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PARTIES: The parties to this Zoning Development Agreement (“Agreement”) are Summit
Mountain Holding Group, L.L.C., a Utah limited liability company and owner of the property
commonly known as Powder Mountain (herein “Developer”) and Weber County, a body politic
in the State of Utah (herein “County’’). The Developer and the County are collectively referred to
herein as the “Parties.”

EFFECTIVE DATE: The effective date of this Agreement will be the date that rezoning
approval is granted as outlined below by the Weber County Commission (“Commission”).

RECITALS

WHEREAS, the Developer seeks to rezone certain property located within the Ogden Valley
Township of unincorporated Weber County, Utah from Forest Valley-3 (FV-3), Commercial
Valley Resort Recreation-1 (CVR-1), and Forest-40 (F-40) to the Ogden Valley Destination and
Recreation Resort-1 Zone (DRR-1 Zone) for the general purpose of developing a year round
destination resort upon property that consists of approximately 6,198 acres and is more
particularly described in Exhibit A attached hereto and incorporated herein by this reference
("Property™); and

WHEREAS, the County seeks to promote the health, welfare, safety, convenience and economic
prosperity of the inhabitants of the County through the establishment and administration of
zoning regulations concerning the use and development of land in the unincorporated area of the
County as a means of implementing the General Plan as adopted for all or part of the County;
and

WHEREAS, the Developer has requested that the above referenced Property be rezoned for the
purposes of allowing it or its designees to develop the Property in a manner that has been
presented to the County and that is represented in the Master Plan described and shown in the
rezone application for the DRR-1 Zone (“Rezone Application™); and

WHEREAS, the Developer considers it to its advantage and benefit for the County to review its
petition and supplementary information having prior knowledge of the development, so as to
more completely assess its compatibility with applicable zoning ordinances, the County's
General Plan, the surrounding area, and those uses that exist on the lands surrounding the
property; and

WHEREAS, the County is desirous of rezoning the property for the purpose of developing it in
the manner presented, but the County does not feel that the property should be rezoned unless the
proposed development is commenced as soon as conditions allow and completion is pursued in
good faith; and )

NOW THEREFORE, for good and valuable consideration in receipt of which is hereby
acknowledged and accepted by both Parties, the Parties hereto mutually agree and covenant as
follows:
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AGREEMENT
1. Gemneral

1.1. The County shall rezone the Property described in Exhibit A from Forest Valley-3
(FV-3), Commercial Valley Resort Recreation-1 (CVR-1), and Forest-40 (F-40) to
the Ogden Valley Destination and Recreation Resort-1 (DRR-1) Zone for the purpose
of allowing the Developer to construct its conceptually pre-designed project on the
subject Property.

1.2.  The responsibilities and commitments of the Developer and the County, as detailed in
the Developer’s Rezone Application and this document when executed, shall
constitute a covenant and restriction that shall run with the land and be binding upon
the Developer, its assigns and successors in interest.

1.3. Both Parties acknowledge that this Agreement will be recorded in the Office of the
Weber County Recorder, and recognize the advantageous nature of this Agreement
which provides for the accrual of benefits and protection of interests to both Parties.

1.4. This Agreement constitutes the entire Agreement between the Parties; however, the
Parties acknowledge that an official, recorded copy of the Rezone Application will be
kept in the Weber County Clerk/Auditors Office and the Planning Division Office for
reference purposes. The Parties may consider amendments or modifications to the
provisions of this Agreement and/or the Master Plan only by written instrument. In
the event that an amendment to the Master Plan included in the Rezone Application
(“Master Plan™) is sought, it may only be made after considering the recommendation
of the County Planning Commission which may hold a public meeting to obtain
public input on the proposed amendment or modification of the Master Plan.

1.5. This Agreement with any amendments or modifications shall be in full force and
effect according to this approved Agreement until the property covered herein has
been reverted to its former zone designation as a result of default.

1.6. Nothing contained in this Agreement constitutes a waiver of the County's sovereign
immunity under any applicable state law.

2. Health and Safety

2.1. Developer shall address reasonable site specific avalanche hazards at the site plan
level of approvals for development.

