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To:
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Date of Meeting:
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Type of Item:

Summit County Council
Kirsten Whetstone, MS, AICP- County Planner
January 13, 2021
2008 Summit Research Park Development Agreement Amendments
Development Agreement Amendment- Public Hearing

I.
Recommendation
Staff recommends the Council conduct a public hearing on an application to amend the 2008
Summit Research Park Development Agreement. The applicant is requesting an amendment to
Exhibit C of the Development Agreement (Use Table) to allow a variety of residential uses, retail
and restaurants, a hotel, and office uses as allowed by the underlying Community Commercial
District. The applicant will present a concept site plan, traffic study summary, economic analysis
summary, walkability plan, design concepts, and sustainability elements that address mitigation
of the proposed amendments.
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
Approval
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.

Allowed Uses
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.
Subdivision
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 amended
Lot 4 and Lot 5B (e.g., Lots 401-404 of the Lot 4 Subdivision and Lot 5B of the Lot 5 Subdivision).
What has been Constructed to date
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.
Affordable Housing 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 link to Recorded Development Agreement and Exhibits). These
apartments are fully occupied.
Open Space and Trails provided
Acquired public open space and trails located to the south and west of the project area will
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.
Application to Amend the Development Agreement
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 uses, as well as a variety of office uses consistent with the
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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.
Revisions submitted
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 illustrated 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 (see table below).
2. Proposal includes a mix of “for rent” units (306 rent restricted and 714 unrestricted) in
form of studios, 1- bedroom, 2- bedroom, and 3-bedroom apartments, townhouses,
senior specific units, and live/work units as well as “for sale” condominiums (80 total).
All units to have restrictions on short-term/nightly rental.
3. 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.
4. 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.
5. All proposed Affordable units/AUE (256 units plus additional 50 attainable) 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. See below for proposed unit restriction table.
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Table- Proposed Allocation of restricted rate units (Dakota Pacific)

The concept plan was also revised to include only those properties owned or controlled by
Dakota Pacific. This removed from the current revised concept plan a proposed land swap 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 ongoing UDOT corridor planning and necessity for lengthy discussions regarding private-public
partnerships required for those elements. To formally propose these improvements at this
time, Summit County would have to be a party to the application.
The applicant noted that they intend to dedicate the easement area necessary for a future
gondola, landing area for a future pedestrian 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, and they are committed to working with Summit County to make
these improvements happen.
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
revised concept plan and Exhibit D for the current connectivity plan. The traffic study
summary (Exhibit E) and Economic Analysis (Exhibit F) are attached, along with Staff
memorandums addressing these studies.
Planning Commission Recommendation
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:
•
•
•
•
•
•

A completely new Development Agreement should be prepared.
The mix/ratio of uses needed careful evaluation and there should be flexibility.
Maximum 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
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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 are consistent with the underlying Zoning District. link to CC District and Land Use Chart
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Note: includes the existing 45,000 sf Skullcandy Bldg. and 30,000 sf Visitor Center. SF of Tech Center are approximated from
volumetric outlined in Design Guidelines- Exhibit D of DA.

Current Proposal Summary
• Includes only Dakota Pacific controlled properties.
• 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.
• 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.
• 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.
• 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.
• Includes 1,100 total residential units in a variety of types and sizes including for-rent
studios to three- bedroom apartments, senior specific units, two and three-bedroom
townhouses, live/work townhouse units and 80 for-sale market rate condominiums (306
rate restricted units and 714 unrestricted units).
• 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.
• 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.
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•
•
•
•
•
•

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.
Concept Plan:
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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, 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
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 with 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.
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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
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
9

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
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 go dark (empty and void of activity)
after 5 pm.
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 and community dog park.
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 near 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.
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 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.
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
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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
Planning Commission conducted Public hearings on June 23rd, July 28th, August 11th, and August
25th, 2020. 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.
Legal notice of this public hearing was published in the Park Record, posted on the County’s
website (www.summitcounty.org) and posted on the Utah Public Notice websites. Postcards
were sent to property owners within 1,000 feet of the project site. See Exhibit H for public
input received by January 6, 2021 (additional comments received will be forwarded).
IX.

