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DEVELOPMENT AGREEMENT
FOR THE HOMESTAKE AFFORDABLE MASTER PLANNED DEVELOPMENT

(AMPD),
LOCATED AT 1875 HOMESTAKE ROAD, PARK CITY,

SUMMIT COUNTY, UTAH

ThisDevelopmentAgreement (this"Agreement") isenteredintoasofthis6 ay of

7t//b/ ,2023 by JF EngineHouse Developer,LLC, a Utah limitedliabilitycompany
("Deve/oper"),as thedeveloperof certainrealpropertylocatedin Park City,Summit County,
Utah,on which Developerproposesthe developmentof a projectknown as the Homestake
AffordableMasterPlannedDevelopment,andby ParkCityMunicipalCorporation,a municipality
and politicalsubdivisionoftheStateofUtah ("Park City"),by and throughitsCityCouncil.

RE CITA L S

A. Developeristheprivatedevelopmentpartnerof ParkCity-ownedlandcomprised
ofa 1.86-acreLot intheGeneralCommercial Zoning Districtlocatedat1875 Homestake Road in
Park City,Summit County,Utah,thelegaldescriptionofwhich isattachedheretoasExhibitA,
and incorporatedhereinby thisreference(the"Property"),forwhich Developerhas obtained
AffordableMaster Planned Development approval,pursuantto ApplicationNumber PL-22-

05288,and ConditionalUse PermitapprovalpursuanttoApplicationNumber PL-22-05300,for
thedevelopmentknown asHomestake AffordableMasterPlannedDevelopment (the"Project"),
asmore fullydescribedinand subjecttotheFindingsofFact,ConclusionsofLaw, and Conditions
ofApproval adoptedby thePlanningCommission on October26,2022,and as setforthinthe

ApprovalLetterfrom Park CitydatedDecember 23,2022,a copy ofwhich isattachedheretoas
ExhibitB and incorporatedhereinby thisreference(collectivelyreferredtohereinasthe"AMPD
and CUP Approval Letter").

B. Whereas the Developer subsequentlyprovided an additionalreporttitled

"ElectromagneticFieldsReportand AdditionalInformationinrelationtoHomestake Affordable

Housing Site"asExhibitC totheMarch 9,2023,CityCouncilStaffReport.

C. The AMPD and CUP ApprovalLetterrequiresthatParkCityand Developershall
executea LeaseAgreement pertainingtotheProperty(the"Ground Lease")between ParkCity,
astheLandlord,and Developer,astheTenant.

D. ParkCityrequiresdevelopmentagreementsundertherequirementsoftheParkCity
Land Management Code ("LMC") forallMasterPlannedDevelopments.
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E. Developer iswillingto design and develop the Projectin a manner thatisin

harmony with and intendedto promote the long-rangepolicies,goalsand objectivesof thePark

CityGeneralPlan,and toaddressotherissuesasmore fullysetforthbelow.

F. Park City,actingpursuantto itsauthorityunder Utah Code Ann. Section10-9a-

101,etseq.,and infurtheranceof itslanduse policies,goals,objectives,ordinances,resolutions,

and regulations,has made certaindeterminationswithrespecttotheproposed Project,and,inthe

exerciseof itslegislativediscretion,has electedtoapprovethisAgreement.

Now, therefore,inconsiderationof themutual covenants,conditions,and considerations

asmore fullysetforthbelow,Developerand Park Cityherebyagreeasfollows:

1. Property

The Homestake AffordableMaster Planned Development Property(AMPD) isa 1.86-acre

Lot inthe General Commercial Zoning Districtat 1875 Homestake Road inthe Bonanza Park

neighborhood,which the GeneralPlan identifiesas a mixed-use neighborhood where localslive

and work.

2. ProjectConditions

2.1 The AMPD and CUP Approval LetterdatedDecember 23, 2022, as approved by
thePlanningCommission on October26,2022,isattachedheretoasExhibitB, and isincorporated
hereinastheProject,subjecttoany changes detailedherein.Developer hereby agreestofulfillin

good faithallconditionsof approvalsetforthintheAMPD and CUP Approval Letter.

2.2 In connectionwith Developer'sapplicationto Park City forAffordableMaster

Planned Development approvaland ConditionalUse Permitapprovalforthe Project,Developer
submittedto the Planning Commission certainreports,plans and drawings. Attached to this

Agreement and incorporatedhereinby thisreferencearecopiesofthefollowingreports,plansand

drawingsthatwere submittedby Developer toPark City:

ExhibitC -
ParkingManagement Plan

ExhibitD - Hales EngineeringTrafficImpact Study

ExhibitE - Snow StoragePlan

ExhibitF - LimitedSoilSampling InvestigationSummary Report

ExhibitG - Mine Hazards Report

ExhibitH - Above-Ground HistoricStructuresReview

ExhibitI- ExistingConditionsSurvey

ExhibitJ - Updated ArchitecturalExhibits,datedOctober 14,2022

ExhibitK -
BuildingHeight
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2.3 As requiredby Findingof Fact39 on page 12 of theAMPD and CUP Approval

Letter,Developer obtainedan updated EMF Survey on December 13,2022, attachedheretoas

Attachment 1toExhibitB, AMPD and CUP Approval Letter.

2.4 Unless waived by the City Council or reimbursedto Developer by Park City in

accordancewith applicablecriteria,Developer and itssuccessorsagreeto pay the then current

impactfeesimposed and as uniformlyestablishedby thePark CityMunicipalCode atthetime of

permitapplication,whether or not statestatutesregardingsuch feesare amended inthe future.

Any such futureamendments to statestatutesregardingsuch feesshallnot affectany impactfee

waiver or impactfeereimbursementobligationsofPark Cityapproved by theCityCouncil.

2.5 Developer and any successorsagreethatthefollowingarerequiredto be entered

intoand approved by Park Citypriortotheissuanceof any buildingpermitsfortheProject:(a)a

constructionmitigationplan,(b)utilityplans,(c)a storm waterrun-offand drainageplan,and (d)
a water efficientlandscapeand irrigationplan showing storm water facilitiesand snow storage
areas.The performanceby Developerof itsobligationastheTenant undertheGround Lease shall

constitutetheperformanceby Developerofan affordablehousingplanapproved by Park Citywith

respecttotheProject.

2.6 Developershallbe responsibleforcompliancewithallrequirementsand conditions

oftheSnydervilleBasin Water Reclamation Districtpriortothe issuanceof any buildingpermits
fortheProject.

2.7 The Ground Lease shalldescribethedisclosuresthathave been made by Park City
toDeveloper regardingtheenvironmentalconditionofthePropertyand regardingPark City'sand

Developer'sobligationspertainingto environmentalremediation,covenantsand environmental

indemnitywithrespecttotheProperty. Developerwith respectto itsobligations,and Park City,
with respecttoitsobligations,shallcomply withallsuch covenantsand obligationspertainingto

environmentalissuesas shallbe setforthintheGround Lease.

3. Developer and Park City Obligations.

DevelopershallfulfilltheConditionsofApproval inExhibitB. Unlessotherwisespecified
intheGround Lease,ifthe Citydoes not proceed and completethe improvements contemplated
inParagraph 17 ofExhibitB, thenDeveloper and theCityshallfilean amendment totheAMPD

toaddressCirculation,Trailsand TrafficMitigation.

4. Vested Rights and Reserved LegislativePowers

4.1 Vested Rights.Subjecttotheprovisionsof thisAgreement, Developer shallhave

the rightto develop and constructtheProjectin accordancewith the uses,densities,intensities,

and generalconfigurationofdevelopment approved by thisAgreement, subjecttocompliance by

Developerwiththeotherapplicableordinancesand regulationsofPark City.

4.2 Reserved LegislativePowers. Developeracknowledges thatPark Cityisrestricted

in itsauthorityto limititspolicepower by contractand thatthe limitations,reservationsand

exceptionssetforthhereinareintendedtoreservetoPark Cityallof itspolicepower thatcannot

be so limited.Notwithstandingtheretainedpower ofPark Citytoenactsuch legislationunderthe
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policepowers,such legislationshallonly be appliedto modify the existinglanduse and zoning

regulationswhich are applicableto the Projectunder the terms of thisAgreement based upon

policies,factsand circumstancesmeetingthecompelling,countervailingpublicinterestexception
tothevestedrightsdoctrineintheStateofUtah. Any suchproposed legislativechanges affecting
the Projectand theterms and conditionsof thisAgreement applicableto the Projectshallbe of

generalapplicationto alldevelopment activityin Park City;and, unlessPark City declaresan

emergency, Developer shallbe entitledtotherequirednoticeand an opportunitytobe heardwith

respectto any such proposed change and itsapplicabilityto the Projectunder the compelling,

countervailingpublicinterestexceptiontothevestedrightsdoctrine.

5. Successorsand Assigns

5.1 Binding Effect.ThisAgreement shallbe bindingon thesuccessorsand assignsof

Developer intheownership ordevelopment of any portionoftheProject.

5.2 Assignment. NeitherthisAgreement nor any oftheprovisions,termsorconditions

hereofcan be assignedtoany otherparty,individualorentitywithoutassigningtherightsas well

as the responsibilitiesunder thisAgreement and withoutthe priorwrittenconsentof Park City,
which consentshallnotbe unreasonablywithheld.Any such requestforassignmentmay be made

by letteraddressedtoPark City,and thepriorwrittenconsentof Park Citymay alsobe evidenced

by letterfrom Park CitytoDeveloper or itssuccessorsor assigns.Thisrestrictionon assignment
isnot intendedtoprohibitor impede thesaleor subleaseofparcelsof fullyorpartiallyimproved
or unimproved land within the Projectby Developer priorto constructionof buildingsor

improvements on theparcels,with Developer retainingallrightsand responsibilitiesunder this

Agreement.

6. Phasing and Form of Ownership

6.1 ProjectPhasing.The Projectshallbe constructedina singlephase. Consequently,
thereisno need fora Projectphasingplan.

6.2 Form of Ownership AnticipatedfortheProject.The Projectwillconsistof up to

123-units,and 80% oftheunitsareproposedtobe deed restrictedforaffordablehousing,and 20%

oftheunitsareproposedtobe market rate,inaccordancewiththetermsoftheGround Lease.

7. Water

Developeracknowledges thatwaterdevelopment feeswillbe collectedby Park Cityinthe

same manner and in the same comparative amounts as with other developments within the

municipalboundariesand thatimpact feesso collectedwillnot be refundedto Developer or to

individualbuildingpermitapplicantsdevelopingwithinthe Project.Any impact feewaiver or

adjustmentshallbe separatelyconsideredby the appropriateofficial(s)in accordancewith the

applicablecriteria.

8. Affordable Housing

As requiredby the Conditions of Approval numbers 26-27 of the AMPD and CUP

Approval Letter,an AffordableHousing Plan forthe Project,as setforthinthe Ground Lease,
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shallbe approved by thePark CityHousing AuthoritypriortotheexecutionoftheGround Lease

and priortotheissuanceofany buildingpermitsforunitswithintheProject,and deed restrictions

pertainingto the AffordableHousing Plan shallbe recorded. As requiredby Park City Land

Management Code Section 15-6.1-13,as a conditionprecedentto receivinga certificateof

occupancy forany market rateunitwithintheProject,Park Cityshallbe providedwith proofof

compliancewiththeapproved AffordableHousing Planand theAMPD and CUP Approval Letter.

Additionally,Developer shallbe obligatedtosubmittoPark Cityan annualcompliancereport,as

amended from timetotimeby Park Cityor itsdesignee,verifyingcompliance by Developer with

itsobligationsunder theGround Lease.

9. PhysicalMine Hazards

9.1 Developer causedtobe prepareda certainmine hazardsreport(the"Mine Hazards

Report"),copiesofwhich areattachedheretoas ExhibitG. The Mine Hazards Reportrevealsthat

thereareno featureswhich meet thedefinitionof a mine hazardperthe Municipal Code of Park

CitySection11-20-2.Park Cityand Developer shallcomply with theirrespectiveobligationsas

shallbe setforthintheGround Lease.

9.2 AMPD and CUP Approval LetterConditionofApproval 23 requiresDeveloper to

comply with federaland stateregulations,as well as with Municipal Code of Park CityChapter
11-15 Park City Landscaping And Maintenance Of SoilCover and to work with Park City's
Environmental Regulatory Program Manager to ensure compliance priorto buildingpermit
issuance.

10. HistoricStructures

During Park City'smining era,1875 Homestake Road was an old railroadyard and

stockyard. On July 5, 2022, Commonwealth HeritageGroup completed the Above-Ground

HistoricStructuresReview for the Propertyat 1875 Homestake Road in Park City,Summit

County, Utah report,attachedheretoas ExhibitH. The reportprovidesresearchand assessment

withintheProjectarearegardingbuildings,structures,objects,or sitesdesignatedor eligiblefor

designationon theNationalRegisterof HistoricPlaces,includingreview of literatureattheUtah

StateHistoricPreservationOffice.The reportconcludesthathistoricand aerialimagery indicates

above-ground resourceswere constructedafter1975 and that"[n]oeffectson historicabove-

ground propertiesareanticipatedasa resultoftheproposed Projectactivities."

1L General Terms and Conditions

11.1 Term ofAgreement. Construction,as definedby theInternationalBuildingCode,

isrequiredto commence withintwo (2)yearsof thedateof executionof thisAgreement. After

constructioncommences, the Homestake Affordable Master Planned Development and this

Agreement shallcontinueinforceand effectuntilallobligationsheretohave been satisfied.The

AffordableMaster Planned Development approvaland ConditionalUse Permit approvalforthe

Project,as set forthin the AMPD and CUP Approval Letter,shallremain validso long as

constructionisproceedinginaccordancewiththetermsofthisAgreement and theGround Lease.

I1.2 Agreement to Run With the Land. This Agreement shallbe recordedagainstthe

Property,asdescribedinExhibitA attachedhereto,and shallbe deemed torun withthelandand
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shallbe bindingon allsuccessorsand assignsof Developer intheownership or development of

any portionoftheProperty.

11.3 No JointVenture,Partnershipor Third PartyRights. This Agreement does not

createany jointventure,partnership,undertakingor businessarrangementbetween the parties

hereto,nor any rightsorbenefitstothirdparties.

11.4 Integration.This Agreement containsthe entireagreement with respectto the

subjectmatter hereof and integratesallpriorconversations,discussionsor understandingsof

whateverkind ornatureand may only be modifiedby a subsequentwritingdulyexecutedby the

partieshereto.

11.5 Severability.Ifany partor provisionof thisAgreement shallbe determinedtobe

unconstitutional,invalidor unenforceableby a court of competent jurisdiction,then such a

decisionshallnot affectany other partor provisionof thisAgreement, except thatspecific

provisiondeterminedtobe unconstitutional,invalidor unenforceable.Ifany condition,covenant

or otherprovisionof thisAgreement shallbe deemed invaliddue itsscope or breadth,such

provisionshallbe deemed validtotheextentofthescope or breadthpermittedby law.

11.6 Attomeys' Fees. IfthisAgreement or any oftheExhibitsheretoarebreached,the

partyatfaultagreesto pay theattorneys'feesand allcostsof enforcementofthe non-breaching

Party.

11.7 Minor AdministrativeModification.Minor administrativemodificationmay occur

tothe AMPD and CUP Approval Letterand/orto theAffordableMaster Planned Development

approvalortotheConditionalUse PermitapprovalwithoutrevisionofthisAgreement. A minor

modificationto an approved AffordableMaster Planned Development is a modificationthat

satisfiesthedefinitionof a "minor modification"as setforthinSection15-6.1-5E.1oftheLMC.

12. Notices

All noticesrequiredto be given hereundershallbe in writingand shallbe addressedas

follows,or aseitherpartymay subsequentlydesignateby writtennoticetotheother.Allnotices

shallbe deliveredby electronicmail(e-mail),by certifiedorregisteredU.S.Mail,postageprepaid,
returnreceiptrequested,by a recognizedovernightdeliveryservicewhich maintainsdelivery

records,or by hand-deliveryand shallbe deemed effective:(i)ifsentby email,when sent,

providedthesenderdoesnotreceivea message ofnon-delivery,and providedthattheemailissent

with an automaticresponseof receiptor the receiveracknowledges receiptof the email or the

sendersends,concurrentlywiththeemaila conforming copy thereofdepositedfordeliveryby the

U.S.PostalService;(ii)five(5)calendardays afterdepositwiththeU.S.Postal,Service,(iii)one

(1)calendarday afterdepositwitha recognizedovernightdeliveryservice;or(iv)upon receiptby

hand-delivery:

6
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Developer:

JF EngineHouse Developer,LLC

1216 West Legacy CrossingBlvd.,Suite150

Centerville,UT 84014

Attention:Ryan Davis

Email: ryan.davis@jfisherco.com

To Park City:

Park CityMunicipalCorporation
445 Marsac Avenue

P.O. Box 1480

Park City,UT 84060

Attn:CityAttorney

Email: PC MC. A ttorn par
b c idy, o

r3

The restofthispage isleftintentionallyblank.

7
4868-1213-3707.v8



13. ListofExhibits

ExhibitA -
Legal Description

ExhibitB - AMPD and CUP FinalAction Letter

ExhibitC -
ParkingManagement Plan

ExhibitD - HalesEngineeringTrafficImpact Study

ExhibitE - Snow StoragePlan

ExhibitF - LimitedSoilSampling InvestigationSummary Report

ExhibitG - Mine Hazards Report

ExhibitH - Above-Ground HistoricStructuresReview

ExhibitI- ExistingConditionsSurvey

ExhibitJ - Updated ArchitecturalExhibits,datedOctober 14,2022

ExhibitK -
BuildingHeight

The restofthispage isleftintentionallyblank.
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IN WITNESS WHEREOF, thisAgreement hasbeen executedby Developerby persons

dulyauthorizedtoexecutethesame and by theCityof Park City,actingby and throughitsCity

Councilasofthe day of Æd ,2023.

PARK CITY MUNICIPAL CORPORATION

By:. 9_.E

Mayor
ATTEST:

½W T Co

By: tcÂv CORPORATE

CityRecorder

MARCH1,
APPROVED AS TO FORM: 884

DEVELOPER:

JF ENGINEHOUSE DEVELOPER, LLC,
a Utah limitedliabilitycompany

By: JF DEVELOPMENT GROUP, LLC,
a Utah limitedliabilitycompany

Its:Manager

By: J.FISHER COMPANIES, LLC,
a Utah limitedliabilitycompany

Its:Manager

By:
Name: Owen Fisher

Title:Manager

9
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STATEOFUTAH )
ss.

COUNTYOF DA\)\$ )

On this1 day of d4Li ,2023, personallyappearedbeforeme Owen

Fisher,whose identityispersonallyknown tome/provedtome on thebasisofsatisfactoryevidence

and who by me duly swom/affirmed,did say thathe executedtheforegoingAgreement inhis

capacityastheManager ofJ FisherCompanies, LLC, a Utah limitedliabilitycompany, which is

the Manager of JF Development Group, LLC, a Utah limitedliabilitycompany, which isthe

Manager ofJF EngineHouse Developer,LLC, a Utah limitedliabilitycom any.

9

TONY HILL
NotaryPublic,StateofUtah NotaryP7blic

(

Residingat: Auw)M.E mM
0597/2024
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EXHIBIT A

LEGAL DESCRIPTION OF THE PROPERTY

Lot B, THE YARD SUBDIVISION - FIRST AMENDED, accordingtotheofficialplatrecorded

April28,2017,asEntryNo. 1068309 intheSummit County Recorder'sOffice.

A-1
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EXHIBIT B

AMPD AND CUP APPROVAL LETTER

B-1
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DocuSignEnvelopelD:72CE29D2-ABC64D86-A07A-5030CA2265AD

Planning Department

December 23, 2022

Park CityMunicipal Corporation
J Fisher Companies
1875 Homestake Drive

CC: Peter Tomai and Rory Murphy

NOTICE OF PLANNING COMMISSION ACTION

Description
Address: 1875 Homestake Road

Zoning District: General Commercial

Application: Affordable Master Planned Development (AMPD)
Multi-UnitDwelling ConditionalUse Permit (CUP)

ProjectNumber: PL-22-05288 and PL-22-05300

Action: APPROVED WITH CONDITIONS (See Below)

Date of FinalAction: October 26, 2022

ProjectSummary: The Applicant proposes a 123-unitAffordable Master Planned

Development (AMPD) and Multi-UnitDwelling ConditionalUse

Permit (CUP) at 1875 Homestake Road on a 1.86-acre Lot in

the General Commercial Zoning Districtand Bonanza Park

Neighborhood on a 1.86-acre lot.80% ofthe unitsare

proposed to be deed restrictedforaffordablehousing and

20% ofthe unitsare proposed to be market rate.

Action Taken

On October 26, 2022, the Planning Commission conducted a publichearing and

approved the Homestake AMPD and CUP according to the followingfindingsoffact,

conclusions of law,and conditionsofapproval:

Findings of Fact

1. 1875 Homestake Road isthe triangular-shapedLot B of The Yard Subdivision -

FirstAmended, a 1.86-acre Lot inthe General Commercial Zoning District.
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Planning Department

2. 1875 Homestake Road isinthe Bonanza Park neighborhood, which the General

Plan identifiesas a mixed-use neighborhood where localsliveand work.

According to the General Plan, "[t]heoverridinggoal forthisneighborhood isto

create new housing opportunitieswhile maintaining the existingaffordable

housing units."The General Plan also encourages Multi-UnitDwellings to direct

higher densityto thisarea to provide life-cyclehousing opportunities,including

starterand step-down housing.

3. The Applicant proposes a 123-unitMulti-UnitDwelling with 80% deed-restricted

affordableunitsand 20% market-rate unitsas follows:

UnitType Affordable Market Rate Total

One Bedroom 23 5 28

Two Bedroom 71 17 88

Three Bedroom 5 2 7

TOTAL 99 24 | 123

Affordable Master Planned Development

4. On February 25, 2021, the CityCouncil adopted Ordinance No. 2021-10,

enacting a new Land Management Code (LMC) Chapter to establishAffordable

Master Planned Developments (AMPDs) to incentivizethe development of

affordablehousing through increased height,and reduced setbacks, height,and

parking.

5. The purpose ofAMPDs isto:

a. Incentivizepublic,private,and public-privatedevelopment ofAffordable

Unitsforthe workforce of Park City;
b. Create developments thatincludemarket-rate and Affordable Units and

increase housing opportunitiesthatare affordableto a wide range of

incomes;

c. Increase BuildingHeight and Density and decrease parking requirements

forAffordable Units ifimpacts to the community are mitigated;

d. Ensure neighborhood Compatibility;and

e. Encourage mixed-use, walkable, and sustainable development and

redevelopment thatprovides innovativeand energy-efficientdesign,

includinginnovativealternativesto reduce impacts of the automobile on

the community.
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Planning Department

6. Affordability
- AMPDs must contain at leastten ResidentialUnit Equivalents

(RUEs) (20,000 square feet).AMPDs must contain at least50% ofthe RUEs as

deed-restrictedaffordableunits.The Applicant proposes 80% affordableunits

and 20% market-rate unitswith 82,270 square feet(41.1 RUEs) foraffordable

unitsand 20,210 square feet(10.1 RUEs) formarket rate.

7. InteriorAmenities - Affordable unitsmay differfrom market-rate unitswith

regard to interioramenities and Gross FloorArea provided that:

a. These differences,excluding differencesrelatedto size,are not apparent

inthe general exteriorappearances ofthe market-rate unitswithinthe

AMPD.

b. These differencesdo not includeinsulation,windows, heating systems,

and other features relatedto the energy efficiencyofthe AMPD.

8. Setbacks - The LMC defines Setback as "[a]lineparallelto a Property Line (ora

Right-of-Way, plattedStreet,existingcurb or edge of a Street,whichever line

may extend furthestintothe lot)ata distance established by the Zoning District.

Between thislineand the corresponding Property Line,no Structureor portion

thereofshallbe permitted,erected, constructed,or placed unless specifically

allowed by the Zoning District".For propertiestwo acres or less,the minimum

Setback around the exteriorofan AMPD isthe zone-required Setback. The

Setback requirements forthe General Commercial Zoning Districtare outlinedin

LMC § 15-2.18-3 as follows:

Front Setback: 20 feetminimum forallBuildingsand Uses, Setback may

be reduced to 10 feet,provided allon-Site parking isat the rearofthe

propertyor underground
Rear Setback: 10 feetminimum

Side Setback: 10 feetminimum

9. Because of the Lot'sunusual configuration,the Planning Directorissued a

determination forthe Lot'sSetbacks on March 16, 2022, pursuant to LMC § 15-4-

17 Setback Requirements forUnusual Lot Configurations.The determination

letterstates:

a. The sixunique properfy linesthatmake up Lot B of The Yard Subdivision

- FirstAmended frontsboth Homestake Road on the west and the platted

Munchkin Road Right-of-Way dedicationon the norfh creatingan unusual

triangular-shapedLot configuration..."[d]evelopment on Corner Lots shall

have two (2)frontSetbacks, unless otherwise an exception by thisCode.

The Rear Yard willbe the side ofthe Property opposite the driveway
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Access from the Street.Ifitisnot clearwhich boundary should border the

Rear Yard, the Planning Directormay specifywhich isthe Rear Yard."

10.The Applicant isnot requesting a reductionto the required Setbacks.