2.2. Developer agrees to grant access or convey property along (SR158) for, at least two,
run-away truck ramps (or other safety facilities) at a time and location that UDOT .
determines is beneficial.

2.3. The Developer is committed to utilizing efficient low-emission fireplaces in future
development on the Property, including but not limited to, natural gas, liquid propane
and high efficiency wood burning systems. The Developer will work with the County
to facilitate the use of such heating methods, but the Developer shall not be prohibited
from utilizing traditional log-burning fireplaces on a limited basis in lodges, hotels,
corporate retreats, commercial areas and single-family homes, so long as the
Developer shall comply with all applicable federal, state and local regulations.
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2.4. The Developer shall construct and provide a combined facility or individual facilities
for the Weber County Sheriff and Weber Fire District at a time that is deemed
necessary and practical as determined by the jurisdictions. The facility may be
integrated to accommodate both agencies and shall meet the requirements of both the
Weber Fire District and the Weber County Sheriff’s Office. Accommodations
include, but are not limited to, those outlined in the Emergency Services Plan
provided on page 50 of Exhibit B. The facility location(s), design, and floor plan
shall be approved by the Weber County Sheriff’s Office and the Weber Fire District.

2.5. The Developer shall seek input from the U.S. Forest Service or the Utah Department
of Natural Resources, Division of Forestry, Fire and State Lands to develop and
implement a wildfire prevention, evacuation and suppression plan for the entire
Project no later than 18 months after the date of this Agreement. Developer shall
address phase and site specific wildfire hazards and management plans at the time of
and within all development review applications.

2.6. Developer agrees to follow the recommendations of the State of Utah Department of
Environmental Quality and Utah Geological Survey as outlined in letters dated
October 12, 2007 and September 18, 2007 respectively.

Master Plan

3.1. County hereby adopts the Master Plan found in Exhibit B. It is recognized that the
Master Plan may be amended by the Developer from time to time, subject to the
provisions of Section 1.4, above.

3.2, Developer shall also prepare more detailed development plans for the various
neighborhoods (“Development Areas™), so long such plans are consistent with the
Master Plan. The Master Plan includes the following six Development Areas: (i)
Development Area A — Mid-Mountain, (ii) Development Area B — The Ridge, (iii)
Development Area C — Earl’s Village, (iv) Development Area D — Summit Village,
(v) Development Area E — Gertsen, and (vi) Development Area F — The Meadow.
Each Development Area may contain multiple subdivisions. In connection with the
development of such subdivisions, each subdivision plat shall be approved by the
County so long as all applicable standards are met and such subdivision plats are
reasonably consistent with the Master Plan.

Development

4.1, Developer shall develop the subject property based upon representations made in the
Rezone Application and the approved Master Plan (Exhibit B). The Master Plan may
be refined, in accordance with provisions of the DRR-1 Zone, but material changes to
the general concept of the Master Plan will not be changed without prior formal
approval of the County.

4.2. Developer agrees that development, consistent with the Master Plan, will be subject
to and part of a more specific and more detailed subdivision and/or plan review.
Development inconsistent with the Master Plan will not be approved.

4.3. In the event that a new wastewater treatment facility is constructed within the resort
boundary, such facility shall be approved by Utah DEQ and the County Health
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Department to provide a level of effluent quality that will allow the re-use of treated
water for smowmaking, aquifer recharge, and irrigation of fields, forests, and/or
landscaping.

Developer acknowledges that by rezoning the Property, the County is not
representing or guaranteeing that there are readily available services to support the
entire project. Further, the Developer agrees that no development shall be allowed
unless Developer demonstrates the ability to provide water, sewer and other necessary
infrastructure in accordance with state laws, rules and regulations, and county codes.

Developer agrees to dedicate a public road right-of~way (at least 66 feet wide) from
an existing public road within the Property to a point on the project boundary that
provides area for the full development of a secondary public road. The right-of-way,
which may need to be entirely located on Powder Mountain Resort property, shall be
dedicated by the Developer within six months of any County request for such
dedication. At the County’s discretion and at a minimum, the road right-of-way shall
be generally located in an area represented in the attached Exhibit C.

