County General Fund
State Assessing and Collecting
Local Assessing and Collecting
Weber Basin Water Conservation
Park City Fire District
Mosquito Abatement
Snyderville Basin Recreation
Park City School District
Charter School Levy - Park
Total
Source: Economic & Planning Systems

0.000559
0.000756
0.000009
0.000155
0.000153
0.000667
0.000027
0.000801
0.004384
0.000040
0.007551

Mixed Use Development
Residential Non-Residential

Total

Residential

Tech Center
Non-Residential

Total

$332,165,425
$195,290,984

$98,356,533
$98,356,533

$430,521,959
$293,647,517

$0
$0

$305,000,000
$305,000,000

$305,000,000
$305,000,000

$109,168
$147,640
$1,758
$30,270
$29,880
$130,259
$5,273
$156,428
$856,156
$7,812
$1,474,642

$54,981
$74,358
$885
$15,245
$15,049
$65,604
$2,656
$78,784
$431,195
$3,934
$742,690

$164,149
$221,998
$2,643
$45,515
$44,928
$195,863
$7,928
$235,212
$1,287,351
$11,746
$2,217,332

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0

$170,495
$230,580
$2,745
$47,275
$46,665
$203,435
$8,235
$244,305
$1,337,120
$12,200
$2,303,055

$170,495
$230,580
$2,745
$47,275
$46,665
$203,435
$8,235
$244,305
$1,337,120
$12,200
$2,303,055
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One-time Development Fees
The one-time development fees assessed to new developments in the Snyderville Basin
area were estimated for the Mixed-Use Project. To estimate the development fees, the
estimated construction cost is needed. EPS estimated the construction cost for the project
based on comparable project experience, input from Dakota Pacific, and utilizing RS Mean
construction cost estimating software. The estimated construction value based on the
International Building Code (IBC) and the International Residential Code (IRC) are also
required to estimate building fees due to the valuation guidelines provided by Summit
County. EPS estimates the total construction cost of the project to be $273 million, as
shown in Table 18. The estimated construction valuation based on the Summit Code
valuation guidelines driven by the IBC and IRC is $240 million.
Table 18.

Mixed-Use Project Estimated Construction Cost and Valuation

Description

Kimball Junction Mixed-Use Project
Office/Flex
1
Retail
Workforce Rental Housing
Market Rate Rental Housing
For-Sale Townhomes
Hotel
Total

Square feet /
units

160,000
19,000
306
714
80
122,500

Estimated
Construction
Cost per
Costs Sq Ft / Unit

$32,480,000
$3,990,000
$44,370,000
$135,660,000
$21,200,000
$35,525,000
$273,225,000

IBC/IRC
Valuation
per Sq Ft

$203
$210
$145,000
$190,000
$265,000
$290

$181.12
$154.36
$152.86
$152.86
$102.91
$182.28

IBC/IRC Valuation

$28,979,200
$2,932,840
$53,068,545
$123,826,605
$9,340,486
$22,329,300
$240,476,976

1 Retail assumed to be 50% restaurant/bar and 50% retail shops
Note: All residential units assumed to be same size (1,135 sq ft) for purposes of estimating IRC valuation
Source: RS Means, Summit County, Dakota Pacific Real Estate, Economic & Planning Systems

The Building and Permit Fees that would be generated by the Mixed-Use Project are
shown in Table 19. The project is estimated to generate $3.1 million in one-time building
and permit fees. The estimated impact fees that will be generated by the Mixed-Use
Project include the County Transportation Impact Fee, the Snyderville Basin Special
Recreation District Impact Fee, and Snyderville Basin Water Reclamation District Impact
Fee. EPS estimates the project will generate at least $12.3 million in impact fees for the
three fee sources. The impact fees from commercial development for the Snyderville
Basin Water Reclamation District were not calculated because the fees are based on
estimated water use tied to specific uses proposed. EPS does not have sufficient
information to estimate the fees and they are calculated by the SBWRD engineer based
on construction plans.
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Table 19.