11.Building Height
- AMPD BuildingHeight must comply with the underlying

Zoning Districtforthe perimeter BuildingFaçade planes. The BuildingHeight for

the General Commercial Zoning Districtis35 feetfrom ExistingGrade. LMC §

15-6.18(A) establishesa BuildingHeight increase to 45 feetfrom ExistingGrade

forAMPDs when the followingcriteriaare met:

a. Stepback
- The Buildingincludesa ten-footstepback on allperimeter

BuildingFaçade planes from the underlyingZoning DistrictBuildingHeight

to the 45-foot BuildingHeight.The Applicant achieves the 10-foot

stepback and proposes roofoverhangs intothisstepback,

b. Infrastructure- Infrastructureisinplace or can be updated to meet the

increased demand. The Park CityWater Department verifiedinfrastructure

isplanned to be updated to accommodate the 45-foot BuildingHeight.The

Water Department willbe replacingand upsizingthe linein Homestake

Road to connect itto a higher-pressure zone near Kearns Boulevard, with

constructionbeginning in2023. On September 1,2022, the Snyderville

Basin Water Reclamation District(SBWRD) submitted a letterstating

SBWRD can provide wastewater service tothe project.

c. Façade Variation - The Buildingcomplies with the BuildingFaçade

variationrequirements. LMC § 15-15-1 defines BuildingFaçade as, "[t]he

exteriorof a Buildinglocated above ground and generallyvisiblefrom

publicpoints-of-view."AMPDs thatexceed 120 feetinlengthon any

Façade must provide a prominent shiftinthe mass ofthe Buildingat least

foreach 120-foot interval,resultingina change infunctionor scale

reflectedthrough façade alignment of BuildingHeight variationforat least

15 horizontalfeet.The proposed BuildingFaçades exceeds 120 feetin

lengthand achieves variationinfaçade forat least15 horizontalfeet.

12.Building Height Exceptions
- LMC § 15-6.1-8(B)outlineswhen AMPD Building

Height may exceed 45 feet:

a. Antennas, chimneys, flues,vents,and similarStructuresmay extend up to

fivefeet(5')above the highest pointof the Buildingto comply with

InternationalBuildingCode requirements.
b. Water towers, mechanical equipment, and Solar Energy Systems, when

enclosed or Screened, may extend up to fivefeetabove the 45-foot

BuildingHeight.The Applicant'smechanical equipment is45.5 feetabove

FinalGrade.

c. Elevator Penthouses may extend up to eightfeetabove the 45-foot

BuildingHeight.The Elevator Penthouse is51.5 feetabove FinalGrade.
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13.The Applicant'sfog analysisand Roof Over ExistingTopography exhibitsdated

September 2,2022 and attached to the October 26, 2022 staffreportas ExhibitF

demonstrate compliance with BuildingHeight regulationsfrom ExistingGrade.

Finalbuildingplans shallsubstantiallycomply with the September 2,2022 fog

analysisand Roof Over ExistingTopography exhibits.

14.Site Planning
- The Homestake AMPD clustersthe Multi-UnitDwelling ina V

shape thatopens to Homestake Road. The Multi-UnitDwelling isclusteredalong

the Substation property lineand the Ironhorse Commercial Park Subdivision.The

currentuse isa paved parking lot.There isSignificantVegetation along

Homestake Road, which isinthe publicright-of-wayand willbe removed with

Homestake Road isextended with a 12-footmulti-usepath forpedestrians and

cyclists.The Applicant proposes new landscaping forthe publicplaza area.

15.Grading
- The existinguse isa paved parking area on a relativelyflatlot.The

proposed parking isinan underground parking area,which willrequirelarge

retainingstructures.However, the finalprojectwillachieve a similarFinalGrade

to ExistingGrade.

16.Open Space - LMC § 15-6.1-10(A) requires20% Open Space and "On-Site

amenities,such as playgrounds, trails,recreationfacilities,bus shelters,and

significantlandscaping are encouraged. Open Space may not be used for

Streets,roads, or Parking Areas." LMC § 15-15-1 defines Open Space,

Landscaped as "Landscaped Areas, which may include localgovernment

facilities,necessary publicimprovements, and playground equipment, recreation

amenities,publiclandscaped and hard-scaped plazas,and publicpedestrian

amenities,but excluding Buildingsor Structures."

The Homestake AMPD ison a 1.86-acre lot,totaling80,846 square feet.The

landscaped Open Space area includes maple, Colorado spruce, and spring snow

crabapple treeswith shrubs and a grass/playarea. The Homestake AMPD also

proposes a publichardscaped plaza area with raised planters,achieving 29.5%

open space forthe site.

17.Trailsand Multi-Modal Pathways
- Road, pathway, and sidewalk

improvements and connectivityare budgeted and planned forthe Bonanza Park

area, including:

a. Homestake Road - Improvements to Homestake Road, includingthe

additionof a 12-footmulti-usepedestrian and bike pathway, are budgeted

and approved. Construction isplanned to begin inthe spring of 2024.
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b. Woodbine Way
- Improvements to Woodbine Way includeconverting it

to a one-way southbound road and constructingsidewalks and on-street

parking.Construction isbudgeted and approved and isscheduled to begin

inthe spring of 2025.

c. Munchkin Road - The expansion of Munchkin Road across what isnow

the Recycle Utah Center isbudgeted and approved and isscheduled to

being inthe spring of2025, improving pedestrian and bicyclisteast-west

connectivity.

d. Snow Creek Tunnel - The Walking and Biking LiaisonCommittee

(WALC) recommended a grade-separated activetransportationfacilityto

accommodate pedestrian and bicyclistnorth-southcrossing from the

Snow Creek neighborhood across Kearns Boulevard intothe Bonanza

Park neighborhood. In2021, the CityCouncil directedstaffto conduct a

feasibilitystudy of a potentialproject.On May 12, 2022, the CityCouncil

reviewed options thatinclude an underpass or and favored an underpass.

Funds forthe projectwere allocatedinFY23 and the projectisslatedto

being inthe spring of 2025.

These improvements willenhance localaccess to the RailTrail,Poison Creek

Trail,and pathways and trailsthatrun north of S.R. 248 alongside the east and

west of S.R. 224.

18.InternalCirculation - Inadditionto pedestrian,bicyclist,and vehiclecirculation

improvements outlinedabove forthe Bonanza Park neighborhood, the

Homestake AMPD iscentrallylocated inthe Bonanza Park neighborhood and

the projectproposes enhanced pedestrian and bicyclistconnectivityinan area

with many transitoptions.

19.Landscaping
- Because ofthe existingconditionsof the property,there isvery

littleSignificantVegetation. The LMC defines SignificantVegetation as "large

trees sixinches indiameter or greatermeasured fourand one-halffeetabove the

ground, groves of smaller trees,or clumps of oak and maple covering an Area 50

square feetor more measured at the dripline."Currently,mature trees linethe

publicRight-of-Way along Homestake Road. These trees willbe removed when

the Cityexpands Homestake Road with a 12-footmulti-usepathway. The

Applicant proposes to introducenew vegetation onto the siteand provides open

space beyond what isrequired inthe code, achieving 29.6% open space.

20.Lighting - Outdoor lightingmust be fullyshielded with bulbs thatare 3,000

degrees Kelvinor less.
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21.Sensitive Land Compliance
- 1875 Homestake Road isnot inthe Sensitive

Land Overlay. The siteisnot on a steep slope,near a Ridge Line Area, near

wetlands or streams, or withina wildlifeprotectionarea.

22.Child Care - The Homestake AMPD isinthe General Commercial Zoning

Districtand Child Care Centers, defined inLMC § 15-15-1 as a structureor

building,includingoutside play areas, used forthe provisionof childcareformore

than fourchildrenforlessthan 24 hours per day, meeting allState requirements

forchildcarethatisnot also the primary residence of the care provider,isan

allowed use.

23.Incorporates Best Planning Practices for Sustainable Development
- The

City'sadopted ambitious climateand energy targetsare to be net-zerocarbon

and running on 100% renewable electricityby 2022 formunicipal operations and

by 2030 community-wide. As a result,the Applicantworked with the

SustainabilityDepartment regarding net-zero development standards. The

Applicant proposes the strategiesoutlinedintheirSeptember 6,2022,

SustainabilityReport, including:

a. Walkabilityand multi-modal connectivityto basic lifeamenities supported

through bike storage,electricbicyclestations

b. ElectricVehicle Charging Stationsforresidents

c. Buildingorientationto maximize passive solarstrategieswith the majority

of unitsand buildingfacades orientedprimarilyinthe north-southdirection

with passive heating inthe coolermonths and shade inthe warmer

months

d. Buildingdesign thatmeets the InternationalEnergy Conservation Code

(IECC) 2021 standards, which exceed adopted energy codes inUtah.

24.Addresses and Mitigates Physical Mine Hazards - LMC § 15-6.1-11(L)

requiresAMPD Applicants to submit a map and listof allknown Physical Mine

Hazards on the property and a Physical Mine Hazard mitigationplan.Municipal

Code of Park CitySection 11-20-2(G) defines Physical Mine Hazards as "any

open mine shaft,mine tunnel,horizontalopening, adit,or other mine related

opening thatextends more than fivefeetintothe ground. The followingare not

Physical Mine Hazards:

a. above ground structures;

b. verticalopening where the Chief BuildingOfficialhas made a

writtendetermination thatdue tothe physicalcharacteristicsof an

opening itdoes not present a potentialhealthor safetyconcern; or

c. sitespreviouslythe objectof mitigationso long as mitigationhas

not failed."
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On June 8, 2022, Blue Ledge Consulting,LLC completed the Mine Hazards on

Homestake AffordableHousing Sitereport.The reportconcludes "thereare no

featureswhich meet the definitionof a mine hazard as per Section 11-20-2.

However, the abundance of milltailingsinthe Prospector subdivisiondo warrant

furtherstudy of the Homestake parceland mitigationifproven to be required.

Lead and other metals can prove to be hazardous ifexposures occur under the

rightcircumstances."

25.Addresses and Mitigates Historic Mine Waste - LMC § 15-6.1-11(M) requires

AMPD Applicants with projectsinthe Park CitySoilsOrdinance Boundary to

submit a soilremediation mitigationplan,indicatingareas of hazardous soilsand

proposed methods of remediation and/or removal subjectto the requirements

and regulationsof Municipal Code of Park CityChapter 11-15. Municipal Code of

Park CitySection 11-15-1 identifiesthe SoilsOrdinance Boundary forPark City

thatestablishesadditionalrequirements forlandscaping and topsoil.1875

Homestake Drive isinthe SoilsOrdinance Boundary and the projectincludes

constructionof an underground parking garage. Municipal Code of Park City

Chapter 11-15 outlinesrequirements regarding disposal or removal of area soil,

dust control,topsoilcoverage, and landscaping.

On September 13, 2022, Stantec completed a Limited SoilSampling

InvestigationSummary Report forHomestake Parcel.The reportfound lead

concentrations inexcess of the City'sSoilOrdinance inseven of 17 testingsites,

which willrequiremanagement and disposal by a facilitypermitted by the Utah

Department of Environmental Quality.

26.Addresses Historic Structures and Sites on the Property
- During Park City's

mining era, 1875 Homestake Road was an old railroadyard and stockyard.On

July 5,2022, Commonwealth Heritage Group completed the Above-Ground

HistoricStructuresReview forthe Property at 1875 Homestake Road inPark

City,Summit County, Utah report(ExhibitJ).The reportprovides research and

assessment withinthe projectarea regarding buildings,structures,objects,or

sitesdesignated or eligiblefordesignation on the National Register of Historic

Places, includingreview of literatureat the Utah State HistoricPreservation

Office.The reportconcludes thathistoricaerialimagery indicatesabove-ground

resources were constructed after1975 and "[n]oeffectson historicabove-ground

propertiesare anticipatedas a resultofthe proposed Projectactivities."

27.Addresses and Mitigates Traffic- On August 16, 2022, the Applicant

submitted a TrafficImpact Study (TlS)prepared by Hales Engineering ("Hales
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Study").The CityhiredWall Consultant Group (WCG) to review and provide input

to Hales on the study.Hales Engineering worked to update the TIS to address

WCG and Cityinputand submitted an updated TIS. WCG submitted a Technical

Memorandum statingthe updated TIS addressed WCG's comments ("WCG

Memo"). The Hales Study recommends the followingmitigations:

Munchkin Road Expansion
- extending Munchkin to connect Bonanza

Drive and Homestake Road isbudgeted and planned. This extension will

mitigatesignificantqueuing and delays.

Homestake Road/Park Avenue - restrictto right-inright-outonly and reroute

trafficto new Munchkin Road connection between Homestake Road and

Bonanza Drive.

28.The Hales Study recommends the followingTransportation Management

Strategies:

a. Car-sharing program with two dedicated car share parking spaces

b. 15 visitorbicyclestalls

c. An additional30 covered and secured parking forbikes beyond what is

otherwise required
d. Charging fore-bikes

e. Bike maintenance room

f. On-site e-bike station

29.General Plan Review - 1875 Homestake Road isinthe Bonanza Park

neighborhood, which the General Plan identifiesas a mixed-use neighborhood

where localsliveand work. According to the General Plan, "[t]heoverridinggoal

forthisneighborhood isto create new housing opportunitieswhile maintaining

the existingaffordablehousing units."The General Plan also encourages

multifamilyresidentialuses to directhigher densityto thisarea to provide life-

cycle housing opportunities,includingstarterand step-down housing.

The locationofthe mixed-income Multi-UnitDwelling willprovide long-term rental

unitsinthe Bonanza Park neighborhood with many amenities withinwalking and

bikingdistance,includinga grocery store,a pharmacy, and restaurants,cafes,

and bars.The projectiswithin¼ mile of several transitstops thatprovide service

to Old Town and the resortareas. Additionally,the Poison Creek Trailprovides a

paved pathway separated from vehicletrafficthatconnects the Bonanza Park

neighborhood to Old Town.

Conditional Use Permit

30.Size and location of the Site - The Homestake AMPD isproposed to be

locatedon a 1.86-acre site.This lotsize issmaller than adjacent properties.The
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propertyto the north,1251 Kearns Boulevard, is2.31 acres.The Homestake

Condos to the west are on a 3.2-acre lot.The Claimjumper Condos to the west

are on a 3.2-acre lot.The Ironhorse Park Commercial Subdivision is2.2 acres.

The Substation parcel is0.84 acres.

The General Plan encourages multifamilyresidentialuses to the Bonanza Park

neighborhood to directhigher densityto thisarea to provide life-cyclehousing

opportunities,includingstarterand step-down housing. The locationof the

Homestake AMPD iswithin¼ mile of several transitstops,and withinwalking

distance to a grocery store,pharmacy, and restaurantsand services.

Additionally,the siteprovides access to the nearby RailTrailand Poison Creek

Trail.Improvements to Homestake and Munchkin Roads willestablishbetter

connectivityinthe area

31.Location and amount of off-Streetparking - LMC § 15-6.1-9 requiresan

AMPD to comply with LMC Chapter 15-3, Off-StreetParking, unless the Planning

Commission grants reduced parking based on a parking and trafficstudy and

parking demand mitigation.The Applicant proposes satisfyingparking demands

on siteand does not request reduced parking.LMC § 15-3-6(A) requiresparking

forMulti-UnitDwellings based on unitsquare footage as follows:

Unit Size Required Parking Proposed Project Project

Requirement

Less than 1,000 SF 1 per Unit 116 116

1,000 SF - 2,000 1.5 per Unit 7 11

SF

2,000 SF or greater 2 per Unit 0 0

TOTAL 127

32.The projectproposes 140 parking spaces with 128 underground and 12 at grade.

LMC § 15-3-11 requiresconduit forfutureinstallationof 20 ElectricVehicle

Charging Stations,and two ElectricVehicle Charging Stationinstallationswith

the firstbeing a dual-portthatmeets ADA standards.
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33.The Applicant submitted a Parking Management Plan forthe Homestake AMPD

and proposes the following:

a. A high-speed remote-controlledgate at the entrance to the parking structure

b. Camera installationsinthe parking structureforremote monitoring 24/7 by

the management company
c. Securitypatrolserviceto patrolthe property and parking structure

d. Use of parking permits/stickersforallvehicles authorized to park inthe

parking structure;cars without stickerswillbe towed at the owner's expense
e. Numbered parking stalls

- residentswillbe granted at leastone parking

space inthe parking structure

f. Two parking spaces willbe reserved forproperty management

g. The annual operating budget willincludean allowance to sweep and clean

the parking area on a semi-annual basis

34.Fencing, Screening, and landscaping to separate the Use from adjoining

Uses - The Applicant proposes installingan 8- to 10-foot-highwalland art

installationto separate the AMPD and the Substation.No fencing isproposed on

the southern property lineor along Homestake Road. Screening isproposed for

rooftopmechanical equipment.

35.Building mass, bulk, and orientation,and the location of Buildings on the

Site;including orientation to Buildings on adjoining Lots - AMPDs exceed

the buildingmass and bulk of other propertiesto incentivizethe development of

affordablehousing. The AMPD code requiresa 10-footstepback on allbuilding

perimeters to decrease the impact of height on adjacent properties.

36.Physical design and Compatibility with surrounding Structures in mass,

scale, style,design, and architectural detailing- Bonanza Park area isinthe

General Commercial Zoning District,which allows forBuildingHeight up to 35

feetfrom ExistingGrade. To incentivizedevelopment of affordableunits,the

AMPD code allows Applicants to achieve a 45-foot BuildingHeight ifcertain

criteriaare met. The adjacent propertiesare not builtto the 35-footallowance in

the General Commercial Zoning Districtand most propertiescontain one totwo-

storydevelopments. However, as the area isredeveloped and densityand

BuildingHeight ismaximized on adjacent properties,the Homestake AMPD,

while achieving a totalof 45 feet,willbe more aligned with futuredevelopments

thatachieve the 35-footheight.

37.Noise, vibration,odors, steam, or other mechanical factors that might

affect people and Property Off-Site- The plans as submitted do not indicate

issues ofvibration,odors, steam, or other mechanical factorsthatmight affect
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people and Property Off-site.Most mechanical equipment willbe located on the

rooftop.This equipment isrequiredto be screened to avoid noise or vibration.

38.Expected Ownership and management of the project as primary

residences, Condominiums, time intervalOwnership, Nightly Rental, or

commercial tenancies, how the form of Ownership affects taxing entities-

No condominium platforindividualunitownership isproposed forthe AMPD and

the unitsare planned to be long-term rentals.LMC § 15-6.1-2(D) prohibitsNightly

Rentals and Timeshares formarket-rate and affordableunitswithinan AMPD.

Additional Considerations

39.Substation - On August 23, 2022, EMF Utah, LLC, completed a Magnetic Field

Survey completed by Brent Rotondi, EMF Specialist.EMF Utah, LLC took

ground-levelmeasurements forthe locationsindicatedas A, B, and C, and then

took ground-levelmeasurements and measurements at ten,twenty, and thirty

feetabove ground forlocationsD, E, F, G, H, l,J, K, and L.The survey provides

measurements inmilligaussper locationranging from 13.1 to lessthan one, as

wellas readings involtsper meter, ranging from 6 to449. The survey description

notes thatthe survey readings are a snapshot intime and are not predictiveof

what the readings willbe at any pointinthe futureor indicativeofwhat the

readings were inthe past,and also thatthey make no claims regarding the

healthand safetyof a survey sitebased on EMF levelsmeasured. They advise

clientsto read health and safetydocumentation provided by federal,state,

county, and cityenvironmental safetydivisions,along with third-party

environmental and technicalorganizationsbefore making a determination

regarding the health and safetyriskof the survey site.Inadditionto the survey,

the Applicant submitted a document from and the NationalCancer Institute

Electromagnetic Fieldsand Cancer and an Iowa State University

Electromagnetic FieldsFactsheet. The Applicant revised the survey and

submitted a baseline summary showing electricand magnetic measurements for

each identifiedpointof measurement, includingthe distances on October 28,

2022. The Applicant submitted a revised and updated EMF survey on December

13, 2022.

The Applicant proposes modificationsto the wall along the Substation property

with the possibilityof an artinstallationto separate the uses. The Applicant

proposes a board-form concrete wallwith a minimum heightof 8 feetwith a
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mural thatcould include painted scenes ranging from one with mountains and

forests,to abstractart,to an interpretiveindustriallook,to a historicaltrain.

Public Notice

40.The Applicant conduct outreach and thatthe Applicant host neighborhood

meetings priorto applying foran Affordable Master Planned Development.

Between February 2022 and June 2022, the Applicant held outreach meetings

with public.

41.On August 8, 2022, staffmailed courtesy noticesto property owners within300

feetofthe Site.On August 10, 2022, staffposted physical noticeto the site.The

Park Record published noticeon August 10, 2022. Staffpublished noticeto the

CityWebsite and the Utah Public Notice website on August 19, 2022.

42.Staffmailed additionalcourtesy noticesto surrounding propertyowners on

October 10, 2022 and posted updated noticesto the property on October 11,

2022.

Public Meetings

43.On July 27, 2022, the Planning Commission held a work session foran initial,

high-levelreview of the Applicant'sproject.

44.On August 24, 2022, the Planning Commission visited1875 Homestake Drive to

visualizethe Homestake AMPD BuildingFootprintand BuildingHeight,and to

review futureroad improvements inthe vicinity.

45. On September 28, 2022, the Planning Commission reviewed the projectand

conducted a publichearing.

46.On October 26, 2022, the Planning Commission reviewed the projectand

conducted a publichearing.

Conclusions of Law

Conditional Use Permit

1. The ConditionalUse Permit complies with the requirements of the Land

Management Code, as conditioned.

2. The use willbe compatible with surrounding structuresinuse, scale,mass, and

circulation.

3. The effectsof any differencesinuse or scale have been mitigatedthrough

carefulplanning.
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Affordable Master Planned Development

4. Provides at least50% Affordable Units;

5. Complies with requirements of the Land Management Code;

6. Meets the minimum requirements ofthisChapter;
7. Provides meaningful Open Space forresidentsand the public;
8. Strengthens and enhances the resortcharacter of Park City;
9. Compliments the naturalfeatureson the Siteand preserves significantfeaturesor

vegetationto the extent possible;
10.Meets the Sensitive Lands requirements of the Land Management Code and is

designed to place Development on the most developable land and leastvisually

obtrusiveportionsof the Site;

11.Promotes the Use of non-vehicularforms oftransportationthrough design and by

providingtrailand pathway connections;

12.Was noticed and the Planning Commission held a publichearing in accordance

with thisChapter;

13.Incorporates best planning practicesforsustainabledevelopment, includingwater

conservation measures and energy-efficientdesign and construction,per the

Residential and Commercial Energy and Green Building program and codes

adopted by the Park City Building Department in effect at the time of the

Application,and includesEnergy Star qualifiedproducts forappliances;

14.Addresses and mitigates Physical Mine Hazards according to accepted City

regulationsand policies;
15.Addresses and mitigatesHistoricMine Waster and complies withthe requirements

ofthe Park CitySoilsBoundary Ordinance;

16.Addresses HistoricStructures and Sites on the Property,according to accepted

Cityregulationsand policies,and any applicableHistoricPreservation Plan;

17.Addresses and mitigatestraffic;

18.Addresses and mitigatesparking reductionsand parking management.

Conditions of Approval
1. A Construction MitigationPlan (CMP) shallbe submitted and approved by the

Cityforcompliance with the Municipal Code, as a conditionprecedent to

issuance of any grading or buildingpermits.The CMP shallbe updated as

necessary to identifyimpacts and propose reasonable mitigationofthese

impacts on the site,neighborhood, and community due to constructionof this

project.The CMP shallincludeinformationabout specificconstructionphasing,

traffic,parking,serviceand delivery,stockpilingof materialsand staging ofwork,

work hours, noise control,temporary lighting,trash management and recycling,



DocuSignEnvelopeID:72CE29D2-A8c6-4D86-A07A-5030CA2265AD

Planning Department

mud and dust control,constructionsigns,temporary road and/or trailclosures,

limitsof disturbance,fencing,protectionof existingvegetation,erosion control,

storm-water management, and other items as may be requiredby the Building

Department.

2. The immediate neighborhood and community at largeshallbe provided noticeat

least24 hours inadvance of constructionwork impacting privatedriveways,

streetclosures,and interruptionof utilityservice.

3. A storm-water run-offand drainage plan shallbe submitted with the building

plans and approved priorto issuance of any buildingpermits.The plan shall

followPark City'sStorm Water Management Plan and the projectshall

implement storm-water Best Management Practices.Post development drainage

shallnot exceed development drainage conditionsand specialconsideration

shallbe made to protectany wetlands delineated on and adjacent to the site.

4. The projectisover 1.0 acres and willbe requiredto meet the requirements of

Park City'smunicipal separate storm sewer system (MS4) storm-water program.

5. Finalutilityplans shallbe submitted with the buildingpermit.

6. Dry utilityinfrastructuremust be locatedon the property and shown on the

buildingplans priorto buildingpermit issuance to ensure thatutilitycompanies

verifythe area provided fortheirfacilitiesare viableand thatexposed meters and

boxes can be screened with landscaping.

7. Approval of thisAMPD shallexpiretwo years from the date of Development

Agreement execution unless construction,as defined by the International

BuildingCode, has commenced on the project.

8. The Park CityFireDistrictrequiresthe Applicantto install"no parking"signs for

the firelinepriorto issuance of any Certificateof Occupancy.

9. The finalbuildingplans shallcomply with LMC § 15-5-5 ArchitecturalDesign

Guidelines.

10.The Applicantshallsubmit roofoverhang detailsshowing compliance with the

two-footroofoverhang withinthe 10-footstepback forthe project.

11.The applicantmust submit a Line Extension Agreement (LEA) forthe on-siteand

off-sitesewer main lineconstruction.Allitems required under the LEA must be

completed priorto submittinga buildingpermit.These includethe following:

a. SBWRD approval ofthe LEA

b. Payment of requiredengineering servicesfees

c. Granting of requiredeasements

d. SBWRD approval of on-siteand off-sitesewer main lineconstruction

drawings
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12.BuildingFaçade Variationmay not exceed 35 feetinBuildingHeight and may not

includearchitecturalfeaturesor façade changes thatencroach intothe 10-foot

stepback.

13.The Applicantshallprovide a minimum of 800 square feetforinternaland secure

bike storage forapproximately 50 bikes on siteinthe underground parking area.

The internaland secure bike storage area shallprovide charging availablefore-

bikes.The Applicantshallalso provide a bike repairamenity space forresidents.