Developer agrees to dedicate a public road right-of-way (at least 66 feet wide) for a
secondary public road across property that is currently owned (as of November 30™,
2014) by Summit Mountain Holding Group and that lies in Cache County and is
traversed by an existing dirt road that is called out on Exhibit C. The right-of-way
shall be dedicated by the Developer within six months of any County request for such
dedication.

The proposed boutique hotel, located near the top terminal of the existing Sundown
chairlift, may only be constructed if methods or technology can be applied (at the
time of construction) in such a manner so as to limit light emissions to an
imperceptible level as seen from the developed camping areas of North Fork Park.
The methods and technology shall be approved by the Ogden Valley Planning
Commission at the time of site plan review.

At minimum all “regional public trails” and “loop trails”, shown on page 45 of
Exhibit B, shall be open to the public as a fee free recreational activity. “Regional
public trails® shall be constructed and open to the public by fall of 2017. “Loop
trails™ shall be constructed and open to the public by fali of 2018.

The County will review more detailed development plans and will approve/issue
Land Use, Conditional Use, and Building Permits based on compliance with
applicable standards including but not necessarily limited to State Law, the Weber
County Zoning Ordinance, Building Code and/or Health Regulations.

Developer shall incorporate principles of sustainability into the development when
practical and feasible. Developer shall demonstrate practicality and feasibility at the
time of and within all development review applications.

Developer shall consider comments made by the State of Utah Division of Wildlife
Resources (DWR) at the site plan level of approvals for all development applications
per the existing Resource Development Coordinating Committee (RDCC) process
including trails and wildlife buffers. DWR comments, eligible for consideration, shall
be those submitted prior to a Planning Commission meeting where the related
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application is being considered for the first time. Where not otherwise required by the
DRR-1 Zone, reasonable and customary wildlife buffers will be part of the Developer
submittals for design review/subdivision applications.

The Developer has submitted a Recreation Facilities Plan as part of the Rezone
Application. Recreation facilities shall be provided commensurate with the level of
residential development and consistent with the Recreation Facilities Plan. Beginning
two years after approval of the Rezone Application, the Developer shall provide a
biennial report to the Planning Division Staff that inventories all existing
(constructed) recreation facilities and approved commercial projects and residential
units or lots to date. The inventory shall include, but not be limited to, the number,
type and general location of facilities and lots or units. Recreational facilities and
comumnercial projects shall be represented in terms of acreage or square footage,
whichever is more appropriate. General location(s) shall be provided in terms of
development area as illustrated on the Overall Land Use Plan.

In connection with the development, the Developer or its successors in interest shall
make the following donations to the County, which sums shall be used solely for the
benefit of the local community by purchasing and maintaining open lands or other
community projects, as determined by the County: i) upon completion (completion
shall mean the issuance of a permanent certificate of occupancy) and sale of the 1%
unit, the Developer or its successors in interest shall donate $100,000; ii) upon
completion and sale of the 100" unit, the Developer or its successors in interest shall
donate-$100,000; iii) upon completion and sale of the 1,000™ unit, the Developer or
its successors in interest shall donate $350,000; iv) upon completion and sale of the
2,000th unit, the Developer or its successors in interest shall donate $500,000; and v)
upon completion and sale of the 2,800" unit, the Developer or its successors in
interest shall donate $500,000. In the event that Developer establishes permanent
open space, public use space, conservation areas or similar community benefits
within Powder Mountain or the surrounding area, the County will consider applying
the value of the land and improvements included in such community benefits as a
credit against the amounts to be donated by Developer at the time of the sale of the
1,000™ unit and thereafter, as set forth above. Failure of the Developer to pay the
donations, in cash or community benefits acceptable to the County, in accordance
with the above schedule will be deemed to be sufficient reason for County to deny
additional building permits until the donation is received.

Developer agrees that all construction will utilize best management practices. Final
site plan applications made to Weber County shall be accompanied by a summary of
the best management practices being utilized.

5. Density

5.1.

Residential and commercial density shall not exceed 2,800 units which include the
units that have been approved and recorded since the approval date of Zoning
Development Agreement C2012-212 (E#2607988). The number of units will be
applied in two density phases. Multiple development phases are anticipated within
each density phase.

