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Snyderville Basin Planning Commission
Ray Milliner, County Planner
April 23, 2019
Work Session
Development Code Amendment

Recommendation: Staff recommends that the Snyderville Basin Planning Commission
(SBPC) conduct a work session on the proposed Development Code Amendment to
create a Neighborhood Mixed Use Zone and provide staff and the applicant with
direction on the items addressed under the analysis section of this report.
Project Description:
Project Name:
Applicant(s):

Neighborhood Mixed Use Zone (NMU-1)
Henry Sigg

Background:
The applicant is requesting an amendment to the Snyderville Basin Development Code
to create a Neighborhood Mixed Use zoning district (NMU-1). The NMU-1 zone is a
concept that was initially created and presented to the Planning Commission by Staff in
July of 2017. However, because the process was not moving forward (due to other staff
priorities and responsibilities) the applicant took the NMU-1 draft modified it and
submitted an application to amend the Development Code.
The Commission reviewed the proposal as a standalone document at a work session on
March 13, 2019. At the meeting, Commission members requested that staff provide a
redline document to show how the applicant’s version differs from the original staff
version and provide images showing which areas in the Basin are designated as Mixed
Use in the Future Land Use Map of the Snyderville Basin General Plan (the redline
version and maps are attached as Exhibits A and B).
Proposal:
The applicant has modified the NMU-1 language previously reviewed by the Planning
Commission and made application as a private property owner. His intention is to
rezone his property at 6341 Silver Creek Drive to NMU-1 and build the Market at Sliver
Creek development currently under review by the Planning Commission.

Analysis:
The applicant has made a number of changes to the document from the original created
by staff. Principal among the changes are (this list is not all inclusive of changes made by
the applicant, please see exhibit A for all changes):
1. Limits the size of a rezone to 30 acres. This would mean rezones of large mixed
use areas such as Kimball Junction would be rezoned one piece at a time or not
at all.
2. Eliminates need for all adjacent properties to be included in the application.
Generally this requirement is included to reduce the temptation to exclude
certain areas from the application, and gives decision makers the opportunity to
review properties as a whole rather than on a piece by piece basis.
3. Reduces the allowed Floor Area Ratio from .6 to .5. So for a 2 acre piece of
property the allowed FAR would be reduced from 52,272 square feet to 43,560
square feet (not including open space).
4. Grants the County Council authority to permit additional Density of 5% for every
additional 15% of affordable housing mitigation beyond the requirement in the
ordinance. Staff had proposed this language but had not inserted numbers.
Applicant has proposed 5% for 15%.
5. Grants an additional 10% density for reduced parking. Staff proposed without
numbers, applicant inserted 10%.
6. Increases maximum height from 45 feet to 60 feet.
7. Changes commercial parking regulations from a maximum of 3.5 spaces to a
minimum of 3 and a maximum of 5.5 spaces. Obviously this would allow for
more parking.
8. Changes requirement that all off street parking be located behind the building to
requirement that it be behind the building “where possible” and allows for some
parking in front for uses larger than 10,000 square feet.
9. Eliminates location requirements for structured parking.
10. Creates language that encourages structured parking but states it cannot replace
surface parking requirements. Allows applicants to increase amount of parking
provided through the MPD process. Allows applicants to increase the parking
count through the MPD process
11. States that structured parking shall not serve as a replacement mechanism for
surface parking but as an enhancement and incentive initiative to create a better
project design and civic/consumer experience.
12. Eliminates sustainability requirement (puts small section stating that it should be
leed and ULI compliant in design principals section).
13. Includes requirement that site be designed to match topography of the site.
Staff is requesting that the Planning Commission review the document, and discuss the
changes and provide feedback.