The Applicantshallinstall15 outdoor bike racks forresidentsand guests. The

bike racks must be medium securityracks inwhich both the bike frame and

wheels may be locked by the user.The spaces must be designed to prevent

damage to the bike and to facilitateeasy and secure storage without interference

from or to adjacent bikes.Bike racks or lockersmust be anchored and of solid

construction,resistantto rust,corrosion,hammers, and saws. Bike racks must be

compatible indesign and functionwith the surrounding buildingand street

furniture.Bike facilitiesmust be located inconvenient, highly-visible,active,well-

litareas and shallnot interferewith pedestrian movements and snow storage.

14.The Applicantagrees to allow a Summit County Bike Share locationon the site,

subjectto Park CityTransportationDepartment and Engineering Department and

Summit County approval.

15.The Applicantshallinstallhigh-speed remote-controlledgate atthe entrance to

the parking structurepriorto any unitCertificateof Occupancy issuance.

16.Priorto any unitCertificateof Occupancy issuance, the Applicant shallinstall

sufficientcameras inthe underground parking structureforremote monitoring

24/7 by the management company.

17.The Applicantshallensure dailysecuritypatrolserviceto patrolthe propertyand

parking structure.

18.The Applicantshallensure use of parking permits/stickersforallvehicles

authorized to park inthe parking structure;cars without stickerswillbe towed at

the owner's expense.

19.The Applicantshallnumber parking stalls.Each unitwillbe designated one

underground parking space. The totalnumber of vehiclesgranted a parking

permit/stickerauthorizationto park inthe underground parking structureshallnot

exceed the availablenumber of underground stalls.Upon terminationof a rental

lease,tenants must turn intheirparking permit.

20.Two parking spaces shallbe reserved forpropertymanagement.
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21.The annual operating budget forthe projectshallincludean allowance to sweep

and clean the parking area on a semi-annual basis.

22.Conduit fora minimum of40% of the underground parking spaces forthe future

installationElectricVehicle Charging Stationsthatmeet the requirements of

LMC § 15-3-11 shallbe completed priorto Certificateof Occupancy issuance.

Two ElectricVehicle Charging Stationinstallationswith the firstbeing a dual-port

thatmeets ADA standards shallbe provided inthe underground parking area for

use by tenants priorto Certificateof Occupancy issuance.

23.The Applicantshallcomply with federaland stateregulations,as well as with

Municipal Code of Park CityChapter 11-15 Park CityLandscaping And

Maintenance Of SoilCover and shallwork with the City'sEnvironmental

Regulatory Program Manager to ensure compliance priorto buildingpermit

issuance.

24.IfprojectConstruction,as defined by the InternationalBuildingCode, does not

commence withintwo years of Development Agreement execution.

25.The Applicantshallsubmit a draftDevelopment Agreement to the Planning

Department by April26, 2023. The Development Agreement shallmeet the

requirements of LMC § 15-6.1-5,be reviewed and ratifiedby the Planning

Commission, and be recorded with the county priorto buildingpermit issuance.

26.The deed restrictionsshallconform with the deed restrictionrequirements

outlinedinthe Park CityAffordableHousing Resolution ineffectatthe time of a

complete AffordableMaster Planned Development Applicationsubmission, or as

otherwise determined by the Park City Housing Authority.

27.The deed restrictionshallcontinue infullforce and effectfora period not less

than forty(40)years. Upon expirationof the initialforty(40)year term, or any

subsequent term, the Cityshallhave six(6)months inwhich to determine, based

on an independent market study,thatthe Affordable Units withinthe Affordable

Master Planned Development are no longer necessary to satisfythe affordableor

workforce housing needs of the City.The CityCouncil or itssuccessor shall

make the finaldetermination ofsuch continuing need, and ifthe Citymakes no

such determination,the deed restrictionsshallautomaticallyrenew forone or

more additionalconsecutive ten (10)year terms.

28.The propertyowner of an affordableunitwithinthe Homestake AMPD shall

submit to the Cityan annual compliance reportverifyingdeed restriction

compliance.
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29.The Applicantwillmake two surface parking spaces availableas partof a

Transportation Demand Management strategyfora car-sharingservice should

such servicebecome availableinthe area or forlimitedtimed use forride-

sharing service parking.

30.The Applicant committed tothe following:

a. Walkabilityand multi-modal connectivityto basic lifeamenities supported

through bike storage,electricbicyclestations

b. ElectricVehicle Charging Stationsforresidents

c. Buildingorientationto maximize passive solarstrategieswith the majority

of unitsand buildingfacades orientedprimarilyinthe north-southdirection

with passive heating inthe cooler months and shade inthe warmer

months

d. Buildingdesign thatmeets the InternationalEnergy Conservation Code

(IECC) 2021 standards, which exceed adopted energy codes inUtah.

31.Trash and recyclingfacilitiesshallbe enclosed and fullyshielded and shall

comply with the requirements of LMC § 15-5-5 and 15-6.1-11.At the

buildingpermit stage, the Siteplan shallincludeadequate Areas fortrash

and recyclingcontainers and shallincludean adequate circulationarea for

pick-up vehicles.Convenient pedestrian Access shallbe provided within

the Affordable Master Planned Development to the trash and recycling

containers.No Siteplan with a Commercial Development or Multi-Unit

Dwelling shallbe approved unless there isa mandatory recycling

program, which may includeRecycling Facilitiesforthe Site.The

Recycling Facilitiesshallbe identifiedon the Siteplan to accommodate for

materialsgenerated by the tenants,residents,users, operators,or owners

of such Master Planned Development. Such Recycling Facilitiesshall

include,but are not limitedto,glass,paper, plastic,cans, cardboard or

other household or commercially generated recyclableand scrap

materials.Centralizedtrash and recyclingcontainers shallbe located ina

completely enclosed Structurewith a pedestrian door and a truckdoor or

gate. The enclosed Structureshallbe designed with materialsthatare

compatible with the principalStructuresinthe Affordable Master Planned

Development and shallbe constructed of masonry, steel,or other

substantialmaterials.The Structureshallbe largeenough to

accommodate a trash container and at leasttwo recyclingcontainersto

provide forthe option of dual-stream recycling.

32.Service and deliveryareas shallbe kept separate from pedestrian areas.

33.The Applicant shallinstalla minimum 8--foot-highwall along the Substation and
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Planning Department

an artmural. The projectarea between the buildingfaçade and the wallshall

includeoutdoor lightingthatcomplies with the City'sDark Sky Code inLMC § 15-

5-5(J).

34.NightlyRentals, FractionalOwnership, and Timeshares are prohibitedformarket-

rateand affordableunitswithinan AMPD.

Ifyou have questions or concerns regarding thisFinalAction Letter,please call435-

615-5060 or email planning@parkcity.org.

Sincerely,
DocuSignedby:

D46DB479C2AA420

Sarah Hall,Planning Commission Chair Pro Tem

CC: Spencer Cawley and Rebecca Ward, projectplanners
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ABOUT EMF UTAH

ABOUT E M F UTAH Establishedin2018.EMF UTAH isdedicated
to helpingUtahns measure and understand
the sourcesofEMFs intheirhomes and

placesofbusiness.

While we primarilyservicethe stateof
Utah.we have performed EMF surveysin

Oregon.Idaho,and California.aswell.

Learnmore about us atemfutah.com

M EASURING EQU IPM ENT The surveywas performed with the

GigahertzSolutions-NFA1000 EMF meter.

More informationcan be found at

gigahertz-solutions.com



SURVEY IESCRIPTION

EMF UTAH was contactedby Rory Murphy Inadditiontoground levelreadings(with
to perform a follow-upelectricfieldsurvey the assistanceofan articulatingboom lift),
of48 specificpointsinthe parkinglotat we tookelectricfieldreadingsfrom close
1875Homestake Rd. The main concern of approximationsof10'.20'.and 30'heights
the clientwas the electricalpower above the twelvemarked iocations.
substationadjacentto the property's
parkinglot. These heightswere measured by a client

representatye assistingfrom the boom lift
EMF UTAH tookelectricfield
measurements attwelveindicated
distancesfrom the the fencelineclosestto
the electricalsubstation.These distances
were measured and marked on the ground
by the client.

IMPORTANT

01 -These electricfieldsurveyreadingsare
a snapshotintime and aren'tpredictiveof
what the readingswillbe atany pointin
the futureorindicativeofwhat the

readingswere inthe past.These can and
do change fora varietyofreasons.

02 -EMF UTAH LLC and itsemployees
make no claimsregardingthe health&

safety(current.pastor future)ofa survey .--¬ræ
sitebased on EMF levelsmeasured. Clients .

areadvisedtoread the currenthealthand

safetydocumentation providedby federal, .
state,county and cityenvironmentalsafety
divisions,alongwith 3rd party
environmentaland technicalorganizations
beforemaking theirown determination

regardingthe healthand safetyriskofthe

surveysite.



ELECTRIC FIELI SURVEY OVERVIEW

The yellownumbers above indicatethe two LocationsJ,K.and L had snow pack due to

approximate areaswhere electricfield recentheavy snow and plowing.We did our

testingoccurred. besttoestimatethe elevationsatthese

surveyspots.
On pages 4 & 8 aretwo images thathave
lettersinwhite and numbers marked in The heightsoftheseelevated

yellow. measurements were achievedwith the
assistanceofa boom lift.

The white markings indicatethe

approximate surveysiteswhere The followingmeasurement data is
measurements were taken.The yellow presentedforeach surveylocationand for

markings indicatethe approximate each availableheight.
distancefrom the fence lineforeach

surveysite. Allmeasurements are involtsper meter or

v/m.
As mentioned. the surveymeasurements
were takenat closeapproximationsofthe

following:

-Ground level
·10'above ground
-20'above ground
-30'above ground



A

H

ELECTRIC FIELD SURVEY LOCATION #1

THESE ARE THE APPROXIMATE LOCATIONS OF THE FIRST 9 POINTS

WHERE READINGS WERE TAKEN ON THE PROPERTY

I*LOCATION A

GROUND
47.2

READINGS INVOLTS PER METER

10' HIGH
4 4

READINGS INVOLTS PER METER

20' HIGH
531.7

READINGS INVOLTS PER METER

30' HIGH 267.1
READINGS INVOLTS PER METER



GROUND 175.6
READINGS INVOLTS PER METER

10° HIGH ggg + METER LIMIT REACHED
READINGS INVOLTS PER METER

20' HIGH 1999 + METER LIMIT REACHED
READINGS INVOLTS PER METER

30' HIGH 1084
READINGS INVOLTS PER METER

GROUND g7 3
READINGS INVOLTS PER METER

10' HIGH 1007
READINGS INVOLTS PER METER

20' HIGH 1468
READINGS INVOLTS PER METER

30' HIGH 662
READINGS INVOLTS PER METER



' LOCATION O

GROUND 130.6
READINGS INVOLTS PER METER

10' HIGH 249.1
READINGS INVOLTS PER METER

20' HIGH 348.3
READINGS INVOLTS PER METER

30' HIGH 259.4
READINGS INVOLTS PER METER

GROUND 323.1
READINGS INVOLTS PER METER

10' HIGH
519

READINGS INVOLTS PER METER

20' HIGH 1045
READINGS INVOLTS PER METER

30' HIGH 849.2
READINGS INVOLTS PER METER



LOCATIOS

GROUND
READINGS INVOLTS PER METER

10' HIGH 296.5
READINGS INVOLTS PER METER

20° HIGH
READINGS INVOLTS PER METER

30' HIGH 337.3
READINGS INVOLTS PER METER

GROUND 81.2
READINGS INVOLTS PER METER

10' HIGH 85.6
READINGS INVOLTS PER METER

20' HIGH 107.3
READINGS INVOLTS PER METER

30' HIGH 58.3
READINGS INVOLTS PER METER



GROUND
173.5

READINGS INVOLTS PER METER

10' HIGH 246.1
READINGS INVOLTS PER METER

20' HIGH
413.4

READINGS INVOLTS PER METER

30' HIGH 308.2
READINGS INVOLTS PER METER

GROUND 117.3
READINGS INVOLTS PER METER

10' HIGH
204.3

READINGS INVOLTS PER METER

20' HIGH
READINGS INVOLTS PER METER

30° HIGH 76.2
READINGS INVOLTS PER METER



ELECTRIC FIELD SURVEY LOCATION #2

THESE ARE THE APPROXIMATE LOCATIONS OF THE FINAL 3 POINTS

WHERE READINGS WERE TAKEN ON THE PROPERTY

AOCATION 3 .

GROUND
1.5

READINGS INVOLTS PER METER

10' HIGH
49.6

READINGS INVOLTS PER METER

20' HIGH 50.5
READINGS INVOLTS PER METER

30' HIGH 64.7
READINGS INVOLTS PER METER



·&ONATION K

GROUND 11.3
READINGS INVOLTS PER METER

10' HIGH 27.2
READINGS IN VOLTS PER METER

20' HIGH 39.3
READINGS INVOLTS PER METER

30' HIGH 42.1
READINGS INVOLTS PER METER

GROUND
READINGS INVOLTS PER METER

10' HIGH 24.2
READINGS INVOLTS PER METER

20' HIGH
33.2

READINGS INVOLTS PER METER

30' HIGH 43.6
READINGS INVOLTS PER METER
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OLIVE WEST

PARKING MANAGEMENT PLAN

HOMESTAKE - PARK CITY, UT

Based on thecurrentconceptplansfortheHomestake property,we would proposeimplementing
thefollowingparkingrecommendationsand management plan:

Use ofa high-speedremote-controlledgateattheentrancetotheparkingstructure.This

willcontrolaccesstotheparkinggarageand theproperty.Thiswillalsoofferan

additionallevelofsecurityforresidentsand personalproperty.

o We usea parkingaccesscontrolsystemthatisBluetoothenabled.Thisisallows

theresidentstousetheirphone toopen thegaragedoor.Thisalsoallows

management tograntand revoteparkingprivilegesremotely.

Use ofstrategicallypositionedcamerasintheparkingstructure.Thiswillallowfor

remotemonitoringoftheparkingarea24/7by themanagement company.

Engagement ofa courtesy/securitypatrolservicetopatrolthepropertyand parking
structureseveraltimesa night.

Use ofparkingpermits/stickersforallvehiclesauthorizedtobe parkedintheparking
structure.Carswithoutstickerswillbe towed attheowner'sexpense.

Allparkingstallswillbe numbered,and itisanticipatedthatallresidentswillbe granted
atleastone parkingspaceintheparkingstructure.

Itisalsoanticipatedthatthepropertymanagement company willhave two parking

spacesdedicatedforthepropertymanager and staff.

The annualoperatingbudgetwillincludean allowancetosweep and cleantheparking
areaon a semi-annualbasis.

1216WestLegacyCrossingBoulevard,Suite300
Centerville,tJr84014
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Homestake

Traffic Impact Study

Park City, Utah

October 20, 2022 Si NO 233509

UT22-2234

1220North500West,Ste.202 Lehi,UT 84043 p 801.766.4343
www.halesengineering.com



EXECUTIVE SUMMARY

This studyaddresses thetrafficimpacts associatedwiththe proposed Homestake development

locatedin Park City,Utah. The Homestake development is locatedsoutheast of Homestake

Road between Kearns Boulevard(SR-248) and Park Avenue (SR-224).

The purpose ofthistrafficimpact study isto analyze trafficoperationsat key intersectionsfor

existing(2022),future(2027),and future(2040) conditionswith and withoutthe proposed

projectand to recommend mitigationmeasures as needed. The peak hour levelof service

(LOS) resultsare shown inTable ES-1. Recommended storagelengthsare shown inTable ES-

2.

Table ES-1: Peak Hour Level of Service Results

LevelofService

Existing(2022) Future(2027) Future{2040)

Background PlusProjectBackgroundPlusF%cjectBackyoundPlusProject

1 BonanzaDrive/KeamsBoulevard C C B C C C C D D D E F E F

2 HomestakeRoad/KeamsBoulevard a a b b a b a b a b a b b b

3 KeamsBoulevard/ParkAvenueB B B B B B B C B B B C B C

4 HomestakeRoad/ParkAvenue b a f e a e a e a e a a e

5 DeerValleyDnve/ParkAvenue C C D D C D C D C D C E C E

6 ProjectAccess/HomestakeRoad - - - - a a - - a a - - a . a .
1k!te-sectionLOS·.ausréçréserti·e e-ërr:e-serca3.e-a'e5 ·codàtnt.sç&el andapn3ysupcc-:tledik.>.S2!!'we s z:ë·wäe!é:tre-d?±w;rst
'·'ener.tfOr3||Cine-3rSp3CedIF5en''5¢6S"-:'25eieCé'
2 S3=Eackgr:Jnd.wNu : ects'h: s e:::a ce::Pa: " "ågatedSce-am
SourceHa!esEngineeringOctober2022

Table ES-2: Recommended Storage Length

Recommended StorageLengths(feet)

Northbound Southbound Eastbound Westbound
Intersection

LT RT LT RT LT RT LT . RT

E P E P E P E P E P E P E P E P

1 BonanzaDnve/KeamsBoulevard 125 200 125 125 - 100 - 250 - - - 250 * - -

3 KeamsBoulevard/ParkAvenue - - 50 200 200 375 - - - - - - 250 - - -

5 DeerValleyDnve/ParkAvenue 150 250 - - 125 * - - 225 * - - 150 200 - -

2 E=Ecstegsurageeg a:r:wre. 'a::.:ace ::seds·:cagee;r 'arenv- .rese a-;esn erso--;..¬res te
-de¬etesav- ce e s.;v·carse-esna:w eee dse.eca: swa;e

SourceHalesEngineerngOc cber2022
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SUMMARY OF KEY FINDINGS & RECOMMENDATIONS

The background and plus projectassumptions,findings,and mitigationsare listedbelow. All

improvementslistedare needed ina backgroundconditions(withoutthe additionofthe project).The

projectisanticipatedtoadd minimaltraffictothe roadway networkand willnotresultinany further

mitigationsbeyond thebackgroundimprovementswhicharenotassociatedwiththeproject.The project
relatedtrafficwillfitintotheplannedHomestake Roadway crosssection.

ProjectConditions

The developmentwillconsistof123 unitsofmultifamilyresidential

The projectisanticipatedtogenerateapproximately505 weekday dailytrips,including40 tripsinthe

morningpeak hour,and 45 tripsintheeveningpeak hour

A 5% transitreductionand a 5% internalcapturereductionwere appliedtoalignwithsurroundinglanduses

and theproject's/ParkCity'scommitmenttotraveldemand management (TDM) strategies
No additionalauxiliarylanesareneededorrecommended fortheprojectaccess

2022 Background PlusProject

2022 backgroundmitigationsassumed with

Assumptions None left-turnprojecttripsbeingre-routedfrom

...______........_______......._____..............Hgmestake Road !Pa k Avenue

PoorLOS at:

o HomestakeRoad /ParkAvenue (PM)

Significant95thpercentilequeuesat: PoorLOS at:

Findings o Bonanza Drive/KearnsBoulevard o Homestake Road /ParkAvenue (PM)

(EB/NB) Significant95thpercentilequeuesContinue

o ParkAvenue /KearnsBoulevard(NB)

..o Deeryal!eyD ive/ParkAvenue (WB)

Homestake Road /ParkAvenue:

o Restricttoright-inright-outonlyand

Mitigations reroutetraffiCtonew MunchkinRoad None

connectionbetweenHomestake Road

and Bonanza Drive

2027 Background PlusProject

Assumptions Previousmitigations Previousmitigations

PoorLOS at: PoorLOS at:

Findings o HomestakeRoad /ParkAvenue (PM) o Homestake Road /ParkAvenue (PM)

Significant95thpercentilequeuescontinue Significant95thpercentilequeuesContinue

2040 Background PlusProject

Assumptions Previousmitigations Previousmitigations

PoorLOS at: PoorLOS at:

o Bonanza Drive/KearnsBlvd(AM/PM) o Bonanza Drive/KearnsBlvd(AM/PM)

Findings o Homestake Road /ParkAvenue (PM) o Homestake Road /ParkAvenue (PM)
o DeerValleyDrive/ParkAvenue (PM) o DeerValleyDrive/ParkAvenue (PM)

.*. jggiggant9 pe gentyequegeseggtine Signigant pergente queges ntigge

II
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L INTRODUCTION

A. Purpose

Thisstudyaddresses thetrafficimpacts associatedwiththe proposed Homestake development

locatedin Park City,Utah. The proposed projectis locatedsoutheast of Homestake Road

between Kearns Boulevard(SR-248) and Park Avenue (SR-224).Figure1 shows a vicinitymap
ofthe proposed development.

The purpose ofthistrafficimpact study isto analyze trafficoperationsat key intersectionsfor

existing(2022),future(2027),and future(2040) conditionswith and withoutthe proposed

projectand torecommend mitigationmeasures as needed.

N

Figure 1: Vicinitymap showing the project location in Park City,Utah

1



B. Scope

The studyarea was definedbased on conversationswiththedevelopment team. Thisstudywas

scoped to evaluatethe trafficoperationalperformance impacts of the projecton the following
intersections:

Bonanza Drive& MonitorDrive/Kearns Boulevard(SR-248)

Homestake Road /Kearns Boulevard(SR-248)

Kearns Boulevard(SR-248)/Park Avenue (SR-224)

Homestake Road /Park Avenue (SR-224)

Deer ValleyDrive(SR-224) & Empire Avenue /Park Avenue (SR-224)

ProjectAccesses /Homestake Road

C. Analysis Methodology

Level ofservice(LOS) isa term thatdescribesthe operatingperformance of an intersectionor

roadway. LOS is measured quantitativelyand reported on a scale from A to F, with A

representingthe bestperformance and F the worst.Table 1 providesa briefdescriptionofeach

LOS letterdesignationand an accompanying average delay per vehicleforboth signalizedand

unsignalizedintersections.

The Highway CapacityManual (HCM), 7thEdition,2022 methodology was used inthisstudyto

remain consistentwith "state-of-the-practice"professionalstandards.This methodology has

differentquantitativeevaluationsforsignalizedand unsignalizedintersections.For signalized,

roundabout, and all-waystop-controlled(AWSC) intersections,the LOS is provided forthe

overallintersection(weighted average of allapproach delays).For allother unsignalized

intersections,LOS isreportedbased on theworstmovement.

Using Synchro/SimTrafficsoftware,which followthe HCM methodology,the peak hour LOS was

computed for each study intersection.Multipleruns of SimTrafficwere used to provide a

statisticalevaluationofthe interactionbetween the intersections.The detailedLOS reportsare

providedinAppendix C. Hales Engineeringalsocalculatedthe 95thpercentilequeue lengthsfor

the study intersectionsusing SimTraffic.The detailedqueue length reportsare provided in

Appendix D.

D. Level of Service Standards

For the purposes ofthisstudy,a minimum acceptableintersectionperformance foreach ofthe

studyintersectionswas setatLOS D. IflevelsofserviceE or F conditionsexist,an explanation
and/or mitigationmeasures willbe presented.A LOS D thresholdisconsistentwith "state-of-

the-practice"trafficengineeringprinciplesforurbanizedareas.

2



Table 1: Level of Service Description

Average Delay
(seconds/vehicle)

LOS Descriptionof
TrafficConditions

Intersections Intersections

Insigfc Delay
10 s 10

B
a

> 10to20 > 10to15

Acc pt bleD ays
> 20 to35 > 15to25

D Uns a e F o s/ > 35 to55 > 25 to35

E
S gn can De ys

> 55 to80 > 35 to50

F Un e c ableFlows > 80 > 50
/ExcessiveDelays

Source:HalesEngineeringDescriptions.basedon theHighway CapacityManual (HCM),7thEdition.2022

Methodology(TransportationResearchBoard)
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II. EXISTING (2022) BACKGROUND CONDITIONS

A. Purpose

The purpose ofthe background analysisisto studythe intersectionsand roadways duringthe

peak travelperiodsof the day with background trafficand geometric conditions.Through this

analysis,background trafficoperationaldeficienciescan be identified,and potentialmitigation

measures recommended. This analysisprovidesa baselineconditionthatmay be compared to

the buildconditionstoidentifythe impactsofthe development.

B. Roadway System

The primaryroadways thatwillprovideaccess tothe projectsiteare describedbelow:

Kearns Boulevard (SR-248) - is a state-maintainedroadway (classifiedby UDOT access

management standards as a "Community - Rural Importance"facility,or access category 7

roadway).The roadway has two travellanes ineach directionwith a centertwo-way left-turn

lane.As identifiedand controlledby UDOT, thisroadway has minimum signalizedintersection

spacing ofone-quartermile(1,320feet),minimum unsignalizedstreetspacing of 300 feet,and

minimum drivewayspacingof150 feet.The posted speed limitis35 mph inthestudyarea.

Park Avenue (SR-224) - is a state-maintainedroadway (classifiedby UDOT access

management standards as a "Community - Rural Impodance" facility,or access category 7

roadway).The roadway has two travellanes ineach directionwith a centertwo-way left-turn

lane.As identifiedand controlledby UDOT, thisroadway has minimum signalizedintersection

spacing of one-quartermile(1,320feet),minimum unsignalizedstreetspacing of 300 feet,and

minimum drivewayspacingof 150 feet.The postedspeed limitis40 mph inthestudyarea.

Homestake Road - is a city-maintainedroadway that is not classifiedby the Park City

TransportationManagement Plan (2011)and isassumed tobe a localroad.There isone travel

lane ineach directionwithno pavement markings and parkingallowedon the northwestsideof

the roadway. The speed limitis25mph throughthe studyarea.

C. TrafficVolumes

Saturday morning (8:00to 10:00a.m.)and evening (3:00to5:00 p.m.)peak periodtrafficcounts

were performed atthefollowingintersections:

Bonanza Drive& MonitorDrive/Kearns Boulevard(SR-248)

Homestake Road /Kearns Boulevard(SR-248)

Kearns Boulevard(SR-248)/Park Avenue (SR-224)

Homestake Road /Park Avenue (SR-224)

Deer ValleyDrive(SR-224) & Empire Avenue /Park Avenue (SR-224)

4



The counts were performed on Saturday, January 29, 2022. The morning peak hour was

determinedto be between 8:45 and 9:45 a.m.,and theevening peak hour was determinedtobe

between 4:00 and 5:00 p.m. The evening peak hour volumes were approximately64% higher

than the morning peak hour volumes. Detailedcountdata are includedinAppendix B.