1i3
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The Developer shall be entitled to the following density on the following terms and
conditions: Phase 1 Density: 1,477 units which may include condominiums, single-
family dwelling units, multi-family dwelling units, hotel rooms, corporate retreats,
and others listed and allowed in the DRR-1 Zone. Hotel rooms shall count as the
equivalent of one-third (1/3) of a single family dwelling unit. In other words, a 100
unit hotel would count as 33 units. Condominium units containing lock out rooms that
can be separately rented shall be counted as one unit (including the lock out rooms).
Commercial development is not included in the density limitation. Following the
construction of the first 250 units by Developer, recreational and commercial uses
shall be developed as needed, in Developer’s commercially reasonable judgment, to
support the resort.

Phase 2 Density. Upon meeting the requirements specified in Section 5.2 above and
the conditions and benchmarks specified in this Agreement, the Developer shall be
entitled to proceed with Phase 2 Density, an additional 1,323 units, which may
include condominiums, single-family dwelling units, multi-family dwelling units,
hotel rooms, corporate retreats, and others listed and allowed in the DRR-1 Zone.
Hotels and lock out rooms shall count as described in Section 5.2. Afttached is Table
5.3 that sets forth the approved Phase 1 and Phase 2 density.

TABLE 5.3 - PHASE 1 AND PHASE 2 DENSITY AND DESCRIPTION

Type of Use Density Equivalent
Single-Family Dwelling 1 unit
Multi-family Dwelling , 1 unit per dwelling unit
Hotel Room .33 units
Comumercial Square Footage N/A. Does niot count toward umit density.
Corporate Retreats First 36 corporate retreat rooms do not

count toward unit density. Each room
after 36 counts as .33 units.

TOTAL PHASE 1 DENSITY 1,477 units
PERMITED:

TOTAL PHASE 2 DENSITY 1,323 units
PERMITED:

TOTAL PROJECT DENSITY PERMITTED: 2,800 units
Workforce housing units shall not be counted toward density of the Project regardless
of where they are located, as provided by the DRR-1 Zone.

The first 36 corporate retreat rooms shall not count against the Project’s density
entitlement. Additional corporate retreats may be added, however, such additional
corporate retreat rooms will count towards the density limitations and each corporate
retreat room shall count as .33 units for density purposes.
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6. Traffic Mitigation

6.1.

6.2.

6.3.

6.4.

6.5.

The provisions of this Article 6.1 shall apply after the completion (completion shall
mean the issuance of a permanent certificate of occupancy) of the first 1,477 units.
Following the completion of the first 1,477 units, County shall issue a scoping letter
and the Developer shall pay for a traffic safety/impact study by an entity acceptable to
the Parties (the “Traffic Study” or “Study”). The Study shall address the existing
access road for the Property and shall make recommendations for improvements to
the existing access road and related safety issues, including but not limited to guard
rails, additional signage, flashing lights in dangerous areas, and runaway ramps. The
Parties shall forward the study to the Utah Department of Transportation (“UDOT”)
and actively seek UDOT’s implementation of the study’s recommendations. The
study shall also determine whether a secondary access is necessary for emergency
purposes and/or general use and provide cost estimates for improvements to the
“Powder Mountain Road” and the secondary access in a location approved by the
County.

Developer agrees that air transportation into the Resort and Resort air operations will
comply with the standards and requirements for heliports in the Ogden Valley.
Heliports are allowed only in the DRR-1 and F-40 Zones, subject to applicable
standards and requirements. “Resort air operations” refers to those aerial operations
vital to construction and management of the resort, i.e., lift installiation and avalanche
control.

Weber County shall retain the right to define the scope of and, as part of any
development application, require the Developer to submit a traffic analysis that can
be used to verify representations made in the Powder Mountain Resort Traffic Impact
Amnalysis dated September 26, 2014 and attached as Exhibit D. In the event that
represeqtations are/were incorrect and anticipated levels of service are not as
expected, the Developer agrees to investigate the traffic volumes, utilizing a qualified
traffic/transportation consultant, determine the impacts attributable to Powder
Mountain and provide mitigation designed to return service to anticipated levels as
represented in Exhibit D.