In addition to reviewing the items in the document, staff is requesting that the Planning
Commission discuss the following:
1. Would it be appropriate to create incentives to encourage structured parking?
Possible incentives could include:
a. Additional height if all parking is within a structure.
b. Additional density if all parking is within a structure.
c. Height measured from the top of structure, rather than existing grade. So
if the structure were 10 feet above grade, measurement for the building
height would begin at 10 feet.
2. Should staff create design guidelines for the NMU-1 zone? Design Guidelines are
used as a tool for staff and developers to achieve best practices in design of
retail and other uses on the ground floor of mixed use developments. Guidelines
generally address key components of ground-floor design such as façade and
signs, access, streetscape, architecture, mechanical equipment and fire
protection.
Recommendation:
Staff recommends that the Snyderville Basin Planning Commission (SBPC) conduct a
work session on the proposed Development Code Amendment to create a
Neighborhood Mixed Use Zone and provide staff and the applicant with direction on the
items addressed under the analysis section of this report.
Attachments
Exhibit A Exhibit B Exhibit C -

Redline of Proposed Language vs Staff Language
Future Land Use Maps from General Plan Showing Mixed Use Areas
Example Design Guideline Page

Neighborhood-Mixed Use-1 (NMU-1) Zone
A. Purpose: The purpose of the Neighborhood Mixed-Use 1 (NMU-1) Zone is to
create new Development and redevelopment areas that are:
•
•
•
•
•
•

Compact,
Higher density,
Mixed use,
Pedestrian-focused
Transit-oriented, and
Performance-based.

The desired development pattern of the NMU-1 Zone shall be facilitated through
flexible site and community design principles that:
•
•
•
•
•

Provides a mix of land uses that are compatible, mutually supportive, and
efficiently served by a variety of transportation options,
Establishes convenient, safe, direct, and well connected transit and pedestrian
linkages,
Reduce the need for parking,
Clusters Development to create functional and aesthetically pleasing pubic
realm, including but not limited public spaces, plazas, and outdoor amenity
areas; and
Achieves sustainable infrastructure and building design consistent with LEED
and ULI practices.

B. Rezoning Eligibility: Properties must meet all of the following criteria to be
eligible for consideration for a rezone to NMU-1:

1. The property(s) must be designated for mixed use on the Snyderville
Basin General Plan, Future Land Use Map;
2. The property(s) must be currently zoned Rural Residential (R-R),
Community Commercial (CC), Service Commercial (SC), or Neighborhood
Commercial (NC) or Town Center (TC);
3. The total project land area does not exceed 30 acres;
4. The property(s) must be adjacent to (or a redevelopment of) existing
commercial, mixed use, or Institutional/civic Development: and
5. The property(s) must be located along the existing Park City/Summit
County transit system or result in the integration into the system.

C. Rezoning and Master Planned Development: A proposal for a rezone to the
NMU-1 Zone shall be processed concurrently with a Master Planned Development
application subject to Section _________ of this title.

D. Affected Properties: All rezoning applications to the NMU-1 Zone shall include
all contiguous holdings by the Owner, unless specifically waived by the Planning
Commission, as well as land in the “same ownership.” The rezoning application
shall be accompanied by an affidavit of ownership which shall include the dates the
respective holdings of land were acquired, together with the book and page of each
conveyance to the present owner as recorded in the Summit County Recorder’s
Office. The affidavit shall advise as to the legal owner of the Property. If the
Property is under contract for sale, the affidavit shall specify the contract Owner of
the Property and the date a contract of sale was executed. In the event corporations
are involved, a copy of the resolution legally empowering the Applicant to make
application shall be provided with the Application.
E. Density/Floor Area Ratio and Open Space: The maximum Density in the NMU1 shall be calculated pursuant to the following Floor Area Ratio.
Open Space: 15% gross land area
Floor Area Ratio (FAR):
0.6 0.5

Density shall not be calculated on land required for Open Space.
For Example:

8 acres total x 15% Open Space = 1.2 acres Open Space and 6.8 acres buildable area.
6.8 acres (296, 208 square feet) x 0.5 FAR = 148, 104 square feet maximum gross
project square footage
1. Incentive Density: Incentive Density may be permitted By the County Council
exchange for:

a. Additional Deed-Restricted Affordable Housing: The County Council may
permit additional Density of 5% for every additional 515% of affordable
housing mitigation beyond the requirement set forth in Section ___ of this
title.
b. Parking Reduction Strategies: The County Council may permit additional
Density of 10% for the voluntary reduction of parking spaces and the
provision of the on-going operation of parking reductions strategies
including, but not limited to, employee transportation services, van pooling,
care sharing, bike share subsidies, neighborhood public shuttle subsidies, or
combinations thereof .