Hales Engineeringdid notmake seasonal adjustmentstothe observed trafficvolumes. Monthly

trafficvolume data,obtainedfrom nearby UDOT automatictrafficrecorders(ATR) on SR-224

(ATR #605) and SR-248 (ATR #606) showed thatinrecentyears,trafficvolumes inJanuary

have been equal to approximately105% of average trafficvolumes. Therefore,the observed

trafficvolumes were leftunadjusted.

The trafficcounts were collectedduring the COVID-19 pandemic when trafficvolumes may

have been slightlyreduced. According to the UDOT Automatic TrafficSignal Performance

Measures (ATSPM) website and from previouscollectedcounts at these intersections(pre-

socialdistancing),the trafficvolumes on January 29, 2022, were higherthan pre-pandemic
levels.Therefore,no adjustmentwas made.

Anticipatedtripgenerationfrom the Yarrow project,locatedon the southeast corner of the

Kearns Boulevard / Park Avenue intersection,were added onto background trafficvolumes.

Figure2 shows the existingpeak hour volumes as wellas intersectiongeometry atthe study
intersections.

D. Level of Service Analysis

Hales Engineeringdeterminedthatthe Homestake Road / Park Avenue intersectioniscurrently

operatingata poor levelofserviceduringtheevening peak hour,as shown inTable 2.

E. Queuing Analysis

Hales Engineering calculatedthe 95th percentilequeue lengths for each of the study

intersections.Significant95thperCentilequeue lengthsare summarized as follows:

Bonanza Drive/KearnsBoulevard: DeerValleyDrive/ParkAvenue:

o Southwest-bound:600 feet(AM) o Southbound:525 feet(PM)
o Northwest-bound:750 feet(PM) o Westbound:900 feet(PM)

Homestake Road /ParkAvenue:

o Westbound:150feet(PM)

There isalso425 feetofqueuing anticipatedon the northbound approach forthe HAWK signal
near the Homestake Road / Park Avenue intersectionduringthe evening peak hour,which

negativelyimpactsthe Homestake Road /Park Avenue intersection.
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Park City Homestake TIS Morning Peak Hour

Existin 202 Back!round Fiture2A
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Table 2: Existing (2022) Background Peak Hour LOS

Intersection LOS (Sec.Delay/Veh.)/Movement¹

Description Control Morning Peak Evening Peak

Bonanza Drive/KearnsBoulevard Signal C (23.4) B (19.7)

Homestake Road /KearnsBoulevard NB Stop a (7.9)/NBL b (10.5)/NBL

KearnsBoulevard/ParkAvenue Signal B (11.7) B (17.1)

Homestake Road /ParkAvenue WB Stop b (14.3)/SBL f(>50)/WBL

DeerValleyDrive/ParkAvenue Signal C (21.9) D (46.0)

1.MovemeniindicatedforunsignalizedintersectionswheredelayandLOSrepresentsworstmovement.SBL=Southboundleftmovement.etc.
2.UppercaseLOSusedforsignalized.roundabout.andAWSCintersections.LowercaseLosusedforallotherunsignalizedintersections.

Source:HalesEneineerine,October2022

F. Mitigation Measures

To reduce the significantqueuing and delays, the followingmitigationmeasures are

recommended:

Per Park City,a futureconnection of Munchkin Road willbe made between

Homestake Road and Bonanza Drive.Along withthisimprovement, the Homestake

Road / Park Avenue intersectionwould be limitedto right-in/ right-outmovements

only.Vehicleswould then rerouteto the new Munchkin Road intersectionto turn

southon Bonanza Drive.

There are no recommendations forthe Bonanza Drive/ Kearns Boulevard intersection.After

discussionswiththe city,widening any of the roadways to incorporatedual left-turnlanes or

channelizedright-turnlanes isnot a feasibleoption.Instead,the citywould liketo implement
more robusttraveldemand reductionstrategiesin the city.These may includemore transit

ridership,betterbikefacilities,and car sharing.The traveldemand reductionstrategiesbeing

pursued by the projectarediscussesinthe nextchapter.

An analysiswiththese mitigationrecommendations (includingre-routingleft-turnsaway from the

Homestake Road / Park Avenue intersection)was analyzed and the LOS resultsare shown in

Table 3. The mitigationmeasures change the calculatedsignificant95th percentilequeue

lengthsas follows:

Bonanza Drive/KearnsBoulevard: DeerValleyDrive/ParkAvenue:

o Southwest-bound:825 feet(AM) o Southbound:500 feet(PM)
o Northwest-bound:500 feet(PM) o Westbound:800 feet(PM)

Homestake Road /ParkAvenue:

o Westbound:75 feet(PM)
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As shown, the Homestake Road / Park Avenue intersectionisstillanticipatedto operate at a

poor LOS. This isprimarilydue to the westbound right-turnvehicleshaving to findacceptable

gaps inthe trafficstream as wellas inbetween pedestrianscrossingthe signalizedcrosswalk

near Homestake Road. The average delay is much lower than the previousleft-turndelay,

however. These resultsserve as a baselineconditionforthe impact analysisof the proposed

development duringexisting(2022)conditions.

Table 3: Existing (2022) Background Peak Hour LOS (Mitigated)

Intersection LOS (Sec.Delay/Veh.)/Movement¹

Description Control Morning Peak Evening Peak

Bonanza Drive/KearnsBoulevard Signal C (29.3) C (24.6)

Homestake Road /KearnsBoulevard NB Stop a (8.0)/NBL b (10.8)/NBL

KearnsBoulevard/ParkAvenue Signal B (11.2) B (18.4)

Homestake Road /ParkAvenue WB Stop a (6.8)/WBR e (43.3)/WBR

DeerValleyDrive/ParkAvenue Signal C (23.6) D (46.0)

1.MovemeritindicatedforunsignalizedintersectionswheredelayandLOSrepresentsworstmovement.SBL=Southboundleftmovement.etc
2.UppercaseLOSusedforsignalized,roundaboul,andAWSCintersections.LowercaseLOSusedforallotherunsignalizedintersections.

Source:HalesEn.ineerin.October2022
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|11. PROJECT CONDITIONS

A. Purpose

The projectconditionsdiscussionexplainsthe typeand intensityofdevelopment.This provides
the basis fortripgeneration,distribution,and assignment of projecttripsto the surrounding

studyintersectionsdefinedinChapter I.

B. Project Description

The proposed Homestake development is located southeast of Homestake Road between

Kearns Boulevard (SR-248) and Park Avenue (SR-224). The development willconsistof a

multifamilyhousing structurecontaining 123 units.A concept plan for the proposed

development isprovidedinAppendix A.

C. Trip Generation

Tripgenerationforthe development was calculatedusingtripgenerationratespublishedinthe

InstituteofTransportationEngineers (ITE),TripGeneration,11* Edition,2021. Since thereis

minimal Saturday data available,weekday data was used to remain conservativein the

analysis.Due to the proximityto grocery stores,diningestablishments,other retail,and the

bus/shuttle/electricbikestation1,000feettothewest,a 5% internalcapturereductionand a 5%

transitreductionwas applied.These reductionsalignwith Park City'sgoals of traveldemand

reductionsand multimodalemphasis. The resultingtripgenerationforthe proposed projectis

includedinTable 4.

The totaltripgenerationforthe development isas follows:

DailyTrips: 505

Morning Peak Hour Trips: 40

Evening Peak Hour Trips: 45

Table 4: Trip Generation

TripGeneration
ParkCity-HomestakeAvengers

E

Unir hipGe,cotion Redumons NewTrips
l.andU

Tetd %h %Cis h cut Tamuith out Total

WeekdayDaily
MuhifamiyHousegdid-Rise)(221)123 DU 560 50% . 50% : 280 280i S% . 5% 252 253 505

560 age 285 252 253 505
AMPeakHour
MundamilyHousdid-Rise)(221)123 DU 44 23% 77% 10 3d 5% 5% 9 31 40

de 10 34 9 31 48
PM PeakHour
MukdamdyHousmg(Mid.Rise)(221)123 DU . 50 .61% 39% 31 19 5% 5% 28 17 45

59 31 19 28 17 . 45
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D. Trip Distribution and Assignment

Projecttrafficisassigned tothe roadway network based on the type oftripand the proximityof

projectaccess pointsto major streets,high populationdensities,and regionaltripattractions.

Existingtravelpatternsobserved during data collectionalso provide helpfulguidance to

establishingthese distributionpercentages,especiallynear the site.The resultingdistributionof

projectgeneratedtripsisshown inTable 5.

Table 5: Trip Distribution

Direction % To/From Project

North 30%

South 35%

East 35%

These tripdistributionassumptions were used to assignthe peak hour generated trafficatthe

studyintersectionstocreatetripassignment forthe proposed development.Tripassignment for

thedevelopment isshown inFigure3.

E. Access

The proposed access forthe sitewillbe gained atthefollowinglocations(see alsoconcept plan
inAppendix A):

Homestake Road:

The northaccess willbe locatedoppositeofthe parkinglotaccess on the west side

ofthe street,which isapproximately460 feetsouth ofthe Homestake Road /Kearns

Boulevard intersection.Itwillaccess the projecton the east side of Homestake

Road. Itisanticipatedthatthe access willbe stop-controlled.The northaccess will

be the primaryentranceintothe underground parkingstructure

The south access willbe located opposite of the Claim Jumper residential

development access on the west sideofthe street,which isapproximately625 feet

southofthe Homestake Road /Kearns Boulevardintersection.The two accesses will

be approximately150 feetapart.The south access willenterthe projecton the east

sideofHomestake Road and isassumed tobe emergency access only.

F. Auxiliary Lane Requirements

Deceleration(ingress)lanesare generallyneeded when thereare atleast50 right-turnvehicles

or 25 left-turnvehiclesin an hour.These guidelineswere used forthe Cityroadways inthe

studyarea.Based on these guidelinesand the anticipatedprojecttraffic,no auxiliarylanes are

recommended forthe projectaccess.
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G. Transportation Demand Management Strategies

Park Cityemphasizes the importance oftransportationdemand management strategiesinthe

area in order to reduce vehicleson the road and encourage other modes of transportation.
Other than those previouslymentioned (proximityto transitstops and commercial areas),the

followingstrategiesare beingimplemented by the projecttoreduce traveldemand:

Car sharingprogram withtwo dedicatedcar share parkingspaces

Visitorbicyclestalls(15)

An additional30 covered and secured bikeparkingstallsabove the requirement
o Charging availablefore-bikes

Bikemaintenance room

On-sitee-bikestation

There are Park Cityplansto constructa multi-usepath along Homestake Road and the future

Munchkin Road connectioninordertoincreasesafetyformultimodaltransportationinthe area.
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IV. EXISTING (2022) PLUS PROJECT CONDITIONS

A. Purpose

The purpose of the existing(2022) plus projectanalysisisto study the intersectionsand

roadways duringthe peak travelperiodsofthe day forexistingbackground trafficand geometric

conditionsplus the net tripsgenerated by the proposed development. This scenarioprovides

valuable insightintothe potentialimpacts of the proposed projecton background traffic

conditions.

B. TrafficVolumes

Hales Engineering added the projecttripsdiscussed in Chapter Illto the existing(2022)

background trafficvolumes to predictturningmovement volumes forexisting(2022)plusproject

conditions.Due to the left-turnrestrictionat the Homestake Road / Park Avenue intersection,

westbound left-turnvehiclesassigned from the projectwere re-routedto the Munchkin Road

connectionto travelsouth on Bonanza Drive.Southbound left-turnvehiclesassigned to the

Homestake Road / Park Avenue intersectionwere re-routedto Kearns Boulevard.Existing

(2022)plusprojectpeak hourturningmovement volumes are shown inFigure4.

C. Level of Service Analysis

Hales Engineering determined that the Homestake Road / Park Avenue intersectionsis

anticipatedto continueoperatingat a poor levelof serviceduringthe evening peak hour,as

shown inTable 6.

D. Queuing Analysis

Hales Engineering calculatedthe 95th erCentilequeue lengths for each of the study

intersections.Significant95thpercentilequeue lengthsare summarized as follows:

Homestake Road /ParkAvenue: Bonanza Drive/Keams Boulevard:

o Westbound:100feet(PM) o Southwest-bound:825 feet(AM)
o Northwest-bound:525 feet(PM)

DeerValleyDrive/ParkAvenue:

o Westbound:775 feet(PM) KearnsBoulevard/ParkAvenue:

o Northbound:900 feet(PM)

E. Mitigation Measures

No furthermitigationmeasures are recommended beyond those mentioned in the existing

(2022) background conditions.Even with left-turnrestrictions,the westbound right-turn

movement at the Homestake Road / Park Avenue intersectionwillexperience unacceptable

delays during peak hours,though the magnitude of the delay ismuch lessthan the left-turn

delay inexistingconditions.
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Table 6: Existing (2022) Plus Project Peak Hour LOS

Intersection LOS (Sec.Delay/Veh.)/Movement¹

Description Control Morning Peak Evening Peak

Bonanza Drive/KearnsBoulevard Signal C (27.8) C (24.7)

Homestake Road /KearnsBoulevard NB Stop a (9.1)/NBL b (10.2)/NBL

KearnsBoulevard/ParkAvenue Signal B (11.4) B (18.4)

Homestake Road /ParkAvenue WB Stop a (4.4)/NBR e (38.9)/WBR

DeerValleyDrive/ParkAvenue Signal C (24.0) D (47.2)

ProjectAccess/Homestake Road WB Stop a (4.8)/WBL a (7.0)/WBL

1.Movementindicatedforunsignalizedintersectionswheredelayand1.OSrepresentsworstmovement.SBL=Southboundleftmovement,etc.
2.UppercaseLOSusedforsignalized,roundabout.andAWSCintersecnons.LowercaseLOSusedforallotherunsignalizedintersections.

Source:HalesEn.ineerine,October2022
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V. FUTURE (2027) BACKGROUND CONDITIONS

A. Purpose

The purpose of the future(2027) background analysisis to study the intersectionsand

roadways duringthe peak travelperiodsofthe day forfuturebackground trafficand geometric
conditions.Through thisanalysis,futurebackground trafficoperationaldeficienciescan be

identified,and potentialmitigationmeasures recommended.

B. Roadway Network

According to the Park City TransportationManagement Plan (2011),there are no projects

planned before 2027 in the study area. Therefore,no changes were made to the roadway
networkforthefuture(2027)analysis.Previousmitigationswere assumed inthisscenario.

C. TrafficVolumes

Hales Engineeringobtainedfuture(2027)forecastedvolumes from the Summit/Wasatch County
traveldemand model. The traveldemand model projectsapproximatelya 0.75-1.25% annual

growth rateforthe area.Peak periodturningmovement counts were estimatedusing National

Cooperative Highway Research Program (NCHRP) 255 methodologies which utilizeexisting

peak periodturnvolumes and futureaverage weekday dailytraffic(AWDT) volumes to project
the futureturnvolumes at the major intersections.Future(2027) peak hour turningmovement

volumes areshown inFigure5.

D. Level of Service Analysis

Hales Engineering determined that the Homestake Road / Park Avenue intersectionis

anticipatedto continueto operateat a poor levelof serviceduringthe evening peak hour,as

shown inTable 7. These resultsserve as a baselineconditionforthe impact analysisof the

proposed development forfuture(2027)conditions.

E. Queuing Analysis

Hales Engineering calculatedthe 95th percentilequeue lengths for each of the study
intersections.Significant95thpercentilequeue lengthsare summarized as follows:

Bonanza Drive/KearnsBoulevard: DeerValleyDrive/ParkAvenue:
o Southwest-bound:1,000feet(PM) o Westbound:625 feet(PM)
o Northwest-bound:>1,000feet(PM) o Eastbound:550 feet(PM)

KearnsBoulevard/ParkAvenue:

o Northbound:>1,000feet(PM)
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Table 7: Future (2027) Background Peak Hour LOS

Intersection LOS (Sec.Delay/Veh.)/Movement¹

Description Morning Peak Evening Peak

Bonanza Drive/KearnsBoulevard Signal C (32.7) D (44.8)

Homestake Road /KearnsBoulevard NB Stop a (8.5)/NBL b (11.9)/NBL

KearnsBoulevard/ParkAvenue Signal B (11.7) C (20.3)

Homestake Road /ParkAvenue WB Stop a (4.5)/WBR e (49.7)/WBR

DeerValleyDrive/ParkAvenue Signal C (23.7) D (52.7)

1.MovementindicatedforunsionalizedintersectionswheredelayandLOSrepresentsworstrnovement.SBL=Southboundleftrnovement.etc.

2.UppercaseLOSusedforsipa#zedroundabout.andAWSC¿ntersections.LowercaseLOSusedforanotherunsignalizedintersections.

Source:HalesEn.ineerin.October2022

F. Mitigation Measures

No furthermitigationmeasures are recommended to improve the Homestake Road / Park

Avenue intersection.Vehicleswilleitherbe given courtesygaps or willlikelylearnto reroute

when undue delays and queues are observed. Even with left-turnrestrictions,the westbound

right-turnmovement at the Homestake Road / Park Avenue intersectionwillexperience

unacceptabledelaysduringpeak hours,though the magnitude ofthe delay ismuch lessthan

theleft-turndelayinexistingconditions.
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VI. FUTURE (2027) PLUS PROJECT CONDITIONS

A. Purpose

The purpose ofthefuture(2027)plusprojectanalysisistostudythe intersectionsand roadways

duringthe peak travelperiodsofthe day forfuturebackground trafficand geometricconditions

plus the net tripsgenerated by the proposed development. This scenario providesvaluable

insightintothe potentialimpactsofthe proposed projecton futurebackground trafficconditions.

B. TrafficVolumes

Hales Engineering added the projecttripsdiscussed in Chapter lilto the future(2027)

background trafficvolumes to predictturningmovement volumes forfuture(2027) plusproject

conditions.Due to the left-turnrestrictionat the Homestake Road / Park Avenue intersection,

westbound left-turnvehiclesassigned from the projectwere re-routedto the Munchkin Road

connectionto travelsouth on Bonanza Drive.Southbound left-turnvehiclesassigned to the

Homestake Road /Park Avenue intersectionwere re-routedto Kearns Boulevard.Future(2027)

plusprojectpeak hour turningmovement volumes are shown inFigure6. Previousmitigations
were assumed inthisscenario.

C. Level of Service Analysis

Hales Engineering determined that the Homestake Road / Park Avenue intersectionis

anticipatedto continueoperatingata poor levelofserviceduringthe peak hour infuture(2027)

plusprojectconditions,as shown inTable 8.

D. Queuing Analysis

Hales Engineering calculatedthe 95th percentilequeue lengths for each of the study

intersections.Significant95thpercentilequeue lengthsare summarized as follows:

DeerValleyDrive/ParkAvenue: Bonanza Drive/Keams Boulevard:

o Southbound:500 feet(PM) o Southwest-bound:>1,000feet(AM & PM)

o Westbound:650 feet(PM) o Northwest-bound:>1,000feet(PM)
o Eastbound:650 feet(PM)

KearnsBoulevard/ParkAvenue:
o Northbound:>1,000feet(PM)

E. Mitigation Measures

No furthermitigationmeasures are recommended above those alreadymentioned inprevious

chapters.Vehicleswillbe given courtesygaps or learnto rerouteifundue delays and queues
are experienced from access pointsbeing blocked by downstream signalqueues. Even with

left-turnrestrictions,thewestbound right-turnmovement atthe Homestake Road /Park Avenue

intersectionwillexperience unacceptabledelays duringpeak hours,though the magnitude of

thedelayismuch lessthanthe left-turndelay inexistingconditions.
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Table 8: Future (2027) Plus Project Peak Hour LOS

Intersection LOS (Sec.Delay/Veh.)/Movement¹

Description Control Morning Peak EveningPeak

Bonanza Drive/KearnsBoulevard Signal D (36.6) D (45.4)

HomestakeRoad /KearnsBoulevard NB Stop a (9.5)/NBL b (10.5)/NBL

KearnsBoulevard/ParkAvenue Signal B (11.7) B (20.0)

HomestakeRoad /ParkAvenue WB Stop a (7.5)/WBR e (49.1)/WBR

DeerValleyDrive/ParkAvenue Signal C (24.3) D (54.3)

ProjectAccess/Homestake Road WB Stop a (4.9)/WBL a (8.2)/WBL

1.MovementindicatedícrunsignalizedntersectionswrieredelayandLOSrepresentsworsimovement.SBL=Southboundleftmovement.elc.
2.UppercaseLOSusedforsignalized.roundabout.andAWSCintersections.LowercaseLOSusedforallotherunsignalizedintersections

Source:HalesEn.ineerine.October2022

26



Vll. FUTURE (2040) BACKGROUND CONDITIONS

A. Purpose

The purpose of the future(2040) background analysisis to study the intersectionsand

roadways duringthe peak travelperiodsofthe day forfuturebackground trafficand geometric
conditions.Through thisanalysis,futurebackground trafficoperationaldeficienciescan be

identified,and potentialmitigationmeasures recommended.

B. Roadway Network

According to the Park CityTranspodation Management Plan (2011),there are no projects

planned before 2040 in the study area. Therefore,no changes were made to the roadway
networkforthefuture(2040)analysis.Previousmitigationswere assumed inthisscenario.

C. TrafficVolumes

Hales Engineeringobtainedfuture(2040)forecastedvolumes from the Summit/Wasatch County
traveldemand model. The traveldemand model projectsapproximatelya 0.75-1.25% annual

growth rateforthe area.Peak periodturningmovement countswere estimatedusing NCHRP

255 methodologieswhich utilizeexistingpeak periodturnvolumes and futureAWDT volumes to

projectthe futureturnvolumes atthe major intersections.Future(2040)background peak hour

turningmovement volumes are shown inFigure7.

D. Level of Service Analysis

Hales Engineeringdeterminedthatthe Bonanza Drive/ Kearns Boulevard,Homestake Road /

Park Avenue, and Deer ValleyDrive/Park Avenue intersectionsare anticipatedtooperateata

poor levelofserviceduringthe eveningpeak hour,as shown inTable 9.

E. Queuing Analysis

Hales Engineering calculatedthe 95th Orcentilequeue lengths for each of the study
intersections.Significant95thpercente queue lengthsare summarized as follows:

DeerValleyDrive/ParkAvenue: Bonanza Drive/KearnsBoulevard:

o Northbound:575 feet(PM) o Southwest-bound:>1,000feet(AM & PM)
o Southbound:575 feet(PM) o Northwest-bound:>1,000feet(PM)
o Westbound:>1,000feet(PM)
o Eastbound:>1,000feet(PM) KearnsBoulevard/ParkAvenue:

o Northbound:>1,000feet(PM)
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Table 9: Future (2040) Background Peak Hour LOS

Intersection LOS (Sec.Delay/Veh.)/Movement¹

Description Control Morning Peak EveningPeak

Bonanza Drive/KearnsBoulevard Signal E (77.3) F (>80)

Homestake Road /KearnsBoulevard NB Stop a (7.6)/NBL b (13.6)/NBL

Keams Boulevard/ParkAvenue Signal B (12.6) C (27.7)

HomestakeRoad /ParkAvenue WB Stop | a (5.7)/WBR f(>50)/WBR

DeerValleyDrive/ParkAvenue Signal C (25.7) E (63.9)

1.Movemen1indicatedforunsignalizedmtersectionswheredelayandLOSrepresentsworstmovement.SBL=Southbouncleftmovement.etc.
2.UppercaseLOSusedforsignalized.roundabout.andAWSCintersectJons.LowercaseLOSusedfora||otherunsignalizedintersections.

Source:HalesEn.ineerin.October2022

F. Mitigation Measures

Park Cityfavorsinnovativemultimodalstrategiesto reduce traveldemand. Ifthese strategies
are pursued and successful,the need for mitigationsmay be unnecessary. However, as

projectedin the traveldemand model futuretrafficvolumes are significant,and as such

innovativemitigationmeasures willbe needed to keep trafficflowsmoving inthe area between

Kearns Boulevardand Deer ValleyDrive.

To accomplish this,the Citymay need to considerroadway widening to accommodate dual

southbound left-turnlanes and a westbound channelizedright-turnlane at Deer ValleyDrive/

Park Avenue. As an alternativeto wideningthe roadway, itmay be beneficialto pursue a one-

way loop in the area along Deer ValleyDrive,Bonanza Drive,Kearns Boulevard,and Park

Avenue. No analysiswas performedforthese major mitigationmeasures as they are notpartof

currentPark Citygoals.

Even withleft-turnrestrictions,the westbound right-turnmovement at the Homestake Road /

Park Avenue intersectionwillexperience unacceptabledelays duringpeak hours,though the

magnitude ofthedelayismuch lessthan the left-turndelayinexistingconditions.
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Vill. FUTURE (2040) PLUS PROJECT CONDITIONS

A. Purpose

The purpose ofthefuture(2040)plusprojectanalysisistostudythe intersectionsand roadways

duringthe peak travelperiodsofthe day forfuturebackground trafficand geometricconditions

plus the net tripsgenerated by the proposed development. This scenarioprovidesvaluable

insightintothe potentialimpactsofthe proposed projecton futurebackground trafficconditions.

B. TrafficVolumes

Hales Engineering added the projecttripsdiscussed in Chapter Illto the future(2040)

background trafficvolumes to predictturningmovement volumes forfuture(2040)plusproject
conditions.Due to the left-turnrestrictionat the Homestake Road / Park Avenue intersection,

westbound left-turnvehiclesassigned from the projectwere re-routedto the Munchkin Road

connectionto travelsouth on Bonanza Drive.Southbound left-turnvehiclesassigned to the

Homestake Road /Park Avenue intersectionwere re-routedto Kearns Boulevard.Future(2040)

plusprojectpeak hour turningmovement volumes are shown inFigure8. Previousmitigations

were assumed inthisscenario.