Developer agrees to continue providing employee transit for Powder Mountain
employees in perpetuity and implement and perpetually continue providing a
minimum of 5 travel demand reduction methods as proposed on page 44 of the
Powder Mountain Resort Traffic Impact Analysis dated September 26, 2014 and
attached hereto as Exhibit D. These methods may be changed and others
implemented as proposed by Summit Mountain Holding Group and approved by
Weber County.

The Parties will work together collectively and with local residents to set reasonable
limitations on construction traffic to provide a safe working environment on the
existing access road and surrounding roads. These limitations will be presented to the
Planning Commission for approval prior to or in conjunction with any site plan/
subdivision submittal. Developer shall make reasonable accommodations to ease
construction traffic, such as placing staging areas in appropriate areas and providing
lower level parking areas and shuttles for construction workers.
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7. Reinvestment Fee Covenant

7.1.

7.2.

The Developer agrees to keep in place the reinvestment fee covenant (“Reinvestment
Fee Covenant™) as recorded on January 27, 2014 (document entry number 2672941)
and amended on October 1, 2014 (document entry number 2704954).

A notice of Reinvestment Fee Covenant, that complies with the provisions of Utah
Code, shall also be kept in place. The Reinvestment Fee Covenant, as described in
section 7.1, shall require that every purchaser of a unit shall pay the master
association a reinvestment fee of one and one-half percent (1.5%) of the purchase
price of such unit. Notwithstanding the preceding sentence, this Section shall not
apply to any of the following: (a) the creation of any mortgage for refinancing
purposes; (b) any foreclosure of a first mortgage; (c) the exercise of a power of sale
available under a first mortgage; (d) the taking of a deed or assignment in lieu of a
foreclosure by a first mortgagee; (e) the conveyance by a first mortgagee of a deed to
a parcel, lot, dwelling unit or improvement, or part thereof or interest therein, to a
grantee if such first mortgagee shall have obtained title to such parcel, lot, dwelling
unit or improvement, or part thereof or interest therein, pursuant to subclause (b), (c)
or (d) above; (f) any transfer, sale or conveyance by the Developer, including without
limitation any transfer from Developer to a neighborhood developer; (g) any transfer,
sale or conveyance by a neighborhood developer, including without limitation all
initial sales to end purchasers; (h) any transfer to a family trust or other closely held
entity solely for estate planning purposes; or (i) conveyance by will, intestate
succession, or trust to a deceased owner’s heir. For purposes of the reinvestment fee,
a “transfer” shall mean, whether in one transaction or in a series of related
transactions, any sale, conveyance, assignment, or other transfer of any beneficial
ownership of or interest in any parcel, lot, or dwelling unit, including but not limited
to (1) the conveyance of fee simple title to any parcel, lot, or dwelling unit, (2) the
transfer of any ownership interest in any timeshare, fractional ownership interest, or
vacation club interest, (3) the transfer of more than 50 percent (50%) of the
outstanding shares of the voting stock of a corporation which, directly or indirectly,
owns one or more lots, parcels, or dwelling units and (4) the transfer of more than 50
percent (50%) of the interest in net profits or net losses of any partnership, limited
liability company, joint venture or other entity which, directly or indirectly, owns one
or more parcels, lots, or dwelling units.

8. Vested Rights

8.1.

8.2.

This Agreement shall vest with respect to the Property, all of the uses, densities,
maximum building heights, the ability to transfer density and earn bonus density,
design guidelines and design review procedures set forth in the Master Plan and this
Agreement. -

Notwithstanding any other provision of this Agreement, this Agreement shall not
preclude the application of changes in laws, regulations, plans or policies, to the
extent that such-changes are specifically mandated and required by changes in state or
federal laws or regulations ("Changes in the Law") applicable to the Property. In the
event that Changes in the Law prevent or preclude compliance with one or more
provisions of this Agreement, such provisions of the Agreement shall be modified or
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suspended, or performance thereof delayed, as may be necessary, to comply with the
Changes in the Law.