Next Steps

Staff proposes the following next steps:
•

Schedule review of draft Development Agreement
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•
•

Review of Amended Design Guidelines by CDD Staff
Final Council deliberation and action

X.
Recommendation
Staff recommends the Council conduct a public hearing on an application to amend the 2008
Summit Research Park Development Agreement. The applicant is requesting an amendment to
Exhibit C of the Development Agreement (Use Table) to allow a variety of residential uses, retail
and restaurants, a hotel, and office uses as allowed by the underlying Community Commercial
District.
XI.
Draft Findings of Fact, Conclusions of Law and Conditions
Staff provides the following draft findings of fact, conclusions of law, and possible conditions of
approval for Council discussion:
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.
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.
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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
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.
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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. Proposed concept plan includes 1,100 total residential units in a variety of types and
sizes including for-rent studios to three- bedroom apartments, senior specific units, two
and three-bedroom townhouses, live/work townhouse units and 80 for-sale market rate
condominiums (306 rate restricted units and 714 unrestricted units).
28. 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.
29. 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.
30. 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
g. RV, Boat, and Vehicle storage
h. Gas and fuel storage and sales
i. Gas station
j. Horse boarding and horse stables
k. Hospital
31. 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 as further described in the application.
32. 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.
33. 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.
34. 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
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required by the Development Agreement to satisfy an affordable housing requirement
for the entire Summit Research Park approval.
35. 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.
36. The Skullcandy Offices and Park City Visitor Center buildings were constructed under the
2008 Agreement.
37. 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.
38. On September 24, 2019, staff and the applicant presented an initial review of the
proposed application.
39. 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.
40. On October 22 and November 12, 2019, the applicant presented further details on
proposed land uses and general massing of proposed buildings.
41. On December 10, 2019, the applicant presented transportation and connectivity
components.
42. 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).
43. 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.
44. On July 28, 2020, the Commission conducted a continued public hearing and requested
additional information regarding housing, transportation, site connectivity, and other
items.
45. On August 11th and 25th, 2020, the Commission conducted a continued hearing and
discussed transportation and economic analysis.
46. The public hearing was closed at the August 25th meeting.
47. 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.
48. 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.
49. 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.
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50. 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.
51. 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.
52. The applicant stipulates that nightly rental uses would not be allowed in residential
units.
53. Parking is proposed primarily as structured parking in garages or beneath buildings in
contrast to primarily surface parking allowed by the research park plan.
54. 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.
55. 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.
56. 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.
57. 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.
58. 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.
59. 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.
60. 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
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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
like the AM peak traffic.
61. 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.
62. Phasing and specific traffic mitigations are recommended to be included in the amended
Development Agreement along with the updated Traffic Analysis.
63. 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.
64. 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.
65. 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.
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66. 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.
67. 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,
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 near 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
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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.
68. 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.
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.
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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.
69. 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.
70. 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.
71. The Planning Commission conducted public hearings on June 23rd, July 28th, August 11th,
and August 25th.
72. 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.
73. 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.
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. An Amended Development Agreement shall be prepared to document proposed
changes to the land uses, the illustrative concept plan, and design guidelines specific to
a mixed-use neighborhood as described by the submittal.
2. 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.
3. 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
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4.

5.

6.

7.

8.

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.
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.
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 and shall include uses described in the Community Commercial
District, except as further restricted by the Agreement. Vehicle charging station, bike
share station, and other amenities consistent with County goals for Energy,
Transportation, Mobility and Trails, Green House Gas emission reduction, etc. shall be
expressly permitted. All references to allowed land uses will need to be amended in the
Agreement to be consistent with the Amended Land Use Table.
The following uses shall be restricted: 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.
Design Guidelines specific to the proposed concept plan and land uses shall be included
as an Exhibit to the final Amended Development Agreement. Design Guidelines help to
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 massing, volumetrics, height, 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.
Mobility amenities such as transportation, transit, trails, bike share station, connectivity
to surrounding property, etc. shall be described in the amended Development
Agreement.

Attachments
Exhibit A – 2008 Summit Research Park Development Agreement and Exhibits A-C (link to
Recorded Development Agreement and Exhibits)
Exhibit B – Initial Concept Site Plan
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Exhibit C – Revised Current Concept Site Plan
Exhibit D – Revised Current Connectivity Plan
Exhibit E – Traffic Study (summary only, not Appendices)
Exhibit F – Economic Analysis
Exhibit G – Public input received during the Planning Commission review
Exhibit H – Public input received for County Council public hearing
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