C. Level of Service Analysis

Hales Engineeringdeterminedthatthe Bonanza Drive/ Kearns Boulevard,Homestake Road /

Park Avenue, and Deer ValleyDrive/ Park Avenue intersectionsare anticipatedto continue

operatingat a poor levelof serviceduringthe evening peak hour infuture(2040) plusproject

conditions,as shown inTable 10.

D. Queuing Analysis

Hales Engineering calculatedthe 95th peICentilequeue lengths for each of the study

intersections.Significant95thpercentilequeue lengthsare summarized as follows:

DeerValleyDrive/ParkAvenue: Bonanza Drive/KearnsBoulevard:

o Northbound:525 feet(PM) o Southwest-bound:>1,000feet(AM & PM)
o Southbound:550 feet(PM) o Northwest-bound:>1,000feet(PM)
o Westbound:>1,000feet(PM)
o Eastbound:>1,000feet(PM) KearnsBoulevard/ParkAvenue:

o Northbound:>1,000feet(PM)
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Table 10: Future (2040) Plus Project Peak Hour LOS

Intersection LOS (Sec.Delay/Veh.)/Movement¹

Description Control Morning Peak Evening Peak

I
Bonanza Drive/KearnsBoulevard Signal E (65.9) F (>80)

Homestake Road /Keams Boulevard NB Stop b (10.5)/NBL b (13.3)/NBL

KearnsBoulevard/ParkAvenue Signal B (12.6) C (28.4)

Homestake Road /ParkAvenue WB Stop a (5.3)/WBR e (46.1)/WBR

DeerValleyDrive/ParkAvenue Signal C (26.2) E (65.2)

ProjectAccess/Homestake Road WB Stop a (6.3)/WBL a (7.2)/WBL

1.MovementindicatedforunsignalizedintersectionswheredelayandLOSrepresentsworstmovement.SBL=Southacundleftmovement.etc.

2.UppercaseLOSusedforsignalized,roundabout.andAWSCinterseclionsLcwercaseLOSusedfora:!ctherunsignalizedintersections.

Source:HalesEn.ineerin.October2022

E. Mitigation Measures

No furthermitigationmeasures are recommended forthe Homestake Road / Park Avenue or

Deer ValleyDrive / Park Avenue intersectionsother than those listedin previouschapters.

Vehicleswilllearnto rerouteduringpeak timeswhen undue delay or queues are experienced.

Even with left-turnrestrictions,the westbound right-turnmovement at the Homestake Road /

Park Avenue intersectionwillexperience unacceptable delays duringpeak hours,though the

magnitude ofthe delayismuch lessthan the left-turndelayinexistingconditions.

F. Recommended Storage Lengths

Hales Engineering determined recommended storage lengths based on the 95thpercentile

queue lengthsgiven inthe future(2040) plus projectscenario.These storage lengthsdo not

includethetaperlength.Recommended storagelengthsforthe studyintersectionsare shown in

Table 11. Intersectionsshown includenew intersectionsand existingintersectionsthathave

recommended storage lengthchanges, eitherdue to background growth or projectgenerated

traffic.Storage lengthsforturnlaneswithsignificantqueueing were notincluded.
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Table 11: Recommended Storage Lengths

RecommendedStorageLengths(feet)

Nonhbound Southbound Eastbound Westbound
Intersection

LT RT LT RT LT RT LT RT

E P E P E P E P E P E P E P E P

1 BonanzaDrive/KeamsBoulevard 125200 125 125 -- 100 - 250 - - - 250 * - -

3 KeamsBoulevard/ParkAvenue - - 50 200 200 375 - - - - - - 250 - - -

5 DeerValleyDme /ParkAvenue 150250 - - 125 * - . 225 * - - 150 200 - -

SourceHaesEng·neenOctober2022
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L5:15-15:3011 89 11 4 13857 7D 14 16761 10 7 14 42 15912 829
15:30-15:4517 79 11 9 12571 91 14 19065 6 5 14 37 1528 858
15:45-16:0015 96 9 9 11878 95 la 14357 17 1 10 55 15020. 843
16:00-16:1512 65 10 2 11759 77 13 14364 8 9 10 52 15919: 796
16:35-16:3014 68 10 8 12963 89 25 17651 16 L3 10 47 15310: 821
16:3D-15:4510 94 11 3 10255 52 11 17781 13 6 8 32 12328 778
16:45-17:0016 90 9 1 11867 82 33 15554 8 26 7 38 14522I 789



APPENDIX C

LOS Results



SimTraffic LOS Repor1

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background
TimePeriod: MorningPeakHour Project# UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive

Type: Si nalized

n-n... . n- -a-. n.. & -

L 78 76 97 40.2 D

NW
T 50 50 100 27.8 C

R 209 209 100 3.9 A

Subtotal 337 335 99 15.7 B
L 58 57 98 34.1 C

SE
R 31 34 109 6.5 A

Subtotal 257 251 98 29.2 C

L 37 35 95 32.4 C

NE
T MO 330 97 33.0 C
R 231 239 104 28.7 C

Subtotal 608 604 99 31.3 C

L 559 577 103 29.0 C

SW
T 422 424 100 8.7 A

R 43 46 108 5.4 A
Subtotal 1,024 1,047 102 19.7 8

lotal 2,226 2,23/ 100 23.4 C

Intersection: HomestakeRoad & KearnsBoulevard

Type: Unsignalized

L 3 2 67 7.9 A

NB
R 24 25 104 5.2 A

Subtotal 27 27 100 5.4 A

T 548 543 99 0.4 A

EB
R 13 14 110 0.2 A

Subtotal 561 557 99 0.4 A

L 23 19 83 6.9 A

WB
T W M9 101 1.9 A

Subtotal 567 568 100 2.1 A

lotal 1,166 1,162 100 1.3 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 515 508 99 17.2 B

NW
166 162 98 6.2 A

Subtotal 681 670 98 14.5 B
L 233 238 102 12.1 B

SE

Subtotal 1,117 1,110 99 6.8 A
L 220 215 98 36.5 D

SW
R 250 256 102 7.5 A

Subtotal 547 550 101 17.8 B

lotal 2,346 2,330 99 11.7 B

Intersection: ParkAvenue& HomestakeRoad

Type: Unsi nalized

e.n... . n- -.-. m-. A -

T 642 635 99 2.0 A

NB
R 24 23 96 2.0 A

Subtotal 666 658 99 2.0 A
L 19 18 96 14.3 B

SB

Subtotal 1,123 1,105 98 4.3 A
L 15 14 95 9.5 A

WB

Subtotal 32 29 91 6.9 A

Total 1,821 1,/92 98 3.5 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& EmpireAvenueIDeerValleyDrive

Type: Signalized

L 56 58 103 28.4 C
T 141 139 99 29.5 C
R 41 43 106 10.8 B

Subtotal 238 240 101 25.9 C
L 489 476 97 30.4 C

SB
R 336 338 101 4.3 A

Subtotal 1,119 1,103 99 18.6 B
L 300 292 97 33.5 C

EB
R 36 37 102 16.5 B

Subtotal 508 500 98 29.0 C
L 34 31 91 40.7 D

WB
R 225 225 100 5.4 A

Subtotal 491 484 99 20.2 C
Total 2,36/ 2,32/ 99 21.9 C



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background
TimePeriod. EveningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive

Type: Signalized

L 184 185 100 31.3 C

NW
101 102 101 26.6 C

R 745 740 99 21.5 C
Subtotal 1,030 1,027 100 23.8 C

L 48 47 97 37.2 D

SE
T 59 59 100 27.8 C
R 25 24 95 6.0 A

Subtotal 132 130 98 27.2 C
L 36 34 94 21.2 C

NE
R 155 155 100 17.6 B

Subtotal 849 838 99 18.7 B
L 343 346 101 22.6 C

SW
T 394 388 99 7.3 A
R 38 39 102 5.0 A

Subtotal 775 773 100 14.0 B
lotal 2,/88 2,/68 99 19./ B

Intersection: HomestakeRoad & KearnsBoulevard

L 10 9 90 10.5 &

NB

Subtotal 82 79 96 7.6 A
T 777 768 99 0.4 A

EB

Subtotal 785 776 99 0.4 A
L 22 21 95 7.5 A

WB

Subtotal 632 628 99 2.0 A

lotal 1,600 1,483 99 1.6 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard
Type: Signalized

T 1,428 1,428 100 17.2 B

NW

Subtotal 1,778 1,783 100 16.4 B
L 301 294 98 35.5 D

SE

Subtotal 1,162 1,167 100 12.6 B
L 193 194 100 51.4 D

SW
T 121 125 W 0.8 A
R 306 298 97 23.0 C

Subtotal 620 617 100 27.4 C

Total 3,660 3,66/ 100 17.1 B

Intersection: ParkAvenue& HomestakeRoad
Type: Unsignalized

Egi!HIRE . ,, . .- . a -, -
|

T 1,726 1,733 100 5.2 A

NB
72 70 97 4.1 A

Subtotal 1,798 1,803 100 5.2 A
L 21 22 105 49.9 E

SB '

Subtotal 1,068 1,080 101 6.8
L 17 15 88 137.7 F

WB

Subtotal 53 52 98 96.7 F

Total 2,919 2,936 101 /.4 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive
Type: Signalized

L 63 61 96 49.3 D

NB
407 408 100 61.3 E

R 41 41 99 44.6 D
Subtotal 511 510 100 58.5 E

L 471 474 101 49.9 D

SB
T 269 280 104 26.9 C
R 324 326 101 4.6 A

Subtotal 1,064 1,080 102 30.3 C
L 706 714 101 55.8 E

EB
R 44 47 106 30.2 C

Subtotal 996 1,002 101 50.3 D
L 46 46 99 73.6 E

WB
R 685 680 99 47.9 D

Subtotal 912 912 100 52.7 D
lotal 3,484 3,604 101 46.0 D



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Backgrounti(Mitigated)
TlmePeriod: MorningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive

Type: Signalized

L 78 75 96 39.9 D

NW
R 209 206 99 3.7 A

Subtotal 337 331 98 15.6 B

L 58 56 96 35.0 C

SE
168 % 32.9 C

R 31 33 106 6.5 A

Subtotal 257 255 99 29.9 C

L 37 38 103 34.8 C

NE
T 340 337 99 34.2 C

R 231 232 101 28.5 C

Subtotal 608 607 100 32.1 C

L 559 568 102 50.8 D

SW
R 43 48 112 6.1 A

Subtotal 1,024 1,039 101 31.8 C

lotal . 2,226 2,232 iUU 29.3 U

Intersection: HomestakeRoad & KearnsBoulevard

Type: Unsi nalized

e-n . . is- -n-. n-. a - -

L 3 3 100 8.0 A

NB

Subtotal 27 31 115 5.3 A

T 548 545 99 0.5 A

EB
32 32 99 0.1 A

Subtotal 580 577 99 0.5 A

L 23 22 96 6.5 A

WB

Subtotal 567 564 99 2.0 A

lotal 1,1/4 1,1/2 100 1.3 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background(Mitigated)
TimePeriod: MorningPeakHour Proiect#;UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 515 503 98 15.0 B

NW

Subtotal 681 669 98 12.7 B
L 252 248 98 12.1 B

SE

Subtotal 1,117 1,123 101 6.8 A
L 220 216 98 36.9 D

SW
T 77 80 104 0.6 A
R 250 249 100 7.4 A

Subtotal 547 545 100 18.1 B

Total 2,346 2,337 100 11.2 8

Intersection: ParkAvenue& HomestakeRoad
Type: Unsignalized

T 642 630 98 4.1 A

NB

Subtotal 666 652 98 4.1 A
T 1,104 1,110 101 3.8 A

SB

Subtotal 1,104 1,110 101 3.8 A
R 17 16 96 6.8 A

WB

Subtotal 17 16 94 6.8 A

lotal 1,/8/ 1,//B 99 4.0 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background(Mitigated)
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive
Type: Signalized

L 56 57 101 33.1 C

NB
R 41 40 98 14.4 B

Subtotal 238 237 100 30.1 C
L 489 496 101 25.9 C

SB
T 294 284 97 16.1 B
R 336 346 103 4.4 A

Subtotal 1,119 1,126 101 16.8 B
L 300 290 97 40.3 D

EB
T 172 182 106 28.8 C
R 36 36 99 19.9 8

Subtotal 508 508 100 34.7 C
L 34 32 93 48.5 D

WB
R 225 222 99 5.2 A

Subtotal 491 492 100 24.4 C
Iotal 2,366 2,363 100 23.6



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background(Mitigated)
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive

Type: Signalized

L 184 186 101 30.0 C
T 101 99 98 25.1 C
R 745 735 99 15.6 B

Subtotal 1,030 1,020 99 19.1 B
L 48 47 97 42.5 D

SE
R 25 25 99 6.7 A

Subtotal 132 126 95 30.0 C
L 36 36 99 24.5 C

NE
R 155 158 102 19.7 B

Subtotal 849 837 99 20.9 C
L 343 347 101 68.3 E

SW
T 3M 391 99 7.5 A
R 38 37 97 5.7 A

Subtotal 775 775 100 34.6 C
lotal 2,/88 2,/b8 99 24.6

Intersection: HomestakeRoad & KearnsBoulevard
Type: Unsignalized

L 10 h 90 10.8 B

NB

Subtotal 82 81 99 7.6 A
T 777 762 98 0.4 A

EB

Subtotal 806 795 99 0.4
L 22 24 109 8.2

WB
T 610 60 100 1.9

Subtotal 632 633 100 2.1

lotal 1,621 1,609 99 1.5 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)Background(Mitigated)
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 1,428 1,430 100 19.0 B

NW
R 350 344 98 15.0 B

Subtotal 1,778 1,774 100 18.2 B
L 322 320 99 36.7 D

SE

Subtotal 1,162 1,161 100 13.6 B
L 193 188 97 50.5 D

SW
R 306 307 100 24.6 C

Subtotal 620 617 100 27.8 C

Total 3,660 3,662 100 18.4 B

Intersection: ParkAvenue& HornestakeRoad
T pe: Unsi nalized

e-u. . . u- .... e-.

T 1,726 1,713 99 12.5 B

NB
72 72 100 11.9 B

Subtotal 1,798 1,785 99 12.5 B
T 1,047 1,042 100 5.6 A

SB

Subtotal 1,047 1,042 100 5.6 A
R 36 36 99 43.3 E

WB

Subtotal 36 36 100 43.3 E

lotal 2,881 2,863 99 10.3 8



SimTraffic LOS Report

Project: Park CityHomestake Avengers TlS

AnalysisPeriod: Existing(2022)Background(Mitigated)
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& EmpireAvenueIDeerValleyDrive
Type: Signalized

L 63 62 98 53.6 D

NB
R 41 42 102 54.1 D

Subtotal 511 500 98 66.8 E
L 471 471 100 44.0 D

SB
269 265 99 26.7 C

R 324 327 101 5.4 A
Subtotal 1,064 1,063 100 27.6 C

L 706 694 98 58.3 E

EB
R 44 43 97 35.9 D

Subtotal 996 983 99 53.1 D
L 46 41 89 81.3 F

WB
R 685 691 101 41.5 D

Subtotal 912 910 100 48.4 D
lotal 3,484 3,466 99 46.0 D



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)PlusProject
TimePeriod: Moming PeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive
Type: Signalized

L 78 76 97 38.8 D

NW 50 47 N 32.0 C
R 209 208 100 3.8 A

Subtotal 337 331 98 15.8 B
L 58 55 94 34.8 C

SE
T 168 164 98 34.8 C
R 32 33 102 6.5 A

Subtotal 258 252 98 31.1 C
L 39 40 103 34.7 C

NE
R 232 227 98 28.9 C

Subtotal 619 619 100 32.5 C
L 559 560 100 44.3 D

SW
T 424 418 99 8.5 A
R 43 45 105 5.9 A

Subtotal 1,026 1,023 100 28.0 C
lotal 2,240 2,226 99 2/.8

Intersection: HomestakeRoad & KearnsBoulevard
Type: Unsignalized

L 8 Y 86 9.1 A

NB
R 35 34 96 5.8 A

Subtotal 63 59 94 4.5 A
T 548 552 101 0.5 A

EB

Subtotal 583 588 101 0.5 A
L 26 26 100 6.5 A

WB

Subtotal 570 560 98 2.0 A

rotal 1,216 1,20/ 99 1.4 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)PlusProject
TimePeriod: MorningPeakHour Project#UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 519 522 101 15.7 B
R 166 170 102 6.3 A

Subtotal 685 692 101 13.4 B
L 255 260 102 12.5 B

SE

Subtotal 1,120 1,128 101 6.9
L 220 214 97 37.0 D

SW
T 78 79 102 0.5 A
R 255 251 99 7.7 A

Subtotal 553 544 98 18.2 B

Total 2,36/ 2,364 100 11.4 8

Intersection: ParkAvenue& HomestakeRoad
Type: Unsignalized

643 650 tot 4.5 A

NB

Subtotal 670 677 101 4.5 A
T 1,104 1,102 100 4.2 A

SB

Subtotal 1,104 1,102 100 4.2 A
T 18 19 104 0.1 A

WB

Subtotal 39 39 100 2.3 A

Total 1,814 1,818 100 4.3 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod; Existing(2022)PlusProject
TimePeriod; Moming PeakHour Project#;UT22-2234

Intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive

Type: Signalized

L 56 54 96 35.5 D

NB
R 41 44 108 13.6 B

Subtotal 239 240 100 31.2 C
L 493 494 100 26.3 C

SB
R 340 340 100 4.5 A

Subtotal 1,130 1,127 100 17.2 B
L 301 305 101 41.4 D

EB
T 172 170 9 29.0 C
R 36 36 99 19.8 B

Subtotal 509 511 100 35.8 D
L 34 33 96 46.9 D

WB
R 226 226 100 5.3 A

Subtotal 492 497 101 23.5 C
lotal 2,3/1 2,3/S 100 24.0 C

Intersection: HomestakeRoad & ProjectAccess

Type: Unsignalized

T 36 33 91 0.2 A

NB

Subtotal 39 36 92 0.2 A
L 6 6 96 2.8 A

SB

Subtotal 61 61 100 0.6 A
L 4 4 100 4.8 A

WB

Subtotal 31 31 100 4.1 A

Total 132 128 9/ 1.3 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)PlusProject
TimePeriod· EveningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive
Type: Signalized

L 185 183 99 31.4 C
T 101 98 97 25.2 C
R 745 737 99 15.6 B

Subtotal 1,031 1,018 99 19.4 B
L 48 50 104 37.0 D

SE
T 59 59 100 30.6 C
R 27 27 99 6.7 A

Subtotal 134 136 101 28.2 C
L 37 37 99 23.9 C

NE
R 156 149 96 20.0 B

Subtotal 855 845 99 21.5 C
L 343 344 100 67.6 E

SW
R 38 37 97 5.8 A

Subtotal 782 784 100 34.0 C
lotal 2,803 2,/83 99 24./ C

Intersection: HomestakeRoad & KearnsBoulevard
Type: Unsignalized

L 13 13 100 10.2 B

R 78 79 102 7.6 A
Subtotal 102 104 102 7.1 A

T 777 768 99 0.4 A

EB

Subtotal 814 806 99 0.4 A
L 32 30 93 8.0 A

WB

Subtotal 642 641 100 2.2 A

Total 1,6S8 1,661 100 1.6 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod; Existing(2022)PlusProject
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard
Type: Signalized

T 1,430 1,432 100 19.0 8

NW
350 M8 99 14.6 B

Subtotal 1,780 1,780 100 18.1 B
L 330 329 100 36.7 D

SE

Subtotal 1,170 1,161 99 13.8 B
L 193 194 100 49.7 D

SW
T 121 123 102 0.8 A
R 309 302 98 24.2 C

Subtotal 623 619 99 27.5 C

Total 3,6/3 3,660 100 18.4 B

Intersection: ParkAvenue& HomestakeRoad
T pe: Unsi nalized

T 1,726 1,724 100 12.1 B

NB
82 82 100 11.8 B

Subtotal 1,808 1,806 100 12.1 B
T 1,047 1,038 99 5.3 A

SB

Subtotal 1,047 1,038 99 5.3 A
R 38 40 105 38.9 E

WB

Subtotal 38 40 105 38.9 E

Total 2,894 2,884 100 10.1 B



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Existing(2022)PlusProject
TimePeriod: EveningPeakHour Project# UT22-2234

Intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive

Type: Si nalized

L 63 66 104 49.7 D

NB
T 409 409 100 67.6 E
R 41 39 95 51.2 D

Subtotal 513 514 100 64.1 E
L 473 472 100 45.1 D

SB
R 326 326 100 5.0 A

Subtotal 1,070 1,060 99 28.3 C
L 710 718 101 61.3 E

EB
R 44 45 102 34.0 C

Subtotal 1,000 1,019 102 55.4 E
L 46 44 95 84.6 F

WB
T 181 182 100 69.0 E
R 689 681 99 42.9 D

Subtotal 916 907 99 50.2 D
lotal 3,500 3,500 100 4/.2 D

Intersection: HomestakeRoad & ProjectAccess
Type: Unsignalized

T 87 87 100 0.3 A

NB

Subtotal 97 99 102 0.3 ,A
L 18 17 94 3.0 A

SB

Subtotal 70 69 99 1.1 A
L 2 1 50 7.0 A

WB

Subtotal 17 17 100 4.5

Total 183 186 101 1.0 A



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod. Future(2027)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive

Type: Signalized

L 81 80 98 43.5 D

NW
T 50 52 W M.7 C
R 225 231 103 6.4 A

Subtotal 356 363 102 18.6 B
L 60 61 101 36.2 D

SE
R 32 33 102 6.8 A

Subtotal 262 261 100 31.1 C
L 41 34 83 34.6 C

NE
T 361 366 101 34.8 C
R 238 244 103 30.1 C

Subtotal 640 644 101 33.0 C
L 580 584 101 58.7 E

SW
T 477 478 100 13.6 B
R 45 48 107 10.1 B

Subtotal 1,102 1,110 101 37.2 D
Total 2,360 2,3/8 101 32 / C

Intersection: HomestakeRoad & Keams Boulevard

Type: Unsignalized

L 5 5 96 8.5 A

NB
30 32 106 5.3 A

Subtotal 35 37 106 5.7 A
T 609 614 101 0.5 A

EB

Subtotal 644 650 101 0.5 A
L 25 24 96 6.9 A

WB
T 565 566 100 2.2 A

Subtotal 590 590 100 2.4 A

Total 1,2/0 1 1,2// 101 1.6 A



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized
e. . . . - . .. n-. . -

T 526 529 101 15.9 B
R 187 191 102 6.3 A

Subtotal 713 720 101 13.4 8
L 284 285 100 13.1 B

SE
898 897 100 5.7 A

Subtotal 1,182 1,182 100 7.5 A
L 225 223 99 36.7 D

SW
M 84 101 0.7 A

R 262 264 101 8.2 A
Subtotal 571 571 100 18.2 B

Total 2,464 2,4/3 100 11./ B

Intersection: ParkAvenue& HomestakeRoad
T : Unsi nalized

n. . . . - . .. s.. -

T 681 687 101 4.0 A

NB
R 20 19 96 4.2 A

Subtotal 701 706 101 4.0 A
T 1,139 1,140 100 3.8 A

SB

Subtotal 1,139 1,140 100 3.8 A
R 20 21 106 4.5 A

WB

Subtotal 20 21 105 4.5 A

lotal 1,860 1,86/ 100 3.9 A



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive
Type: Signalized

L 60 63 105 34.3 C

NB
R 45 52 116 14.3 B

Subtotal 250 261 104 31.0 C
L 503 496 99 25.6 C

SB
T 2 5 301 102 16.7 B
R 357 360 101 4.2 A

Subtotal 1,155 1,157 100 16.6 B
L 315 316 100 41.3 D

EB
R 40 39 98 22.4 C

Subtotal 535 537 100 35.6 D
L 35 34 96 45.3 D

WB
2 0 23 100 38.3 D

R 240 245 102 5.7 A
Subtotal 515 518 101 23.3 C

lotal 2,45b 2,473 101 23.7 C



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)Background
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive
T e: Si nalized

L 188 189 100 50.0 D

NW
T 105 104 99 44.1 D
R 790 797 101 37.2 D

Subtotal 1,083 1,090 101 40.1 D
L 50 49 98 39.7 D

SE
R 26 30 114 7.0

Subtotal 136 137 101 28.9 C
L 39 39 99 23.5 C

NE
R 157 160 102 21.2 C

Subtotal 886 899 101 24.0 C
L 360 354 98 154.1 F

SW
T 449 438 98 13.9 B
R 40 44 109 9.8 A

Subtotal 849 836 98 73.1 E
Iotal 2,966 2,9b2 100 44.8

Intersection: HomestakeRoad & KearnsBoulevard

Type. Unsignalized

L 10 9 90 11.9 B

NB
80 80 100 7.2 A

Subtotal 90 89 99 7.7 A
T 806 823 102 0.4 A

EB

Subtotal 841 857 102 0.4 A
L 25 25 99 8.0 A

WB
638 632 99 2.0 A

Subtotal 663 657 99 2.2 A

lotal 1,696 1,603 101 1.6 A



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)Background
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 1,479 1,469 99 22.0 C
R 355 366 103 17.7 B