Mixed Use Project Estimated One-time Development Fees

Description

Rate

Building and Permit Fees
Building Fees
Commercial
Residential

0.75%
0.75%

Permit Fees
Commercial
Residential

65%
65%

Factor

of IBC construction value
of IRC construction value

of building permit fee
of building permit fee

Mixed Use Development
Unit
Estimated Fee

$54,241,340
$186,235,636

$406,810
$1,396,767

$406,810
$1,396,767

$264,427
$907,899

Plumbing Permit Fee
Commercial
Residential

$0.030
$0.025

per square foot
per square foot

301,500
1,248,000

$9,045
$31,200

Mechanical Permit Fee
Commercial
Residential

$0.030
$0.025

per square foot
per square foot

301,500
1,248,000

$9,045
$31,200

Electrical Permit Fee
Commercial
Residential

$0.035
$0.030

per square foot
per square foot

301,500
1,248,000

$10,553
$37,440

Total Building and Permit Fees
Impact Fees
Transportation Impact Fees
Business Park
Specialty Retail Center
Sit Down Restaurant
Hotel
Multifamily Residential

$3,104,385

$2,234
$5,584
$20,260
$1,282
$1,160

per 1,000 sq ft
per 1,000 sq ft
per 1,000 sq ft
per 1,000 sq ft
per unit

Snyderville Basin Special Recreation District Impact Fees
Commercial
$0.56 per square foot
Residential
$3,444 per unit
Snyderville Basin Water Reclamation District
Residential
2 bedroom units
$5,848 per unit
3 bedroom units
$8,772 per unit
Commercial
Dependent on use
8,772
per RE equivalent
Total Impact Fees (less SBWRD fees for commercial)
Source: Economic & Planning Systems

160
9.5
9.5
123
1,100

$357,474
$53,046
$192,469
$157,001
$1,276,440

301,500
1,100

$168,840
$3,788,279

1,020
80

$5,964,960
$701,760

To Be Estimated by SBWRD Engineer
$12,302,795
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Economic Impact Analysis
EPS prepared an Economic Impact Analysis of the proposed Mixed-Use Project. The
purpose is to estimate the quantifiable one-time construction and ongoing operational
impacts of the proposed project on the local economy with respect to jobs, income, and
total economic output. The economic stimulus generated by the project will have a
multiplying effect throughout the economy as local businesses, consumers, and
employees associated with the project make local expenditures. This Economic Impact
Analysis quantifies these impacts using an input-output (I/O) economic modeling system,
which measures the change in regional economic activity resulting from a specific
economic stimulus.
In this Economic Impact Analysis, the local economy is defined as Summit County, and
the economic impacts measured include the direct contributions of the project, as well as
indirect and induced impacts resulting from project construction and operations. Figure 2
illustrates the activities captured by this Economic Impact Analysis.
Figure 2.

Economic Impact Analysis

Total Economic Impacts

DIRECT IMPACTS

INDIRECT IMPACTS

Operating revenues and
employment

Business-to-business
transactions

Example: Annual sales
revenues from onsite
operations.

Example: industrial users
purchase goods, such as office
supplies and equipment,
generating sales for other local
businesses.

Source: EPS.

INDUCED IMPACTS
Spending of employee income
Example: A logistics center
employee spends their salary
on groceries and household
expenses, generating sales for
other local businesses.
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The inputs into the IMPLAN economic model are shown in Table 20. The primary inputs
to the model are the construction costs of the development program and the estimated
number of jobs (by industry) that will be located at the project once built.
Table 20

Kimball Junction Project IMPLAN Inputs

Description

Kimball Junction Mixed-Use Project
Office/Commercial (square feet)
Retail
Workforce Rental Housing (units)
Market Rate Rental Housing (units)
For-Sale Townhomes (units)
Hotel (square feet)