9. Reserved Legislative Powers: Compelling Countervailing Public Interest

9.1. Nothing in this Agreement shall limit the future exercise of the police power of the
County in enacting zoning, subdivision, development, growth management, platting,
environmental, open space, transportation and other land use plans, policies,
ordinances and regulations after the date of this Agreement. Notwithstanding the
retained power of the County to enact such legislation under its police power, such
legislation shall only be applied to modify the vested rights described in Section 8.1
and the other provisions of this Agreement, based upon policies, facts and
circumstances meeting the compelling, countervailing public interest exception to the
vested rights doctrine in the State of Utah, as set forth in Western Land Equities, Inc.,
v. City of Logan, 617 P.2d 388 (Utah 1980) or successor case and statutory law. Any
such proposed change affecting the vested rights of the Developer and the Property,
or other provisions of this Agreement, shall be of general application to all
development activity in the area included within the Rezone Application, unless the
County declares an emergency. The Developer shall be entitled to prior written
notice and an opportunity to be heard with respect to any proposed changes and its
applicability to the Property under the compelling, countervailing public policy
exception to the vested rights doctrine. In the event that the County does not give
prior written notice, the Developer shall retain the right to be heard before an open
meeting of the County Comumission in the event that Developer alleges that its rights
under this Agreement have been adversely affected.

10. Default and Enforcement

16.1. The Developer acknowledges that the County's granting of the rezoning outlined
herein is contingent upon the Developer proceeding expeditiously with the
‘implementation of its development plan. The County acknowledges that the
development of the Property will oc¢cur in phases over an extended period of time.
Nevertheless, in the event that the Developer does not begin construction of its first
phase of improvements within one year following the Effective Date, as evidenced by
Developer submitting a complete building permit application and paying all
applicable fees for the construction of any portion of the first 1,477 units, the County
shall have the right to process a rezone of the Property to reinstate the zoning
classifications of the Property to those that existed imumediately prior to the Effective
Date.

10.2. The following conditions, occurrence and/or action will constitute a default by the
Developer, its assigns and/or its successors in interest:

10.2.1. A breach of any provision, responsibility, or commitment presented in the
Rezone Application (or other required rezonme submittals) and agreed to
through this Agreement.

10.2.2. Failure to present a detailed development plan, gain County approval and
obtain Land Use/Conditional' Use and Building Permits and commence
construction within the manner of time specified in Section 10.1 of this
Agreement.
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10.3. In the event that any of the conditions constituting default, by the Developer
(including its assigns or successors in interest) occur, the County may examine the
reasons for the default and at its discretion, modify the terms of this Agreement,
approve a change to the Master Plan or initiate steps to revert the zoning designation
to its former zones.

10.4. Neither this Agreement nor any of the provisions, terms or conditions hereof can be
assigned or transferred to any other party, individual or entity without assigning also
the responsibilities arising hereunder.

10.5. In the event that any provision of this Agreement is found by a court of competent
jurisdiction to be invalid the remainder of the Agreement shall remain in full force.

10.6. This Agreement does not create any joint venture, partnership, undertaking or
business arrangement between the Parties hereto nor any rights or benefits to third
parties, except as expressly provided herein.

10.7. This Agreement contains the entire Agreement between the Parties with respect to the
subject matter hereof and integrates all prior conversations, discussions or
understandings of whatever kind or nature and may only be modified by a subsequent
writing duly executed and approved by the Parties hereto.

10.8. The Exhibits to the Agreement are incorporated herein by the reference to them in the
Agreement.

10.9. Any notices, requests, or demands required or desired to be given hereunder shall be
in writing and shall be delivered personally to the party for whom intended, or, if
mailed be certified mail, return receipt requested, postage prepaid to the Parties as
follows:

For Developer:

Summit Mountain Holding Group, L.L.C.

3923 N. Wolf Creek Drive

Eden, UT 84310

Atin: Paul Strange

For Weber County:

Weber County Planning Division

2380 Washington Blvd., Suite 240

Ogden, UT 84401
Any party may change its address by giving written notice to the other party in
accordance with the provisions of this section.

Exhibits

A, Property Description

B. Master Plan

C. Secondary County Public Roadway Proposal Dated October 9, 2014

D. Powder Mountain Resort Traffic Impact Analysis Dated September 26, 2014

10
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IN WITNESS WHEREOF, the Parties hereto, having been duly authorized, have executed this
Agreement to be effective upon date of approval.