Subtotal 1,834 1,835 100 21.1 C
L 331 341 103 39.0 D

SE
T 861 848 98 4.9 A

Subtotal 1,192 1,189 100 14.7 B
L 200 201 100 50.2 D

SW
R 325 317 97 24.4 C

Subtotal 648 641 99 28.0 C

Total 3,675 3,666 100 20.3 G

Intersection: ParkAvenue& HomestakeRoad

Type: Unsignalized

T 1,793 1,803 101 14.4 8

NB
R 55 57 103 13.5 B

Subtotal 1,848 1,860 101 14.4 B
T 1,064 1,052 99 5.6 A

SB

Subtotal 1,064 1,052 99 5.6 A
R 40 37 92 49.7 E

WB

Subtotal 40 37 93 49.7 E

lotal 2,963 2,949 100 11./ B



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)Background
TimePeriod: EveningPeakHour Project#;UT22-2234

Intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive
Type: Signalized

L 65 64 98 52.5 D

NB
T 415 416 100 77.2 E
R 45 47 104 61.4 E

Subtotal 525 527 100 72.8 E
L 479 476 99 43.6 D

SB
R 334 327 98 5.4 A

Subtotal 1,086 1,071 99 27.8 C
L 736 743 101 74.1 E

EB
T 255 253 99 47.9 D
R 45 48 106 41.1 D

Subtotal 1,036 1,044 101 66.2 E
L 50 50 100 90.2 F

WB
R 697 702 101 45.3 D

Subtotal 937 940 100 54.6 D
Iotal 3,686 3,662 100 62./ U



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)PlusProject
TimePeriod: Moming PeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive
Type: Signalized

L 81 81 100 41.9 D
T 50 54 108 30.6 C
R 225 225 100 5.8 A

Subtotal 356 360 101 17.6 B
L 60 55 91 38.9 D

SE
170 17 102 35.7 D

R 33 32 96 7.2 A
Subtotal 263 261 99 32.9 C

L 43 40 94 34.9 C

NE
T 368 368 100 36.6 D
R 239 240 100 32.5 C

Subtotal 650 648 100 35.0 C
L 580 581 100 71.9 E

SW
T 479 78 100 13.9 B
R 45 44 98 10.5 B

Subtotal 1,104 1,103 100 44.3 D
Total 2,3/4 2,3/2 100 36.6 D

Intersection: HomestakeRoad & KearnsBoulevard
Type: Unsignalized

10 98 9.5 A

NB
21 21 100 0.4 A

R 41 44 108 5.8 A
Subtotal 72 75 104 4.8 A

T 609 605 99 0.5 A

EB
38 39 103 0.2 A

Subtotal 647 644 100 0.5 A
L 28 27 96 7.0 A

WB
T 5 5 100 2.2 A

Subtotal 593 591 100 2.4 A

Total 1,312 1,310 100 1.6 A



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)PlusProject
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 530 525 99 16.1 B
R 187 189 101 6.6 A

Subtotal 717 714 100 13.6 B
L 287 281 98 13.6 B

SE

Subtotal 1,185 1,175 99 7.6 A
L 225 228 101 35.6 D

SW
R 267 259 97 7.6 A

Subtotal 575 575 100 17.6 B

Total 2,476 2,464 99 11.7 B

Intersection: ParkAvenue& HomestakeRoad

Type: Unsignalized

T 681 683 100 4.5 A

NB
R 23 24 104 3.3 A

Subtotal 704 707 100 4.5 A
T 1,139 1,139 100 4.1 A

SB

Subtotal 1,139 1,139 100 4.1 A
T 20 19 96 0.0

Subtotal 44 42 95 4.1

lotal 1,888 1,888 100 4.2 A



SimTraffic LOS Report

Project: Park CityHomestake Tis

AnalysisPeriod: Future(2027)PlusProject
TimePeriod: Moming PeakHour Project#:UT22-2234

Intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive

Type: Signalized

L 60 63 105 34.1 C

NB
1 6 150 103 363 D

R 45 47 104 14.3 B

Subtotal 251 260 104 32.0 C
L 507 499 98 26.6 C

SB
R 361 372 103 4.3 A

Subtotal 1,165 1,161 100 17.1 B
L 316 311 98 40.9 D

EB
R 40 43 108 20.1 C

Subtotal 536 528 99 35.1 D
L 35 36 102 51.2 D

WB
T 240 250 104 40.5 D
R 241 245 102 5.6 A

Subtotal 516 531 103 25.1 C
lotal 2,469 2,480 100 24.3 C

Intersection: HomestakeRoad & ProjectAccess

Type: Unsignalized

T 45 46 102 0.3 A

NB

Subtotal 48 50 104 0.3 A
L 6 5 80 2.5 A

SB

Subtotal 66 66 100 0.6 A
L 4 4 100 4.9 A

WB

Subtotal 31 33 106 4.2 A

Total 146 149 103 1.3 A



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)PlusProject
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive

Type: Signalized

L 189 185 98 49.5 D
T 105 105 100 46.9 D
R 790 791 100 36.2 D

Subtotal 1,084 1,081 100 39.5 D
L 50 49 98 39.0 D

SE
60 60 100 31.3 C

R 28 31 110 6.8 A
Subtotal 138 140 101 28.6 C

L 40 39 97 24.1 C

NE
694 702 101 25.0 C

R 158 154 97 22.1 C
Subtotal 892 895 100 24.5 C

L 360 346 96 160.7 F

SW
T 456 458 100 14.2 B
R 40 42 104 9.5 A

Subtotal 856 846 99 73.9 E
lotal 2,9/2 2,962 100 46.4 D

Intersection: HomestakeRoad & KearnsBoulevard
Type: Unsignalized

L 13 11 85 10.5 B

NB
T 18 18 100 0.2 A
R 86 83 97 7.6 A

Subtotal 117 112 96 6.7 A
T 806 812 101 0.5 A

EB
43 44 102 0.1 A

Subtotal 849 856 101 0.5 A
L 35 34 96 9.3 A

WB
T 639 643 101 2.1 A

Subtotal 674 677 100 2.5 A

1otal 1,640 1,646 100 1./ A



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)PlusProject
TimePeriod: EveningPeakHour Project#·UT22-2234

Intersection: ParkAvenue& KearnsBoulevard
Type: Si nalized

e-n... . u- .... s-. & -, --

T 1,481 1,464 99 21.4 C
R 355 359 101 16.7 B

Subtotal 1,836 1,823 99 20.5 C
L 339 350 103 37.9 D

SE
861 858 100 4.9 A

Subtotal 1,200 1,208 101 14.5 B
L 200 196 98 50.7 D

SW
R 328 339 103 25.8 C

Subtotal 651 656 101 28.7 C

lotal 3,688 3,68/ 100 20.0 B

Intersection. ParkAvenue& HomestakeRoad

Type: Unsignalized

T 1,793 1,790 100 13.0 B

NB

Subtotal 1,858 1,855 100 13.0 B
T 1,064 1,057 99 5.6 A

SB

Subtotal 1,064 1,057 99 5.6 A
T 10 11 110 0.0 A

WB

Subtotal 52 52 100 38.7 E

lotal 2,9/S 2,964 100 10.8



SimTraffic LOS Report

Project: Park CityHomestake TIS

AnalysisPeriod: Future(2027)PlusProject
TimePeriod; EveningPeakHour Project#;UT22-2234

Intersection: ParkAvenue& EmpireAvenueIDeerValleyDrive
T pe: Signalized

L 65 63 97 57.3 E

NB
417 415 100 73.4 E

R 45 48 106 58.4 E
Subtotal 527 526 100 70.1 E

L 481 476 99 45.0 D

SB
275 267 97 26.9 C

R 336 338 101 5.0 A
Subtotal 1,092 1,081 99 28.0 C

L 740 754 102 85.4 F

EB 255 258 101 48.9 D
R 45 47 104 39.9 D

Subtotal 1,040 1,059 102 74.5 E
L 50 48 96 85.2 F

WB
T 190 184 97 72.9 E
R 701 690 98 44.7 D

Subtotal 941 922 98 52.4 D
Iotal 3,601 3,688 100 b4.3 D

Intersection: HomestakeRoad & ProjectAccess
Type: Unsignalized

T 102 99 97 0.2 A

NB
10 9 90 0.3 A

Subtotal 112 108 96 0.2 A
L 18 17 94 3.0 A

SB
T 62 62 101 0.7 A

Subtotal 80 79 99 1.2 A
L 2 1 50 8.2 A

WB
R 15 13 87 4.2 A

Subtotal 17 14 82 4.5 A

Total 208 201 9/ U.9 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive

Type: Signalized

L 86 90 105 44.0 D

NW
T 50 51 102 M.3 D
R 250 251 100 6.5 A

Subtotal 386 392 102 19.0 B
L 65 70 108 39.2 D

SE
R 32 36 112 8.0 A

Subtotal 267 282 106 38.4 D
L 41 38 93 36.6 D

NE
R 243 246 101 34.9 C

Subtotal 720 722 100 37.8 D

L 665 606 91 205.4 F

SW
T 557 553 99 39.3 D
R 55 61 110 27.0 C

Subtotal 1,277 1,220 96 121.2 F
lotal 2,660 2,61b 99 //.3

Intersection: HomestakeRoad & KearnsBoulevard

Type: Unsignalized

L b 6 114 7.6 A

NB
30 31 102 5.9 A

Subtotal 35 37 106 6.2 A
T 689 685 99 0.5 A

EB
35 38 108 0.2 A

Subtotal 724 723 100 0.5 A
L 25 22 88 7.4 A

WB
651 658 101 2.4 A

Subtotal 676 680 101 2.6 A

Total 1,436 1,440 100 1.6 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 555 553 100 16.5 8
R 197 196 99 7.5 A

Subtotal 752 749 100 14.1 B
L 354 354 100 15.6 B

SE

Subtotal 1,287 1,276 99 8.6 A
L 255 250 98 36.4 D

SW
T 83 83 100 0.9 A
R 317 324 102 9.3 A

Subtotal 655 657 100 18.6 B

Total 2,694 2,682 100 12.6 B

intersection: ParkAvenue& HomestakeRoad

Type: Unsignalized

T 721 719 100 4.7 A

NB

Subtotal 741 741 100 4.7 A
T 1,204 1,190 99 4.2 A

SB

Subtotal 1,204 1,190 99 4.2 A
R 20 19 96 5.7 A

WB

Subtotal 20 19 95 5.7 A

Total 1,964 1,960 99 4.4 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)Background
TimePeriod: MorningPeakHour Project#:UT22-2234

intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive

Type: Signalized

L 60 57 95 35.3 D

NB
R 45 46 102 16.7 B

Subtotal 250 254 102 33.7 C
L 523 511 98 28.6 C

SB
3 06 101 18A B

R 392 388 99 4.7 A

Subtotal 1,219 1,205 99 18.3 B
L 355 348 98 42.6 D

EB
R 40 38 96 22.0 C

Subtotal 590 579 98 36.5 D
L 35 32 91 53.1 D

WB
R 240 241 100 6.2 A

Subtotal 545 546 100 26.3 C
Total 2,604 2,584 99 25.7 C



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)Background
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive
Type: Signalized

L 188 180 96 115.8 F
T 105 106 101 113.9 F
R 885 858 97 104.6 F

Subtotal 1,178 1,144 97 107.2 F
L 55 54 98 40.2 D

SE
T 60 65 108 33.5 C
R 26 27 103 7.3 A

Subtotal 141 146 104 31.1 C
L 39 38 97 24.0 C

NE
780 766 98 25.6 C

R 162 162 100 21.9 C
Subtotal 981 966 98 24.9 C

L 415 359 87 392.3 F

SW
R 40 43 107 18.0 B

Subtotal 974 916 94 176.5 F
lotal 3,2/6 3,1/2 9/ 106.3 F

Intersection: HomestakeRoad & KearnsBoulevard
T pe: Unsignalized

L 10 9 90 13.6 8

NB

Subtotal 90 92 102 8.9 A
T 901 882 98 0.5 A

EB
35 36 102 0.1 A

Subtotal 936 918 98 0.5 A
L 25 24 95 9.2 A

WB
708 6% 98 2.2 A

Subtotal 733 720 98 2.4 A

o



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)Background
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard
Type: Si nalized

e-u.a. . u- -a - e- - A -s

T 1,554 1,532 99 35.6 D

NW
R 400 392 98 28.6 C

Subtotal 1,954 1,924 98 34.2 C
L 381 383 101 42.8 D

SE

Subtotal 1,297 1,302 100 16.5 8
L 220 216 98 51.3 D

SW
123 120 98 1.5 A

R 375 373 100 27.3 C
Subtotal 718 709 99 30.2 C

lotal 3,9b8 3,936 99 2/./ G

Intersection: ParkAvenue& HomestakeRoad

Type: Unsignalized

T 1,913 1,895 99 22.2 C

NB
55 52 N 21.4 C

Subtotal 1,968 1,947 99 22.2 C
T 1,139 1,138 100 5.5 A

SB

Subtotal 1,139 1,138 100 5.5 A
R 40 39 97 64.3 F

WB

Subtotal 40 39 98 64.3 F

Iotal 3,148 3,124 99 16./



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)Background
TmePeriod: EveningPeakHour Project#:UT22-2234

intersection: ParkAvenue& EmpireAvenue/DeerValleyDrive
Type: Signalized

L 70 67 95 63.2 E

NB
R 45 48 106 75.8 E

Subtotal 530 535 101 86.5 F
L 509 510 100 50.3 D

SB
R 379 381 101 5.4 A

Subtotal 1,161 1,154 99 30.2 C
L 821 802 98 97.4 F

EB
T 280 282 101 52.9 D
R 45 42 93 47.9 D

Subtotal 1,146 1,126 98 84.4 F
L 50 52 103 96.5 F

WB
205 200 97 M.5 F

R 732 740 101 57.4 E
Subtotal 987 992 101 66.9 E

lotal 3,826 3,80t 100 63.9



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)PlusProject
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive
T e: Si nalized

o. . . . . . .. e- . - -

L 86 81 94 46.0 D
T 50 49 98 34.1 C
R 250 245 98 6.7 A

Subtotal 386 375 97 18.8 B
L 65 58 90 41.3 D

SE
R 33 33 99 8.3 A

Subtotal 268 261 97 35.0 C
L 43 40 94 35.4 D

NE
R 244 245 100 35.2 D

Subtotal 730 730 100 37.3 D
L 665 627 94 167.7 F

SW
R 55 56 101 19.3 B

Subtotal 1,279 1,238 97 99.8 F
Total 2,664 2,604 98 66.9 E

Intersection. HomestakeRoad & Keams Boulevard

Type: Unsignalized

L. 10 9 88 10.5 B

NB
T 21 22 105 0.3 A
R 41 42 103 6.6 A

Subtotal 72 73 101 5.2 A
T 689 688 100 0.5 A

EB
8 8 101 0.1 A

Subtotal 727 726 100 0.5 A
L 28 27 96 7.1 A

WB

Subtotal 679 671 99 2.4 A

lotal 1,4/8 1,4/O 99 1.6 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)PlusProject
TimePeriod; MorningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard

Type: Signalized

T 559 565 101 16.0 B
R 197 197 100 7.1 A

Subtotal 756 762 101 13.7 8
L 357 359 101 15.7 B

SE
933 939 101 6.0 A

Subtotal 1,290 1,298 101 8.7 A
L 255 250 98 36.5 D

SW
T 83 82 99 0.9 A
R 322 317 98 10.0 A

Subtotal 660 649 98 19.1 B

Total 2,/06 2,/09 100 12.6 B

Intersection: ParkAvenue& HomestakeRoad

Ty e: Unsignalized

T 720 730 101 4.8 A

NB
R 23 24 104 3.8 A

Subtotal 743 754 101 4.8 A
T 1,204 1,203 100 4.2 A

SB

Subtotal 1,204 1,203 100 4.2 A
T 20 21 106 0.0 A

Subtotal 44 41 93 2.6 A

lotal 1,991 1,996 100 4.4 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)PlusProject
TimePeriod: MorningPeakHour Project#:UT22-2234

Intersection. ParkAvenue& EmpireAvenue/DeerValleyDrive

Type: Signalized

L 60 59 98 36.6 D

NB
T 146 145 99 40.0 D
R 45 45 100 17.5 B

Subtotal 251 249 99 35.1 D
L 527 529 100 29.5 C

SB
R 396 402 101 4.7 A

Subtotal 1,230 1,233 100 18.7 B
L 356 364 102 44.1 D

EB
R 40 39 98 21.5 C

Subtotal 591 591 100 37.6 D
L 35 35 99 53.2 D

WB
R 241 242 100 5.8 A

Subtotal 546 541 99 26.2 C
lotal 2,618 2,614 100 26.2 C

Intersection: HomestakeRoad & ProjectAccess

Type: Unsignalized

T 45 46 102 0.3 A

NB
3 3 100 0.1 A

Subtotal 48 49 102 0.3 A
L 6 6 96 2.6 A

SB
T 60 58 97 0.5 A

Subtotal 66 64 97 0.7 A
L 4 2 50 6.3 A

WB

Subtotal 31 29 94 4.2 A

lotal 146 142 98 1.3



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)PlusProject
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: KearnsBoulevard& BonanzaDrive/MonitorDrive
Type: Signallzed

L 189 185 98 113.3 F
T 105 97 93 110.0 F
R 885 846 96 101.0 F

Subtotal 1,179 1,128 96 103.8 F
L 55 57 103 42.9 D

SE
R 28 28 99 8.2 A

Subtotal 143 144 101 31.8 C
L 40 40 99 24.3 C

NE
R 163 163 100 22.5 C

Subtotal 988 996 101 24.9 C
L 415 345 83 454.1 F

SW
T 526 512 97 %.7 E
R 40 38 94 30.8 C

Subtotal 981 895 91 208.8 F
lotal 3,292 3,163 96 114.6 l-

Intersection: HomestakeRoad & KearnsBoulevard
T pe: Unsignalized

L 13 14 108 13.3 B

NB
T 18 18 100 0.2 A
R 86 86 100 8.7 A

Subtotal 117 118 101 7.9 A
T 901 907 101 0.5 A

EB
R 43 44 102 0.2 A

Subtotal 944 951 101 0.5 A
L 35 31 88 10.6 B

WB

Subtotal 744 727 98 2.7 A

lotal 1,806 1,796 100 1.9 A



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod: Future(2040)PlusProject
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& KearnsBoulevard
T e: Si nalized

n-n... . n - -... e- . a -, -

T 1,556 1,532 98 36.6 D

NW
R 400 390 98 29.2 C

Subtotal 1,956 1,922 98 35.1 C
L 389 400 103 44.1 D

SE

Subtotal 1,305 1,333 102 17.2 B
L 220 212 96 52.4 D

SW
123 123 100 1.5 A

R 378 375 99 28.2 C
Subtotal 721 710 98 30.8 C

lotal 3,981 3,966 1U0 28.4 G

Intersection: ParkAvenue& HomestakeRoad

Type: Unsignalized

T 1,913 1,884 98 22.8 C

NB
65 65 100 22.7 C

Subtotai 1,978 1,949 99 22.8 C
T 1,139 1,148 101 5.6 A

SB

Subtotal 1,139 1,148 101 5.6 A
T 10 11 110 0.1 A

WB

Subtotai 52 54 104 36.7 E

lotal 3,1/0 3,161 99 16.8 G



SimTraffic LOS Report

Project: Park CityHomestake Avengers TIS

AnalysisPeriod. Future(2040)PlusProject
TimePeriod: EveningPeakHour Project#:UT22-2234

Intersection: ParkAvenue& EmpireAvenuelDeerValleyDrive
T pe: Signalized

L 70 72 102 59.4 E

NB
T 417 419 100 89.4 F
R 45 46 102 71,9 E

Subtotal 532 537 101 83.9 F
L 511 513 100 49.3 D

SB
R 381 387 102 5.9 A

Subtotal 1,167 1,179 101 30.7 C
L 825 798 97 102.3 F

EB
R 45 44 97 51.0 D

Subtotal 1,150 1,121 97 88.9 F
L 50 48 96 97.6 F

WB
R 736 740 101 58.1 E

Subtotal 991 993 100 67.8 E
Iotal 3,841 3,830 100 66.2 h

Intersection: HomestakeRoad & ProjectAccess

Type: Unsignalized

T 102 100 98 0.2 A

NB

Subtotal 112 111 99 0.2
L 18 15 83 3.0

SB

Subtotal 80 77 96 1.1
L 2 1 50 7.2 A

WB
R 15 17 113 4.1 A

Subtotal 17 18 106 4.3 A

lotal 208 206 99 U.9
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INTRODUCTION

1 0 INTRODUCT10N

On behalfofJ.FisherCompanies ("Client"),and inaccordance withStantecConsultingServices

Inc.'s("Stantec")July8,2022 Proposaland Cost Estimate,Stantecconducted a limitedtopsoil

and subsurfacesoilinvestigationat the Homestake parcellocated at 1875 Homestake Road in

ParkCity,Summit County,Utah ("Property").The intentoftheinvestigationwas toinvestigateif,

and towhat degree, soilsmight be impacted by heavy metalsatspecificlocationswhere the

Clientisconsideringredevelopment activities,includingproposed constructionofabovegrade
residencesand underground parkingstructures.Thisreportpresentsa summary offieldactivities

and analyticalresultsassociatedwiththeinvestigation.

The limitedsoilinvestigationwas conducted inresponsetothe Client'sand Stantec'sreviewof

historicalPhase /EnvironmentalSiteAssessment(ESA)Reports(Terracon,2016 and 2017),a

LimitedSiteInvestigationReport(Terracon,2016),and a more recentSiteAssessmentReport

(BlueLedge Consulting,LLC,2021),documents prepared on behalfofthe ParkCityMunicipal

Corporation(PCMC) and sharedwiththe Client.The 2016 and 2017 investigationsincludedthe

Propertyand off-sitelandslocatedimmediatelynorthofthe Property,which extended from the

generalizednorthernPropertyboundary to KearnsBoulevard(adistanceofapproximately
400 feet).

The 2016 investigationincludedfield-screeningofsoilsateightsoiltestboringsto20 to25 feet

below grade,utilizinga portablex-rayfluorescence(XRF)analyzertoscreenformetalsand a

portablephotoionizationdetector(PID)toscreenforvolatileorganiccompound (VOC)

constituents.The 2016 XRF studyidentifiedlocalizedPropertytopsoiland near-surfacesoil

(generallywithinthe upper two feetofthe ground surface)thatcontained lead concentrations

inexcessofPCMC's SoilOrdinance screeninglevelforlead atoccupied properties

(200milligramsper kilogram(mg/kg);i.e.,partsper million-ppm).Reportedly,allothermetal XRF

concentrationswere deemed representativeoftypicalbackground metal concentrations.Field-

screeningofsoilsusingthe PIDindicatedno qualitativesignsofVOCs.

This2022 limitedsoilinvestigation,conducted on August 22,2022,includedthe collectionof

topsoiland subsurfacesoilsamples and field-screeningformetalsusingan XRF analyzer,with

selectsoilsamples being submittedforquantitativelaboratoryanalysisofthe eightResource

Conservationand Recovery Act (RCRA) Metalsby Method EPA 6010B/C/D (mercury:EPA

7471A).Stantec,the Client,and PCMC representativesagreed on the samplinglocationsin

advance ofthe investigation,as outlinedand proposed withinStantec'sJuly8,2022 Proposal.In

accordance withUnitedStatesEnvironmentalProtectionAgency (USEPA)Method 6200.Field

PortableX-Ray FluorescenceSpectrometryfortheDeterminationofElementalConcentrationsin

Soiland Sediment,the XRF fieldresultswere used inparttoidentifywhich soilsamples were

analyzed by the laboratory.

The 2022 siteand soiltestboringlocationsare identifiedon Figures1and 2,respectivelyherein.

Metal resultsand samplingdepths ofparticularinterestare presentedon Figure3.A copy ofthe

Stantec
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laboratoryQualityAssurance/QualityControl(QA/QC) LevelIllresultreportisattached as

Appendlx A.
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2 0 SOIL SAMPUNG ACTIVmES

Inadvance offielddrillingactivities,Stantecspray-paintedthe proposed boringlocationsfor

easy referencewhen locatingburiedutilities.Stanteccoordinateda privateground-penetrating
radar(GPR) utilitylocateby GPRS, LLC (GPRS)ofSaltLake City,Utah and a publicutilitylocate

by BlueStakesUtilityLocatorsofUtah (BlueStakes).GPRS and BlueStakesdid notidentifyany

buriedutilitieswithin10feetofany proposed soiltestboringlocation.

2.1 SOIL SAMPLING PROTOCOL

On August 22,2022,a Stantecgeologistobserved thedrillingand samplingof 17soiltestborings

by DirectPushServices,LLC ofSaltLake City,Utah,utilizingdirect-pushtechnology (reference

Figure2).Each soiltestboringwas drilledand sampled usinga GeoProbe direct-pushdrillrig,

equipped withan approximate 3.25-inch(3.25-in.)diameter,steeldrive-pointthatwas pushed

hydraulicallyintothe subsurface.Soilsamples were collectedcontinuouslywithinnew

disposable,5-feetlong,clear-acrylic,samplingtubesforeasy visualinspectionand sample

collection.

Stantecobserved thatthe land surfacewas covered by an approximate 4-inchthick,asphalt-

paved surface.Thereappeared tobe a thinlayerofimported orotherroadbase material

located between the bottom ofthe asphaltcover and underlyingsoilmaterial,althoughat

some boringsitwas difficulttodifferentiatebetween possibleimported materialand underlying
soils.Duringsoilsampling,Stantecscreened soilsamples forqualitativesigns(visualand olfactory

observations)ofpotentialcontamination.Stantecdidnot observe any qualitativesignsof

potentialcontaminationatany ofthe borings.