F. Affordable Housing: All Development in the NMU-1 Zone shall be subject to the
Affordable Housing standards set forth in Section _________ of this title. The gross
square footage of any deed-restricted Affordable Housing in the NMU-1 Zone shall
not be counted towards the project Density.

G. Setbacks: Unless otherwise exempted by this title, all Setbacks in the NMU-1
Zone shall be established at the time of the Master Planned Development approval.

H. Height: Unless otherwise permitted through the Master Planned Development
(MPD) process, the maximum building height in the NMU-1 Zone shall be forty-five
(45) feet sixty (60) feet. All projects with multiple buildings shall be processed per
the MPD process.
I. Performance Standards: In addition to compliance with all Master Planned
Development criteria set forth in Section ________ of this title, the following
performance criteria shall apply to the NMU-1 Zone.

1. Open Space: Unless otherwise approved through the Master Planned
Development process, all Master Planned Developments in the NMU-1 Zone
shall provide fifteen percent (15%) of the project area for Open Space,
outdoor space, plaza. pathways, and/or trails.

2. Mixed Use: All Master Planned Developments in the NMU-1 Zone shall have
a minimum of three land uses (residential, commercial, office, recreation,
civic, etc.) integrated into the project area. A range of different uses along the
street, as well as diversity in building design and scale is encouraged
wherever practicable.
3. Limitation on Direct Retail Sales: Unless otherwise approved through the
Master Planned Development process, no single retail use may exceed 45,000
square feet.
4. Single-Story Commercial Building Standards: As part of the Master
Planned Development process, single-story commercial structures shall be
permitted it the NMU-1 Zone. Single story commercial structures shall be
such that they enhance the overall experience, circulation and sensibility of
the project. Single story structures shall be limited to grocery, drug, bank,
restaurant, civic and pedestrian type uses. Unless otherwise approved
through the Master Planned Development process, no single-story
commercial structures are permitted it the NMU-1 Zone.

5. Access to Public Transportation: All Master Planned Developments in the
NMU-1 Zone shall provide facilities to promote the use of alternative public
transportation options such as transit services, neighborhood circulators,
employee shuttles, care share, bicycle share, and bicycle and pedestrian
infrastructure. Unless otherwise permitted through the Master Planned
Development process, all Master Planned Developments in the NMU-1 Zone
shall provide a Transit Center, transportation stops and other improvements
to access to the public transit system necessary to meet the needs of the
Development. Unless otherwise permitted through the Master Planned

Development process, all Transit Centers shall include a building with a
waiting area, restrooms; bicycle lockers, and bike racks. All transportation
stops shall include shelters and bicycle racks to meet the needs of the
neighborhood. The gross square footage associated with Transit Center
buildings shall not be counted towards the project Density. The gross square
footage of any commercial uses within a Transit Center building shall count
towards the project Density.

6. Neighborhood Connectivity: All Master Planned Developments in the
NMU-1 Zone shall provide hierarchy a means of direct, continuous,
convenient, and safe pedestrian and bicycle linkages within the project area
as well as connections to adjacent/off site sidewalk, pathway, and trail
systems. Pedestrian and bicycle linkages shall be physically separated from
vehicular areas by height differences, grade changes or green space.