Square feet /
units

Construction Costs

Jobs

160,000
19,000
306
714
80
122,500

$32,480,000
$3,990,000
$44,370,000
$135,660,000
$21,200,000
$35,525,000

588
38
0
0
0
408

NAICS Code

See Mix on the Right
50% - 44-45, 50% 722

72111

Office/Flex Use NAICS Mix
NAICS
% of Jobs
334
15%
53
35%
54
25%
561
25%

Source: Economic & Planning Systems, Dakota Pacific Real Estate

The Mixed-Use Project has an estimated construction cost of $273 million, as shown in
Table 21. The construction of the project is estimated to generate a total one-time
economic output to the Summit County economy of $471 million. The construction of the
project will also generate the need for 1,990 total job years.
The Mixed-Use Project is estimated to result in space to accommodate 1,034 jobs within
multiple industry sectors within the office, retail, and hotel uses. The total annual ongoing operating impacts on the Summit County economy from the jobs located in the
project is estimated to be $358 million. The 1,034 direct jobs will result in an additional
364 indirect jobs and 155 induced jobs, as shown in Table 22.
A mixed-use development, even with a more residential orientation, still generates
positive economic impacts. The proposed Mixed-Use Project will generate a diversity of
jobs both on site and also indirect and induced jobs. Table 23 shows the indirect and
induced employment generated by the project in key industries including near 100 jobs in
professional, scientific, and technical services. Other industries with indirect and induced
employment being generated by the project include management of companies, real
estate, administrative services, and other financial services. These impacts will likely be
generated in shorter time period, as the Tech Center program has not been able to
attract the types of jobs promised with the development proposal.
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Table 21.

Mixed-Use Project One-Time Construction Impacts

Activity/Impact Categories

Key Input
Project Construction Costs

Impact Type
Indirect

Direct

Total One Time
Impacts

Induced [1]

$273,225,000

One-Time Construction Impacts
Summit County Output [2]
Industry Output (excl. Income)
Income [3]
Total Output
Summit County Employment
(Job years) [4]

$273,230,000
$117,660,000
$390,890,000

$59,100,000
$20,940,000
$80,040,000

1,623

367

$0

$332,330,000
$138,600,000
$470,930,000

-

1,990

Source: IMPLAN, 2018 Dataset, Summit County, Dakota Pacific Real Estate, EPS.

[1] Note that total construction impacts include direct and indirect impacts only; induced impacts were not estimated
because construction activities are temporary and thus are not anticipated to generate net new household
expenditures in the local economy.
[2] Analysis based on Summit County data. Output is the amount of business expenditures on goods and
services retained within the local economy.
[3] Includes employee compensation, proprietors income, and other income (industry profits, rents, and royalties).
[4] Employment includes both full-time and part-time workers. Job years refer to the number of jobs in each year
summed over the entire estimated period of construction of the Project. For example, a single worker employed for
two years would equate to two job years.

Table 22.

Mixed-Use Project Annual On-going Operations Impacts

Activity/Impact Categories

Key Input
Ongoing Project Employment

Direct

Impact Type
Indirect

Induced

Total
Annual Ongoing
Impacts

1,034

Annual Ongoing Operating Impacts
Summit County Output [1]
Industry Output (excl. Income)
Income [2]
Total Summit County Output
Summit County Employment (Annual Average) [3]

$194,140,000
$57,220,000
$251,360,000

$58,120,000
$19,820,000
$77,940,000

$21,620,000
$7,030,000
$28,650,000

$273,880,000
$84,070,000
$357,950,000

1,034

364

155

1,553

Source: IMPLAN, 2018 Dataset, Summit County, Dakota Pacific Real Estate, EPS.

[1] Analysis based on Summit County data. Output is the amount of business expenditures on goods and services retained within the local
economy.
[2] Includes employee compensation, proprietors income, and other income (profits, rents, and royalties).
[3] Reflects stabilized operational employment Project. Employment includes both full-time and part-time workers.
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Table 23

Summary of Key Industry Employment – Indirect and Induced Impacts

Item

Key Industry Category
Professional, Scientific, and Technical Services
Food Services and Drinking Places
Management of Companies and Enterprises
Real Estate
Administrative and Support Services
Construction
Securities, Commodity Contracts, and Other Financial Investments and Related Activities
Wholesale Trade
Repair and Maintenance
Ambulatory Health Care Services
Personal and Laundry Services
Other Industries
Total Key Industry Employment

Key Indirect and
Induced Employment
by Industry [1]

92
72
46
45
42
21
18
14
13
10
10
1,169
1,553

Source: IMPLAN; Economic & Planning Systems

[1] Reflects key industry indirect and induced employment supported by the direct economic activity generated by
the project.