At ten ofthe shallowtopsoilsamplingboreholesnoted on Figure2 (boringsHS-2,-4,-6,-8,-10.-

12,-14,-15,-16,and HS-17),Stantecused a portableXRF analyzertoscreensoilsinapproximate

six-inchverticalintervalswithinthe upper,approximate 1.5feet(i.e.,3-in.,9-in.,15-in.depths

beneath the bottom oftheasphaltpavement, etc.)ofsoilslocatedimmediatelybeneath the

asphalt-pavedsurface.At theseven deep soiltestboreholes(boringsHS-1,-3,-5,-7,-9,-11,and

HS-13),Stantecused the XRF toscreensoilsinapproximate 2.5-ft.intervalswithinthe upper,

approximate 20 feet(i.e.,3-in.,2.5-ft.,5-ft.,7.5-ft.,10-ft.,12.5-ft.,15-ft.,17.5-ft.,and 20-ft.)ofsoils

beneath the asphaltpavement. Stantec'suppermost soilsample collectedbeneath the

asphalt-paved,parkinglotwas collectedofmaterialthatappeared torepresentuppermost

naturalsoil(i.e.,not asphaltmaterialorunderlyingroadbase,etc.).

Subsurfacesoilswere comprised ofa heterogeneous mix ofunsaturated,varyingbrown/tan to

gray,medium- tocoarse-grainedsand,gravel,and pebbles withina silt-richmatrix,as wellas a

few interspersed,smallfragmentsofhighly-weathered,red sandstone.At each oftheseven 20-

ft.deep borings,Stantecobserved clay-tosilt-richsoilsatdepths between 15to20 feet,

includingincreasingmoisturecontentwithincreasingdepth.

Stantec
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Allsoilsamples were screened inthe fieldfor11 ofthe 13 PriorityPollutantMetalsusinga hand-

held,XRF analyzer(i.e.,Niton XL2 GOLDD analyzer).Priortoanalyzingsamples,the calibration

ofthe XRF analyzerwas checked usinga RCRA 500 standardand a blankstandard(puresilica

sand).Berylliumistoo lightforanalysisby typicalhand-held,XRF analyzers,and the NitonXRF did

notscreenforThallium.Neithermetal isanticipatedto be ofenvironmentalconcern,relatedto

the Propertyornearby,surroundinglands,based on Stantec'sextensiveexperiencesampling

and analyzingseveralhundred soilsamples throughoutthe regionduringthe pastseveralyears.

The XRF LimitofDetection(LOD) differedforeach metal,typicallybetween 5 to 10 ppm.

Stantec'sfieldgeologistextended the X-raydetectorend ofthe XRF analyzeratop each sample

tomeasure the outer,exposed surfaceofsoil,ingeneralaccordance withthe XRF analyzing

protocoldetailedwithinUS EPA Method 6200.AllXRF readingswere logged withinthe XRF

analyzerand then downloaded subsequentlyonto a Stanteccomputer forarchiving.

Stantecreviewed the XRF resultsintermsofcriteriaoutlinedwithinStantec'sJuly8,2022

Proposal,includingatleastone soilrepresentativeofeach ofthe highest,moderate, and lowest

lead concentrationsand 12additionalsamples thatexhibitedsome ofthe highestlead orother

metal concentrations,tohelpselectwhich specificsoilsamples would be analyzed

quantitativelyby the laboratory.Insome instances,Stanteccollectedsamples forlaboratory

analysiswhich representedsamplingintervalsthatwere eitheroverlyingorunderlyingsoilsthat

exhibitedslightlyelevatedlead orothermetal XRF concentrations.

As outlinedwithinStantec'sProposal,a totalof 15soilsamples were collectedwithinlaboratory-

providedsample containersforquantitativeanalysisoftheeightResource Conservationand

Recovery Act (RCRA) metalsby Method EPA 6010B/C/D (Mercuryby EPA 7471A).Stantec'sfield

geologistutilizednitrileglovesduringsoilsample collectionand XRF screening.Followingsample

collection,each containerwas labeledas tosample location,date,and analysisand then

hand-deliveredtoChemtech-Ford LaboratoriesofSaltLake City,Utah,a Utah-certified,

analyticallaboratory.StrictChain-ofCustody (CoC) and QualityAssurance/QualityControl

(QA/QC) protocolwere administeredthroughoutthesampling program and deliveryofsamples

tothe laboratory.

Followingsamplingactivities,each boreholewas backfill-abandonedwithbentonitepellets,

from the bottom ofeach borehole,progressingupward and includingan asphalt-patch

materialemplaced withinthe upper approximate 1-to 1.5feet,flushto grade.Stantec

inspectedthe backfilledboreholeson the evening ofAugust 22 and the morning ofAugust 23,

2002 toverifythatallborings'asphaltbackfillhad cured flushwiththe existingasphalt-paved,
land surface.

Stantec
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2.2 SOIL ANALYTICAL RESULTS

Attached Table 1 presentsa summary ofStantec'sXRF field-screeningresults,whileattached
Table2 presentsa comparative analysisofXRF and laboratoryresuits.A copy oftheanalytical
reportispresentedas Appendix A herein.

Inconsiderationofthe heterogenous natureofthe lithologiccharacteristicsofthe soilmaterials

(sand,gravel,pebbles,rockfragments,etc.),itisnotsurprisingthatXRF field-screeningresults
and analyticallaboratoryresultsmay differ.However, ingeneral Stantec'sreviewofXRF and

laboratoryresultsindicatereasonablecorrelationbetween the data.Stantec'sreviewoftheXRF
and laboratoryresultsindicatesthatallbutseven soilsamples exhibitedmetal concentrations
deemed representativeofnaturalbackground metal concentrations- based on Stantec's
extensiveexperiencesamplingand analyzingseveralhundred soilsamples throughoutthe

regionduringthe pastseveralyears.

Seven soilsamples exhibiteda lead concentrationinexcessofthe PCMC's SoilOrdinance

screeninglevelof200 ppm:

Sample Depth (t,«ow-phe) XRF Lead (ppm*) Lab Lead (ppm)

HS-1-2.5 2.5feet 592 531
HS-2-1 9-inches 541 193 (lessthan 200 ppm)
HS-3-2.5 2.5feet 471 668
HS-5-2.5 2.5feet 6,686 11,000
HS-6-1.5 15-inches 589 1,730
HS-16-1 9-inches 413 374
HS-17-1 9-inches 440 572
*
ppm - milligramsper kilogram;aka,partsper million

XRF and laboratorylead concentrationsinallothersoilsamples are deemed by Stantecto
representtypicalbackground lead concentrations.The US EPA Risk-BasedScreeningLevel(RSL)
forlead,deemed protectiveofresidentialland use,is400 ppm. The RSLforlead under industrial
landuse scenariosis800 ppm. Asidefrom lead and arsenic,no othermetal concentrationinany
soilsample exceeded a corollaryRSLdeemed protectiveofresidentiallanduse.

Itiswell-documented throughoutUtah thatnaturalbackground concentrationsofarsenic
almostalways exceed the US EPA'sresidentialRSLforarsenicof0.68ppm, which isbased on
national,genericexposure factors.Stantec'sreviewoftheanalyticaldata indicatesthatthere
were onlythreesoilsamples thatexhibitedwhat Stantecbelievestobe representativeofarsenic
concentrationsinexcessofnaturalbackground conditions,namely laboratorysamples:HS-5-2.5
(arsenicat260 ppm); HS-6-1.5(79.2ppm); and HS-17-1(61ppm). As listedabove, each ofthe
threesamples alsoexhibitedelevatedlead concentrations.AllotherXRF and laboratoryarsenic
concentrationsare deemed representativeoftypical,naturalbackground arsenic
concentrations.

Stantec
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3 0 SUMMAPr OBSERVATIONS AND CONCLUSIONS

Thislimitedsoilsamplinginvestigationprovideda timelyand cost-effectivemeans by which soil

beneath theasphalt-paved,land surfacewere investigatedforheavy metal presence.The

intentoftheinvestigationwas nottofullydelineatepotentialmetal contaminationatthe

propertybut providedata tohelpestimatepotentialpresence and generalizedconcentrations

ofmetalswithinnear-surfaceand subsurfacesoilsbeneath the property.

The XRF and laboratoryresultsshouldbe reviewed inlightofcorollaryboringlocationsand soil

samplingdepths forextrapolationofsubsurfacesoilconditionsand lateraland verticalmetal

concentrationslaterallybetween thedifferentsoiltestboringsand verticallywithinindividualsoil

boreholes.SinceindividualXRF and laboratorysamples were collectedatspecificsampling

depths withineach individualsoiltestboring(every6-inchesatshallowboringsand at2.5-ft.

intervalsatthe 20-ft.deep borings),the resultsshouldbe used toestimatemetal concentrations

acrossthe propertyinadjacent,overlying,and/or underlyingsoilsthatwere notXRF field-

screened orlaboratory-analyzed.

Atthe timeofinvestigation,the propertywas covered by an approximate,4-inchthick,asphalt-

paved, vehicleparkinglot.Subsurfacesoilswere comprised ofa heterogeneous mixof

unsaturated,varyingbrown/tan togray,medium- tocoarse-grainedsand,gravel,and pebbles
withina silt-richmatrix,as wellas a few interspersed,smallfragmentsofhighly-weathered,red

sandstone.At each ofthe seven 20-ft.deep borings,Stantecobserved clay-tosilt-richsoils

between 15to20 feet,includingincreasingmoisturecontentwithincreasingdepth toborehole

completiondepths of20 feetbelow grade.Stantecestimatedthatthe depth tothewater table

may approximate 20 ormore feetbelow grade.

Topsoiland near-surfacesoilsamplingacrossthe propertyindicatedthatatleastthe upper six

inchesofsoilbeneath the bottom ofthe approximate fourinchthick,asphaltparkinglotappear
tocontainmetal concentrationsrepresentativeoftypical,naturalbackground metal

concentrations.The resultssuggestthe possibilitythat,under futurepotentialland

redevelopment activitieswhich may includeremoval ofthe asphaltpavement, the upper six

inchesofsoil(ifexposed tothe naturalelements but not disturbed)may pose littletono riskto

human healthas regardsheavy metal concentrationsintopsoil.

Forinstance,as longas the upper sixinchesofsoilisnotpenetrated,itispossiblethatmovement

ofpedestrians,vehicles,and/or equipment acrossexposed propertytopsoilmay pose no

unacceptable risktohuman healthand the environment.Sincethe upper sixinchesofsoil

appear toreflectnaturalbackground conditionsand metal concentrations,riskassociatedwith

potentialdirectphysicalcontact (dermalexposure)and/or airdispersionofsoil/particulate
matter(inhalationand/or ingestionexposure)appears tobe oflittleto no significantriskas

regardsmetal concentrationsinthesoil.Forinstance,as longas the upper sixinchesofsoilisnot

penetrated,itmay be possibletomobilizevehicles,constructiontrailers,and earth-moving

Stantec

ProjectNo.:203722755/05-Reports/delivs/2022/LtdSoilSamplingSumRept 3J



LIMITED SOIL SAMPLING INVESTIGATION SUMMARY REPORT

HOMESTAKE PARCEL

September13,2022
SUMMARY OBSERVATIONSAND CONCLUSIONS

equipment onto the propertyinpreparationforfuturelandredevelopment withlittletono riskto

human healthand the environmentas regardsmetal concentrationsintopsoil.

However, ifthe upper sixinchesofsoilatthe propertyispenetratedduringfutureland

redevelopment activities,therebyexposingunderlying,subsurfacesoiltothe natural

atmosphere, thereare localizedsubsurfacesoilsthatmay pose unacceptable risktohuman

health.As identifiedon Figure3,threesoilsamples contained lead concentrationsinexcessof

200 ppm ata depth ofnineinchesbelow the bottom ofthe asphalt,namely samples HS-2-1.

HS-16-1,and HS-17-1.The nextdeepest depth atwhich an elevatedlead concentrationwas

identifiedinany boringwas at 15inchesbeneath the bottom ofthe asphaltparkinglotat lone

boringHS-6.The nextdepth atwhich an elevatedlead concentrationwas identifiedwas at2.5-

ft.beneath the bottom ofthe asphaltparkinglotat boringsHS-1,HS-3,and HS-5.Subsurfacesoils

atdeeper depths at boringsHS-L -3,-5,-7,-9,-11,and HS-13appeared to reflecttypical,natural

background metal concentrations,which are anticipatedtopose littleto no riskto human

healthand the environmentas regardsmetal concentrations.

Stantec
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TABLE 1.XRF FIELD-SCREENING RESULTS

HomestakeProperty
ParkCity,Utah

SAMPLE Sb** Cd Ag Pb,Lead Se As Hg Zn Cu Ni Cr

HS-1 (3-inches)* 23.04 13 8.55<LOD*** < LOD 6.54< LOD 32.21 16.92< LOD 126.1

HS-1-2.5(2.5-ft.)21.65 14.47 < LOD 592.28< LOD 46.82< LOD 2137.778.55< LOD < LOD

HS-1-5 (5-ft.) 33.35 12.17 11.34 31.98< LOD 12.57< LOD 236.32< LOD < LOD < LOD

HS-1-7.5 (7.5-ft.)23.75< LOD < LOD 30.46< LOD 13.42< LOD 129.11< LOD < LOD < LOD

HS-1-10 (10-ft.) 40.81 13.92 14.7 107.61< LOD 20.52< LOD 164.0437.57 37.93< LOD

HS-1-12.5(12.5-ft.)26.2 11.19 9.81 54.2< LOD 8.92< LOD 206.6418.55< LOD < LOD

HS-1-15 (15-ft.) 32.3 9 8.44 52.28< LOD 15.58< LOD 142.17 24.7 32.05< LOD

HS-1-17.5(17.s-ft.)33.04 11.71 < LOD 30.3< LOD 14.85< LOD 136.31< LOD < LOD < LOD

HS-1-20 (20-ft.) 42.67 12.66 12.35 27.13< LOD 26.67< LOD 267.4119.02< LOD < LOD

HS-2-0.5(3-inches)38.8< LOD 10.17< LOD < LOD 6.53< LOD 41.82 25.52< LOD < LOD

HS-2-1 (9-inches)46.22 32.65 < LOD 541.15< LOD < LOD < LOD 924.7563.18< LOD < LOD

HS-2-1.5(15-inches)< LOD < LOD < LOD 29.15< LOD 11.92< LOD 762.4525.07< LOD < LOD

HS-3 (3-inches)42.27 18.55 9.51 14.7< LOD < LOD < LOD 39.29 24 28.09< LOD

HS-3-2.5(2.5-ft.)20.19< LOD < LOD 471.96< LOD 21.03< LOD 1291.659.39< LOD < LOD

HS-3-5 (5-ft.) 35.96 15.83 9.87 38.53< LOD 16.17< LOD 132.4120.59 33.51< LOD

HS-3-7.5(7.5-ft.) 28.97< LOD < LOD 55.54< LOD 23.76< LOD 140.6320.46< LOD < LOD

HS-3-10 (10-ft.) 18.73< LOD < LOD 58.95< LOD 16.18< LOD 165.1319.35< LOD < LOD

HS-3-12.5(12.s-ft.)23.31< LOD < LOD 28.82< LOD 12.8< LOD 76.62 16.13< LOD 87.55

HS-3-15 (15-ft.) 31.63 8.6 < LOD 20.57< LOD 8.69< LOD 107.5354.85 38.58< LOD

HS-3-17.5(17.5-ft.)< LOD < LOD < LOD 20.89< LOD 12.68< LOD 93.65 34.37< LOD < LOD

HS-3-20 (20-ft.) 22.79< LOD < LOD 45.45< LOD 14.25< LOD 115.7433.13 36.95 115.2

HS-4-0.5(3-inches)< LOD < LOD < LOD < LOD < LOD 7.7< LOD 29.82 17.82< LOD < LOD

HS-4-1 (9-inches)33.11 8.53 8.73 16.16< LOD 5.62< LOD 75.19 348.6< LOD < LOD

HS-4-1.5(15-inches)< LOD < LOD < LOD 34.16< LOD 17.33< LOD 186.4535.69< LOD < LOD

HS-5 (3-inches)< LOD < LOD < LOD < LOD < LOD 12.84< LOD 47.58 27.97< LOD < LOD

HS-5-2.5(2.5-ft.)253.4 13.57 64.526686.27 < LOD 107.5 9.73821.3399.7< LOD < LOD

HS-5-5 (5-ft.) < LOD < LOD < LOD 79.86< LOD 24.65< LOD 2974.521.37 39.69< LOD

HS-5-7.5(7.5-ft.)< LOD 9.99 < LOD 64.51< LOD 23.07< LOD 1306.222.37 29.25< LOD

HS-5-10 (10-ft.) 34.67 13.64 13.56< LOD < LOD 9.74< LOD 236.09< LOD < LOD < LOD

HS-5-12.5(12.5-ft.)< LOD < LOD < LOD 69 < LOD 17.95< LOD 243.84 26 29.21< LOD

HS-5-15 (15-ft.) 16.61< LOD < LOD 50.03< LOD 21.34< LOD 186.8125.31< LOD < LOD

HS-5-17.5(17.5-ft.)20.35< LOD < LOD 44.34< LOD 26.82< LOD 185.9133.31 23.17 109.7

HS-5-20 (20-ft.) 21.96< LOD 8.49 24.36< LOD 12.74< LOD 135.6618.04< LOD < LOD

HS-6-0.5(3-inches)< LOD < LOD < LOD < LOD < LOD 9.6< LOD 66.56 33.09< LOD < LOD

HS-6-1 (9-inches)54.06 15.05 8.92 61.93< LOD < LOD < LOD 217.57 22.4< LOD < LOD

HS-6-1.5(15-inches)44.73 9.29 < LOD 589.75< LOD < LOD < LOD 1212.560.28< LOD < LOD

HS-7 (3-inches)21.31< LOD 8.98< LOD < LOD 12.57< LOD 39.2 25.08< LOD < LOD

HS-7-2.5(2.5-ft.)20.56< LOD < LOD 81.15< LOD 17.1< LOD 192.8823.65< LOD < LOD

HS-7-5 (s-ft.) 57.24 15.74 9.32 41.31< LOD 27.83 6.46245.8321.04 40.77< LOD

HS-7-7.5(7.5-ft.) 17.54< LOD < LOD 46.93< LOD 17.11< LOD 132.9826.35< LOD < LOD



TABLE 1.XRF FIELD-SCREENING RESULTS
HomestakeProperty
ParkCity,Utah

SAMPLE Sb Cd Ag Pb,Lead Se Asm Hg Zn Cu Ni Cr

HS-7-10 (10-ft.) < LOD < LOD < LOD 63.86< LOD 18.7< LOD 156.09 22.5 24.62< LOD

HS-7-12.5(12.5-ft.)< LOD < LOD < LOD 23.93|<LOD 13.63|<LOD 116.0915.49 25.9< LOD

HS-7-15 (15-ft.) 48.97 16.06 13.04 40.1< LOD 13.69< LOD 110.3127.52< LOD < LOD

HS-7-17.5(17.5-ft.)21.81< LOD < LOD 73.61< LOD 19.71< LOD 144.6139.94 36.57< LOD

HS-7-20 (20-ft.) < LOD < LOD < LOD 16.58< LOD 14.46< LOD 136.5325.25< LOD < LOD

HS-8-0.5(3-inches)52.92 14.38 15.22< LOD < LOD 10.45< LOD 54.77 37.53< LOD < LOD

HS-8-1 (9-inches)52.67 13.51 15.31 14.47< LOD 8.73< LOD 48.37 30.63< LOD < LOD

HS-8-1.5(15-inches)17.05< LOD < LOD 170.29< LOD 13.49< LOD 529.19128.3 26.71< LOD

HS-9 (3-inches)32.56< LOD < LOD 13.1< LOD 6.9< LOD 41.07 34.47< LOD 138.8

HS-9-2.5(2.5-ft.)35.36 11.86 9.44 46.82< LOD 14.55< LOD 130.9621.05< LOD < LOD

HS-9-5 (5-ft.) 27.11 10.88 7.41 26.46< LOD 16.65< LOD 171.1220.06< LOD < LOD

HS-9-7.5(7.5-ft.)20.88 12.19 9.41 38.2< LOD 20.82< LOD 96.66 22.42< LOD < LOD

HS-9-10 (10-ft.) 39.61 10.63 11.56 90.56< LOD 25.22< LOD 168.8827.73 29.83< LOD

HS-9-12.5(12.5-ft.)35.23 13.47 10.21 43.89< LOD 19.55< LOD 140.5925.78< LOD < LOD

HS-9-15 (15-ft.) 43.76 16.76 13.43 19.68< LOD 13.03< LOD 91.86 14.86< LOD < LOD

HS-9-17.5(17.5-ft.)20.03< LOD 6.85 31.3< LOD 13.88< LOD 105.8227.43 30.96 113.8

HS-9-20 (20-ft.) 26.53< LOD < LOD 27.24< LOD 16.28< LOD 96.26 13.94< LOD 97.37

HS-10-0.5(3-inches)38.08 14.23 18.23< LOD < LOD 13.28< LOD 61.91< LOD < LOD < LOD

HS-10-1 (9-inches)36.89 13.25 7.32 9.36< LOD 7.8< LOD 43.31 32.23< LOD < LOD

HS-10-1.5(15-inches)< LOD < LOD < LOD 6.37< LOD 8.24< LOD 44.14 22.71< LOD < LOD

HS-11 (3-inches)34.36 10.34 8.39< LOD < LOD 7.33< LOD 46.8 43.74 31.99< LOD

HS-11-2.5(2.5-ft.) 15 < LOD < LOD 13.96< LOD 6.92< LOD 69.04 34.34< LOD 115.9

HS-11-5 (s-ft.) 29.85< LOD < LOD 65.89< LOD 14.97< LOD 166.2215.54< LOD < LOD

HS-11-7.5(7.5-ft.)26.75< LOD < LOD 32.61< LOD 16.1< LOD 141.66< LOD 40.01 102

HS-11-10 (10-ft.) 24.3< LOD < LOD 78.62< LOD 24.87< LOD 134.2818.75< LOD < LOD

HS-11-12.5(12.5-ft.)44.91 11.74 12.21 70.2< LOD 15.53< LOD 89.84 16.86< LOD 122.3

HS-11-15 (15-ft.) 21.79 8.3 < LOD 50.82< LOD 13.68< LOD 179.3919.68< LOD < LOD

HS-11-17.5(17.5-ft.)31.57 10.1 9.76 77.62< LOD 15.18< LOD 121.8924.78< LOD < LOD

HS-11-20 (20-ft.)36.11 11.51 7.71 18.74< LOD 19.11< LOD 211.8912.79< LOD < LOD

HS-12-0.5(3-inches)69.23 23.33 24.12 12.04< LOD 7.94< LOD 51.07< LOD < LOD < LOD

HS-12-1 (9-inches)25.61< LOD < LOD 75.42< LOD 21.29< LOD 285.4332.04< LOD < LOD

HS-12-1.5(15-inches)31.71 8.99 < LOD 130.33< LOD 23.12< LOD 310.8240.39< LOD < LOD

HS-13 (3-inches)39.3 14.54 15.46 12.32< LOD < LOD < LOD 40.6 42.95< LOD < LOD

HS-13-2.5(2.5-ft.)36.47 12.6 8.5 32.92< LOD 14.94< LOD 98.46 44.87< LOD < LOD

HS-13-5 (5-ft.) 26.72< LOD 12.46< LOD < LOD 11.74< LOD 70.08< LOD < LOD < LOD

HS-13-7.5(7.5-ft.)38.85 11.16 11.17 84.01< LOD 20.48< LOD 150 25.38 31.91< LOD

HS-13-10 (10-ft.) 13.74< LOD < LOD 99.94< LOD 18.88< LOD 177.3631.54< LOD < LOD

HS-13-12.5(12.5-ft.)< LOD < LOD < LOD 51.04< LOD 17.76< LOD 114.3813.97< LOD < LOD

HS-13-15 (15-ft.)< LOD < LOD < LOD 29.86< LOD 9.31< LOD 121.1918.21 24.18< LOD

HS-13-17.5(17.5-ft.)25.54< LOD < LOD 20.77< LOD 13.56< LOD 156.7582.27< LOD < LOD



TABLE 1.XRF FIELD-SCREENING RESULTS

HomestakeProperty
ParkCity,Utah

SAMPLE Sb Cd Ag Pb Se As Hg Zn Cu Ni Cr

HS-13-20(20-ft.) < LOD < LOD < LOD < LOD < LOD < LOD < LOD 51.58< LOD < LOD < LOD

HS-14-0.5(3-inches)46.73 13.22 11.77< LOD < LOD 10.62< LOD 52.66 52.66 31.9 119.1

HS-14-1 (9-inches)57.28 14.39 18.53 28.15< LOD < LOD < LOD 309.3634.77< LOD < LOD

HS-14-1.5(15-inches)35.52< LOD 16.79 17.52< LOD 16.13< LOD 66.2< LOD < LOD < LOD

HS-15-0.5(3-inches)48.09 21.05 13.46 6.69< LOD 7.54< LOD 31.17 30.39 23.89< LOD

HS-15-1 (9-inches))50 < LOD < LOD 52.43< LOD < LOD < LOD 91.71 38.92< LOD < LOD

HS-15-1.5(1.5-ft.)< LOD < LOD < LOD 44.7< LOD 14.85< LOD 133.6521.33< LOD < LOD

HS-16-0.5(3-inches)23.86< LOD < LOD < LOD < LOD 13.06< LOD 45.19 35.91< LOD < LOD

HS-16-1 (9-inches)52.13 10.67 11.11 413.5< LOD 25.12< LOD S27.1875.52 28.41< LOD

HS-16-1.5(15-inches)< LOD < LOD < LOD 32.21< LOD 12.05< LOD 162.7626.89< LOD < LOD

HS-17-0.5(3-inches)24.24 12.54 7.72 13.9< LOD 9.48< LOD 71.41 31.15< LOD < LOD

HS-17-1 (9-Inches)< LOD < LOD < LOD 440.1< LOD 27 < LOD 787.5864.76< LOD < LOD

HS-17-1.5(15-inches)38.89 19.68 7.97 141.06< LOD < LOD < LOD 319.6 28.98< LOD < LOD

AllResultsinmilligramsperkilogram(mg/kg);i.e.,partspermillion-ppm.

*
Depthbeneaththeapproximate4-inchthick,asphalt-paved,landsurface.