7. The Public Realm: All Master Planned Developments in the NMU-1 Zone
shall provide a project-specific Public Realm Plan for the integration of a
functional, safe, healthy, and quality environment for all areas to which the
public has access including but not limited to streets, plazas, parking areas,
sidewalks, pathways, and associated green spaces. The design of all utilities,
infrastructure, and signs/wayfinding shall be included with the plan.
8. Parking:

A. Residential Uses: Unless otherwise modified by the Master Planned
Development process, residential parking shall comply with Section _______ of
this title.
B. Non-Residential Uses: Unless modified through the Master Planned
Development process, non-residential uses in excess of 3000 square feet
shall comply with Section _______ of this title. Unless modified through the
Master Planned Development process, non-residential uses shall provide a
minimum of 3 parking spaces up to a maximum of 5.5 parking spaces per
1,000 square feet of non-residential area in the project

Exception: No off-street parking is required for non-residential uses equal to
or less than 3000 square feet, unless modified by the Master Planned
Development process
C. Parking Design: To minimize the potential adverse visual impacts of
exterior parking, the following requirements shall apply to all parking areas:

1. Off-street parking areas shall be located to the rear of the building,
including exterior parking lots and parking structures. Parking structures
shall be designed to have the appearance of horizontal storied buildings;
reflect the character of adjacent buildings; and have storefronts on the

2.
3.
4.

5.

street level. Off-street parking areas shall be located to the rear of the
building where possible and be designed to facilitate and optimize the
traffic and pedestrian flow of the development. Single purpose uses
exceeding 10,000 square feet shall be permitted to design parking to the
front façade providing exterior parking lots and parking structures are
hidden from view from the majority of primary streets and crossings
serving the project. Where possible, parking structures shall be designed
to have the appearance of horizontal storied buildings that reflect the
character of adjacent buildings. Where practicable storefronts are
encouraged to be located on the street level and designed to create street
scape.
Parking facilities are part of the public realm and therefore shall be
readily accessible by pedestrian/bicycle linkages and associated facilities.
Unless otherwise approved by the Master Planned Development process
exterior parking lots or parking garages shall not be adjacent to a
community plaza/square or adjacent to or opposite a street intersection.
Structured parking shall be encouraged in the NMU zone. Structured
parking shall not be created to replace surface parking requirements.
Structured parking design and space count shall take into account project
access, circulation, convenience and practicality and be required to
conform to the parking guidelines in the NMU Zone. Applicants may
increase the parking count through the MPD process by demonstrating
that such increase in parking provides enhanced access, circulation,
convenience, practicality and public safety. Enhanced parking requests
shall demonstrate the benefit to the project and the surrounding traffic
patterns and demonstrate that the overall traffic and circulation
mitigation is improved by the creation of additional parking.
Structured parking shall not serve as a replacement mechanism for
surface parking but as an enhancement and incentive initiative to create a
better project design and civic/consumer experience.

9. Architecture and Building Construction: The project architecture shall
foster a distinct neighborhood character and sense of place. Designs shall be
context base, climate responsive and sensitive to the unique landscape and
topography of the site. Designs shall be climate responsive and sensitive to
the unique landscape and topography of the site. While new structures are
not required to mimic historic structures or themed designs, buildings in the
NMU-1 Zone should reflect local and regional practices regarding materials,
roof forms, fenestration, textures and colors. Streetscapes should respond to
the human, pedestrian scale rather than the automobile. Architecture that
relies on standardized corporate designs, mechanical climate control and
automobile accessibility is strongly discouraged.

10. Sustainability: Projects should be socially, economically and environmentally
sustainable. Buildings should be designed, oriented and constructed to maximize the
potential for improved efforts in regard to:
a. energy efficiency
b. on-site energy generation
c. solar orientation, natural light and ventilation
d. thermal and light reduction
e. sustainable materials
f. water efficient landscaping

Site topography: The project shall be designed to incorporate existing site
topography into its design features and to practice sustainable excavation and site
work that minimizes import and export of materials. Final project grades and
elevations may be established as part of the development application and
determined through the MPD process.