Sb**:Antimony

Cd:Cadmium

Ag:Silver

Pb:Lead

Se:Selenium

As:Arsenic

Hg:Mercury

Zn:Zinc

Cu:Copper

Ni:Nickel

Cr:Chromium

< LOD ***:LessthanLimitofDetection(allLOD<corollaryUSEPARisk-BosedScreeninglevels[RSLs]).

EmboldenedLead(Pb)XRFFieldResultsexceedPCMCSollsOrdinancescreeninglevelof200ppmforoccupiedproperties.
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TABLE 2.XRF andLaboratoryComparativeAnalysis
HomestakeProperty
ParkCity,Utah

SAMPLE Cdlab AglabPb XRF Pb lab Selab Aslab Hglab Crlab
XRF XRF XRF XRF XRF XRF

HS-1 13 0.319J 8.55<0.479<LOD** 15.2 <LOD <4.79 6.54 5.35J <LOD 0.02J 126.1 13.7

HS-1-2.5 14.4717.60<LOD 3.54 592.28531.00<LOD <12.746.82 25J <LOD 1.24 <LOD 20.7

HS-2-1 32.65 5.20 <LOD 1.7 541.15193.00<LOD <3.52<LOD 11.7 <LOD 1.04 <LOD 12.7

HS-3-2.5 <LOD 11.7 <LOD 4.58 471.96668.00<LOD <13.321.0332.30<LOD 0.73 <LOD 21.1

HS-5 <LOD 0.171J <LOD 0.152J <LOD 30.2 <LOD <3.2812.84 8.35 <LOD 0.02J <LOD 6.92

HS-5-2.5 13.5739.3064.5245.106686.2711000.00<LOD <10.4107.5260.0 9.7 2.7 <LOD 12.2

HS-5-5 <LOD 12.1 <LOD 0.646J 79.86 81.10 <LOD <5.3824.6517.80<LOD 0.48 <LOD 19.8

HS-5-7.5 9.99 17.20<LOD 0.672164.51 73.70 <LOD <5.4223.0745.10<LOD 0.5 <LOD 21.6

HS-6-1 15.05 9.42 8.92 1.64J 61.93 179.00<LOD <16.4<LOD 14J <LOD 0.03 <LOD 19.3

HS-6-1.5 9.29 21.20<LOD 12.9 589.751730.00<LOD <10.8<LOD 79.2 <LOD 0.98 <LOD 21.9

HS-7-5 15.741.45J 9.32 <1.12 41.31 32.40 <LOD <11.2 27.8330.10 6.46 0.05 <LOD 21.7

HS-11-10 <LOD 0.977J <LOD 0.448J 78.62 107.00<LOD <3.3924.8724.10<LOD 0.04 <LOD 21.4

HS-12-0.523.330.168J 24.120.285 12.04 7.25 <LOD <2.85 7.94 3.89J <LOD 0.03 <LOD 8.5

HS-16-1 10.67 3.42 11.11 3.01 413.5 374.0 <LOD <2.9425.1214.90<LOD 0.77 <LOD 10.7

HS-17-1 <LOD 9.28 <LOD 3.6 440.1 572.0 <LOD <15.1 27 61 <LOD 1.51 <LOD 20.8

AllResultsinmilligramsperkilogram(mg/kg);i.e.,partspermillion-ppm.

Cd*:Cadmium

Ag:Silver

Pb:Lead

Se:Selenium

As:Arsenic

Hg:Mercury

Cr:Chromium

<LOD**:LessthanXRFLimitofDetection(allLOD<corollaryUSEPARisk-BasedScreeningLevels[RSLs]].

J= DetectedbutbelowtheReportingLimit;therefore,resultisanestimatedconcentration.

EmboldenedLead(Pb)ResultsexceedPCMCSoilsOrdinancescreeninglevelof200ppm foroccupiedproperties.
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CHEMTECH-FORD
i.A809AT0 RIE5

9/6/2022

Work Order: 22 H2269

Project: Homestake

Stantec Consulting Inc.

Attn: John Russell

2890 East Cottonwood Parkway, Suite300

SaltLake City,UT 84121

ClientServiceContact:801.262.7299

The analysespresentedon thisreportwereperformedinaccordancewiththe
NationalEnvironmentalLaboratoryAccreditationProgram(NELAP) unless
notedinthecomments,flags,orcasenarrative.Ifthereportistobeusedfor

regulatorycompliance,itshouldbe presentedin itsentirety,and not be
altered.

ApprovedBy

. MarkBroadhead,ProjectManager

9632South500West Sandy,Utah84070 001.262.7299Main 866.792.0093Fax www.ChemtechFord.com

ServingtheintermountainWestsince1953

Page 1 of21



CHEM TECH- FOR D
1.A90 9ATC Ri=S

Page 2 of21



StantecConsultingInc.

Project:Homestake

ProjectManager:JohnRussell

LaboratoryID SampleName
22H2269-01 HS-1
22H2269-02 HS-1-2.5
22H2269-03 HS-2-1
22H2269-04 HS-3-2.5
22H2269-05 HS-5
22H2269-06 HS-5-2.5
22H2269-07 HS-5-5
22H2269-08 HS-5-7.5
22H2269-09 HS-6-1
22H2269-10 HS-6-1.5
22H2269-11 HS-7-5
22H2269-12 HS-11-10
22H2269-13 HS-12-0.5
22H2269-14 HS-16-1
22H2269-15 HS-17-1

Work Order Report Narrative

SamplePreparation

Allsampleswerepreparedwithinmethodspecifiedholdingtimes.No preparationissueswerenoted.

MethodBlanks

Allblankvalueswerewithinmethodacceptancecriteria.No blankvaluesexceededtheminimumreportinglimitforany
analysisinthisworkorder.

LaboratoryControlSamples

Alllaboratorycontrolsampleswerewithinmethodacceptancecriteria.

MethodSpikes

Allmethodspikerecoverieswerewithinmethodacceptancecriteria,exceptasnotedbyqualifyingflags.

MethodSpikeDuplicates

Allmethodspikeduplicateswerewithinmethodacceptancecriteria,exceptasnotedbyqualifyingflags.

CorrectiveActions

Therearenocorrectiveactionsassociatedwiththisworkorder.

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com

Page 3 of21



9632South500West
Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD ServingtheIntermountainWestSince1953 0:(801)262-7299F:(866)792-0093
"ª www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-1

Matrix:Solid LabID:22H2269-01
DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum

Reporting Preparation Analysis
Result Units Limit Method Date/Time Date/Time Flap(s)

torgiin|C
TotalSolids 99.1 % 0.1 EPA8000C 8/24/22 8/25/22

letak

Arsenic,Total 5.35 mg/kgdry 9.58 EPA60t0B/C/D 8/23/22 8/25/22 J

Barium,Total 54.5 mg/kgdry 0.479 EPA60l0B/C/D 8/23/22 8/25/22

Cadmium,Total 0.319 mg/kgdry 0.479 EPA60l0B/C/D 8/23/22 8/25/22 J

Chromium,Total 13.7 mg/kgdry 0.479 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 15.2 mg/kgdry 4.79 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.02 mg/kgdry 0.03 EPA7471A 8/26/22 8/29/22 J

Selenium,Total ND mg/kgdry 4.79 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total ND mg/kgdry 0.479 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com Page 4 of21



9632South500West
Chemtech-Ford Laboratories Sandy,uT 84070

CHEMTECH-FORD"*' www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-1-2.5

Matrix:Solid LabID:22H2269-02
DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum

Reporting Preparation Analysis
Result Units Limit Method Date/Time Date/Time Flee(s)

norganic
TotalSolids 86.4 % 0.1 EPA8000C 8/24/22 8/25/22

letals

Arsenic,Total 25.0 mg/kgdry 25.4 EPA6010B/C/D 8/23/22 8/25/22 J

Barium,Total 177 mg/kgdry 1.27 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 17.6 mg/kgdry 1.27 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 20.7 mg/kgdry 1.27 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 53l mg/kgdry 12.7 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 1.24 mg/kgdry 0.02 EPA747tA 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 12.7 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 3.54 mg/kgdry 1.27 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com PB9e 5 °Í21



9632South500West
Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD ServingtheIntermountainWestSince1953 0:(801)262-7299F:(866)792-0093
www.ChemtechPord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-2-1

Matrix:Solid LabID:22H2269-03
DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Units Limit Method Date/Fime Date/Fime Flads)

TotalSolids 92.4 % 0.1 EPA8000C 8/24/22 8/25/22

Arsenic,Total II.7 mg/kgdry 7.04 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 87.3 mg/kgdry 0352 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 5.20 mg/kgdry 0352 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 12.7 mg/kgdry 0.352 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 193 mg/kgdry 3.52 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 1.04 mg/kgdry 0.02 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 3.52 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 1.70 mg/kgdry 0.352 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com 39® 6 ° 21



9632South500West
Chemtech-Ford Laboratories Sandy,uT 84070

CHEMTECH-FORD° www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-3-2.5

Matrix:Solid LabID:22H2269-04
DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Units Limit Method Date/Time Dateffime Flarfs)

norganic
TotalSolids 84.8 % 0.1 EPA8000C 8/24/22 8/25/22

letals

Arsenic,Total 32.3 mg/kgdry 26.6 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 175 mg/kgdry 1.33 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 11.7 mg/kgdry I.33 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 21.1 mg/kgdry 1.33 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 668 mg/kgdry 13.3 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.73 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 13.3 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 4.58 mg/kgdry 1.33 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com P89 21



9632South500West
Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD
www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755

JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-5

Matrix:Solid LabID:22H2269-05

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum

Reporting Preparation Analysis
Result Units Limit Method Date/Time Date/fime Flae(s)

nor«anic
TotalSolids 99.5 % 0.1 EPA8000C 8/24/22 8/25/22

letals

Arsenic,Total 8.35 mg/kgdry 6.56 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 31.3 mg/kgdry 0.328 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 0.17l mg/kgdry 0.656 EPA6010B/C/D 8/23/22 8/25/22 J

Chromium,Total 6.92 mg/kgdry 0.328 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 30.2 mg/kgdry 3.28 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.02 mg/kgdry 0.03 EPA747tA 8/25/22 8/29/22 J

Selenium,Total ND mg/kgdry 3.28 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 0.152 mg/kgdry 0.328 EPA6010B/C/D 8/23/22 8/25/22 J

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com Page 8 of21



9632South500West
Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD
www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755

JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-5-2.5

Matrix:Solid LabID:22H2269-06

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum

Reporting Premaration Analysis
Result Units Limit Method Daterrime Dateffime Flar(s)

TotalSolids 87.4 % 0.1 EPA8000C 8/24/22 8/25/22

Arsenic,Total 260 mg/kgdry 20.7 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 209 mg/kgdry 1.04 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 39.3 mg/kgdry 1.04 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 12.2 mg/kgdry 1.04 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 11000 mg/kgdry 10.4 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 2.72 mg/kgdry 0.31 EPA747]A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 10.4 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 45.1 mg/kgdry L.04 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com Page 9 of21



9632South500West
Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD.smua.'Fs wwedec¥oMæm

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-5-5

Matrix:solid Lab|D:22H2269-07
DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Units Limit Method Date/fime Date/Time Flae(s)

norganic
TotalSolids 91.3 % 0.1 EPA8000C 8/24/22 8/25/22

Iclats

Arsenic,Total 17.8 mg/kgdry 10.8 EPA6010B/C/D 8/23/22 8/25/22

Banum,Total 51.7 mg/kgdry 0.538 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 12.l mg/kgdry 0.538 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 19.8 mg/kgdry 0.538 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 8I.1 mg/kgdry 5.38 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.48 mg/kgdry 0.03 EPA747tA 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 5.38 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 0.646 mg/kgdry 1.08 EPA6010B/C/D 8/23/22 8/25/22 J

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com P899 10 Of21



9632South500West
Chemtech-Ford Laboratories Sandy,uT 84070

CHEMTECH-FORDu-~ www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-5-7,5

Matrix:Solid LabID:22H2269-08
DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Units Limit Method Date/Time Date/Fime Flas(s)

Inorg80iC
TotaISolids 90.7 % 0.l EPA8000C 8/24/22 8/25/22

letals

Arsenic,Total 45.1 mg/kgdry 10.8 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 54.9 mg/kgdry 0.542 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 17.2 mg/kgdry 0.542 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 21.6 mg/kgdry 0.542 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 73.7 mgkgdry 5.42 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.50 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 5.42 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 0.672 mg/kgdry 1.08 EPA6010B/C/D 8/23/22 8/25/22 J

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechPord.com Page 11 Of21



9632South500West
Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD ng e n ountainWed Snæ N W )M7M P
~"" www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-6-1

Matrix:Solid LabID:22H2269-09
DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Units Limit Method Date/Fime Date/fime Flag(s)

Inorganic
TotalSolids 91.1 % 0.1 EPA8000C 8/24/22 8/25/22

Ictals

Arsenic,Total 14.0 mg/kgdry 32.7 EPA60l0B/C/D 8/23/22 8/25/22 J

Barium,Total 223 mg/kgdry 1.64 EPA60l0B/C/D 8/23/22 8/25/22

Cadmium,Total 9.42 mg/kgdry 1.64 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 19.3 mg/kgdry 1.64 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 179 mg/kgdry 16.4 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.03 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 16.4 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 1.24 mg/kgdry 1.64 EPA6010B/C/D 8/23/22 8/25/22 J

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com Page 12 of21



9632South500West
Chemtech-Ford Laboratories Sandy,uT 84070

CHEMTECH-FORo ng e WemuntainWed Snæ 1E ®W )MMM P M-®%
m.<o"" www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755

JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-6-1.5

Matrix:Solid LabID:22H2269-10

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum

Reporting Preparation Analysis
Result Units Limit Method Date/Time Dateffime FlaWs)

TotalSolids 84.4 % 0.1 EPA8000C 8/24/22 8/25/22

Arsenic,Total 79.2 mg/kgdry 21.7 EPA60l0B/C/D 8/23/22 8/25/22

Barium,Total 162 mg/kgdry 108 EPA60l0B/C/D 8/23/22 8/25/22

Cadmium,Total 2l.2 mg/kgdry 1.08 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 2l.9 mg/kgdry 1.08 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 1730 mg/kgdry 10.8 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.98 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 10.8 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 12.9 mg/kgdry 1.08 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com Page 13 Of21



9632South500West
Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD.w.covcs www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-7-5

Matrix:Solid LabID:22H2269-11

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Units Limit Method Dateffime Date/Time Flar(s)

TotalSolids 92.1 % 0.1 EPA8000C 8/24/22 8/25/22

letals

Arsenic,Total 30.1 mg/kgdry 22.4 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 29.0 mg/kgdry 1.12 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 1.45 mg/kgdry 1.86 EPA6010B/C/D 8/23/22 8/25/22 J

Chromium,Total 21.7 mg/kgdry 1.12 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 32.4 mg/kgdry 11.2 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.05 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 11.2 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total ND mg/kgdry 1.12 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechPord.com Page 14 of21



9632South500West

Chemtech-Ford Laboratories Sandy,uT 84070

CHEMTECH-FORD e ng e n ountainWeM Sn N WM E-M
'''' www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755

JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-11-10

Matrix:Solid LabID:22H2269-12

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Limit Method Datefrime Date/Fime Flag(s)

morganic
TotalSolids 94.1 % 0.1 EPA8000C 8/24/22 8/25/22

letals

Arsenic,Total 24.l mg/kgdry 6.78 EPA6010B/C/D 8/23/22 8/25/22

Banum,Total 35.2 mg/kgdry 0.339 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 0.977 mg/kgdry 1.02 EPA6010B/C/D 8/23/22 8/25/22 J

Chromium,Total 21.4 mg/kgdry 0.339 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 107 mg/kgdry 3.39 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.04 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 3.39 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 0.448 mg/kgdry 1.02 EPA6010B/C/D 8/23/22 8/25/22 J

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com 896 15 Of21



9632South500West

Chemtech-Ford Laboratories Sandy,ur 84070

CHEMTECH-FORD e e n Ouna ed Snæ 1 O
"~' www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755

JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-12-0.5

Matrix:Solid LabID:22H2269-13

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Pre)aration Analysis

Result Units Limit Method Daterl'ime Date/Fime Flaefs)

TotalSolids 98.2 % 0.1 EPA8000C 8/24/22 8/25/22

Arsenic,Total 3.89 mg/kgdry 5.69 EPA6010B/C/D 8/23/22 8/25/22 J

Barium,Total 39.8 mg/kgdry 0.285 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 0.168 mg/kgdry 0.285 EPA6010B/C/D 8/23/22 8/25/22 J

Chromium,Total 8.50 mg/kgdry 0.285 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 7.26 mg/kgdry 2.85 EPA60l0B/C/D 8/23/22 8/25/22

Mercury,Total 0.03 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 2.85 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total ND mg/kgdry 0.285 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com 896 0



9632South500West

Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FoRD www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755

JohnRussell Receipt:8/23/2215:18@ 2.7°C

2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-16-1

Matrix:Solid LabID:22H2269-14

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analysis

Result Units Limit Method Date/fime Date/Time Flas(s)

mrganic
TotalSolids 92.2 % 0.1 EPA8000C 8/24/22 8/25/22

Arsenic,Total l4.9 mg/kgdry 5.89 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 81.8 mg/kgdry 0.294 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 3.42 mg/kgdry 0.294 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 10.7 mg/kgdry 0.294 EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 374 mg/kgdry 2.94 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 0.77 mg/kgdry 0.03 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 2.94 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 3.01 mg/kgdry 0.294 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com PB96 1 0



9632South500West
Chemtech-Ford Laboratories sandy,uT 84070

CHEMTECH-FORD^®v" www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722755
JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

SampleID: HS-17-1

Matrix:Solid LabID:22H2269-15

DateSampled:8/22/220:00 SampledBy:CameronCordner

Minimum
Reporting Preparation Analvsis

Result Limit Method Daterrime Datefrime Flag(s)

norganic
TotalSolids 86.3 % 0.1 EPA8000C 8/24/22 8/25/22

Arsenic,Total 60.6 mg/kgdry 30.2 EPA6010B/C/D 8/23/22 8/25/22

Barium,Total 171 mg/kgdry 1.51 EPA6010B/C/D 8/23/22 8/25/22

Cadmium,Total 9.28 mg/kgdry 1.51 EPA6010B/C/D 8/23/22 8/25/22

Chromium,Total 20.8 mg/kgdry 1.5) EPA6010B/C/D 8/23/22 8/25/22

Lead,Total 572 mg/kgdry 15.1 EPA6010B/C/D 8/23/22 8/25/22

Mercury,Total 1.5l mg/kgdry 0.22 EPA7471A 8/25/22 8/29/22

Selenium,Total ND mg/kgdry 15.1 EPA6010B/C/D 8/23/22 8/25/22

Silver,Total 3.60 mg/kgdry 1.51 EPA6010B/C/D 8/23/22 8/25/22

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechFord.com 89® 1 0



9632South500West

Chemtech-Ford Laboratories Sandy,UT 84070

CHEMTECH-FORD"' www.ChemtechFord.com

Certificateof Analysis

StantecConsultingInc. PO#: 203722765

JohnRussell Receipt:8/23/2215:18@ 2.7°C
2890EastCottonwoodParkway,Suite300 DateReported:9/6/2022
SaltLakeCity,UT 84121 ProjectName: Homestake

Report Footnotes

Abbreviations
ND=NotdetectedatthecorrespondingMinimumReportingLimit(MRL).
Img/L=onemilligramperliterorlmg/kg=onemilligramperkilogram=lpartpermillion.
1ug/L=onemicrogramperliterorIug/kg=onemicrogramperkilograrn=1partperbillion.
1ng/L=onenanogramperliteroring/kg-onenanogramperkilogram=1partpertrillion.

FlaaDescriptions

J=DetectedbutbelowtheReportmgLimit;therefore,resultisanestimatedconcentration(CLPJ-Flag).

ProjectName: Homestake CtFWO#: 22H2269

www.ChemtechPord.com °
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Blue Ledge Consulting, LLC

2334 Stringham Avenue

Salt Lake City, Utah 84109

June 8, 2022

Mr. Rory Murphy

2590 Sidewinder Drive

Park City, Utah 84060-7437

RE: Mine Hazards on Homestake Affordable Housing Site.

Rory:

Park City's mining history dates from 1869 to 1982. During that

period, prospectors and miners roamed and prospected the

mountains and hills in and around Park City in hopes of finding the

riches that existed in the underground. As a result, hundreds of

mining claims were staked (property boundaries laid out on the

land and surveyed) establishing ownership. Each mining claim was

required to have a discovery point (hole in the ground that would

lead to minerals) or a tunnel, or shaft that would provide access to

the underground. Each of these features had the potential to

present a mine hazard to the public or surface property.

In 2011, Park City, under title 11 Buildings and Building

Regulations established Chapter 20, titled Physical Mine Hazard

Mitigation. This Chapter provides a definition of a mine hazard.

Along with a requirement to allow Physical Mine Hazards, a

requirement that the owner of the lands identify and evaluate each

mine feature found, a reporting requirement along with a

requirement to mitigate. Other items such as inspection and

update requirements are also included in the Chapter.

Upon examination of the Homestake Parcel there are no features

which meet the definition of a mine hazard as per Section 11-20-2.

However, the abundance of mill tailings in the Prospector



subdivision do warrant further study of the Homestake parcel and

mitigation ifproven to be required. Lead and other metals can

prove to be hazardous if exposures occur under the right

circumstances.

Based on the Park City Ordinance 11-20-2, a visual inspection and

what is contained herein there does not appear to be any mine

hazards on this parcel.

If you have any questions or would like more information, please

contact me.

I have included a copy of Section 11-20-2 for you review.

Sincerely,

Kerry C. Gee sm /

Blue Ledge Consulting

Attachment
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OGDEN, UTAH OFFICE

COMMONWEALTH
-~

==
H E R I T A G E G R 0 U P (801]394-0013

July5,2022

U-0718

Jack Waldher

J FisherCompanies
1216 W Legacy CrossingBlvd,Suite300

Centerville,UT 84014

RE: Above-Ground Historic Structures Review for the Property at 1875

Homestake Road in Park City, Summit County, Utah

Dear Mr. Waldher,

Commonwealth HeritageGroup, Inc.(Commonwealth) completed a preliminaryabove-ground
resourcesassessmentforJ FisherCompanies (Client)forthe 1875 Homestake Road Property

(Project)inSection9 ofT2S R4E, Summit County, Utah (Figure1).The Clientprovided

mapping and a descriptionoftheProjecttoCommonwealth inJune of 2022.

This inventorywas done tomeet Park City'smunicipalcode 15-6.1-11(O) regardingAffordable

Master Planned Developments. The code indicatesthat"Applicantsshallsubmita map and

inventoryofHistoricStructuresand Siteson thePropertyand a HistoricStructuresReport

preparedby a QualifiedHistoricPreservationProfessional."

This letterreportprovidestheresultsofthebackground researchas wellasan assessmentofthe

potentialfortheprojectareatocontainNationalRegisterof HistoricPlaces(NRHP) eligibleor

listedabove-groundhistoricpropertiesthatareprotectedunder theNationalHistoric

PreservationAct.For thebackground research,Commonwealth conducteda literaturereviewat

theUtah StateHistoricPreservationOffice(SHPO), compilinginformationderivedfrom the

Nationaland StateRegistersof HistoricPlaces,historicaerials,and maps todetermineifany
architectural/historicalresourcesareknown tobe intheprojectarea.

Above-Ground Resources

For the 1875 Homestake Road Project,theAbove-Ground areaofpotentialeffect(APE), which

accountsforindirecteffects,isconsideredtoincludethoseculturalresources(buildings,

structures,objects,or sites)thatareintheProjectArea and a one-parcel/property-deeparound it.

Commonwealth conducteda literaturereview for thisareatoidentifyany previouslyrecorded

above-groundresources(Figure2).Review of SHPO surveyfilesrevealedthatthereareno

Dexter,MI[HQ)|Tuscaloosa,AL|Tempe,AZ|Tucson,AZ|Gainesville,FL|Lakeland,FL|Columbus,GA
TraverseCity,Mi|Littleton,MA |Minneapolis,MN |Tarboro,NC|Buffalo,NY|Columbus,OH

WestChester,PA|Memphis,TN|Ogden,UT|Chantilly,VA|Milwaukee,WI

www.commonwealthheritagegroup.com



July5,2022

Page 2

previouslyrecordedabove-ground resourcesintheAbove-Ground Study Area.The Park City
HistoricDistrictwas noted;however,thedistrictislocatedover 0.5milesaway from thecurrent

project.

Through fieldsurvey,Commonwealth ArchitecturalHistorianKatieBeck, identifiedno

propertiesthatareover50 yearsold intheAbove-Ground APE. Historicaerialimagery indicates

thatalloftheabove-ground resourcesintheAbove-Ground APE were constructedafter1975.

Therefore,theProjectwillhave no effecton historicabove-groundproperties.

Recommendations

Based on theliteraturereview,thereareno previouslyrecordedabove-groundresourcesinthe

Above-Ground APE or intheAbove-Ground Study Area.Commonwealth identifiedno above-

ground resourcesover 50 yearsofage asa resultof surveyintheAbove-Ground APE aswell.

No effectson historicabove-groundpropertiesareanticipatedasa resultoftheproposedProject
activities.

Commonwealth ispleasedtohave been abletoassistwith theabove-groundresourcesreviewfor

the 1875 Homestake Road Project.Pleasedo nothesitatetocallme, ifyou have any additional

questionsorconcernsrelatedtothisletterorrequireassistancewith futureculturalresources

projects.

Sincerely,

Wendy Simmons Johnson

RegionalDirector

wjohnson@chg-inc.com
P. 801-394-0013
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Figure1. Locationofthe 1875 Homestake Rd. ProjectArea inPark City,Utah.Taken fron

theUSGS 7.5'Quadrangles Park CityEastand Park CityWest,Utah (1998).
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Figure2. Aerialview ofthe 1875 Homestake Rd. ProjectArea inPark City,Utah.
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