Approved by the Parties herein undersigned this J 5 day of v , 2015,

‘Weber County Corporation
“County”

WV

By: }

Kerry W] [Gibson

Chair, ber County Commission
ATTEST:

R ol 72 Az

Ricky D”Hatch, CPA
Weber County Clerk/Auditor

11

Summit Mountain Holding Group, L.L.C.
“Developet”™

By:
Name:?aﬂl Stpm «’ e

- Itst Actusz - A S:jaq"b/d)

T

{23
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CORPORATE ACKNOWLEDGMENT

State of W\ )

Jss.

County of "}Uw ) 205"

~—y
On this ] 5 day of , in the year , before me, Lj @@ {é! %%'
a Notary Public in and for {lie State, patsonally appeared, proved, on the
basis of satisfactory evidence, to be the ‘Qﬂﬁdﬂiﬁd&iﬂ% of j@ro\z_r’?ééc
at sai

corporation which executed the foregoing instrumefit, and instrument was signed on
behalf of said corporation by authority of a Resolution of its Board of Directors that said
corporation executed the same.

Witness my hand and official seal.

FATIMA M FERNELIUS

NOTARY PUBLIC » STATE of UTAH
COMMISSION NQ. 808229

COMM. EXP. 04-01-2015

- .

Notary Public

APPROVED AS TO FORM:

ﬂ) ;(w(;s'

Weber County Attorney Date

12
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Exhibit A

Powder Mountain Legal Description for DRR-1 Rezone

The following metes and bounds description has been put together primarily from record information
and the bearings and dimensions are intended to follow various parcel lines, section lines, and the
county line, and those line locations as they actually exist are to preside over these metes and bounds
calls. ‘

Beginning at the Weber County Monument at the Intersection of the Weber/Cache County Line and
the North Line of Section 1, Township 7 North, Range 1 East, Salt Lake Base and Meridian (Basis of
Bearings is North 89°55'51" West between the Northeast Corner of Section 1 Township 7 North,
Range 1 East, Salt Lake Base and Meridian and the Weber County Monument at the intersection of
the Weber/Cache County Line and the Section Line); Running thence along the Weber/Cache County
Line the following (81) Courses: 1) South 26°39'20" East 457.03 feet, 2) South 36°4522" East
374.24 feet,3) South 66°54'26" East 745.76 feet, 4) South 67°48'15" East 1,214.23 feet, 5) South
68°53'51" East 618.68 feet, 6) South 32°02'26" East 1,432.62 feet, 7) South 47°01'38" East 1,561.89
feet, 8) South 74°16'55" East 602.01 feet, 9) South 84°37'17" East 129.79 feet, 10) North 74°55'18"
East 101.38 feet, 11} South 76°31'57" East 92.39 feet, 12) South 65°19'33" East 171.60 feet, 13)
North 89°40'40" East 28.76 feet, 14) North 89°40'40" East 75.92 feet, 15) North 52°55'34" East
193.59 feet, 16) North 69°40'16" East 221.91 feet, 17) North 59°06'24" East 118.16 feet, 18) South
67°13'20" East 69.76 feet, 19) North 86°5423" East 63.24 feet,20) South 86°25'04" East 100.69 feet,
21) South 74°00'19" East 244.83 feet, 22) North 74°03'46" East 521.31 feet, 23) North 66°25'48"
East 317.77 feet, 24) North 70°24'30" East 153.33 feet, 25) North 58°12'10" East 285.32 feet, 26)
South 84°07'27" East 53.98 feet, 27) South 87°03'34" East 69.14 feet, 28) North 81°05'29" East
97.39 feet, 29) South 42°06'19" East 88.79 feet, 30) South 29°32'36" East 90.02 feet, 31) South
60°56'58" East 66.00 feet, 32) North 89°45'17" East 75.88 feet, 33) South 40°32'55" East 57.25 feet,.
35) North 79°41'20" East 72.99 feet, 36) North 82°58'43" East 52.82 feet, 37) North 72°17'57" East
58.58 feet, 38) South 82°52'28" East 50.93 feet, 39) North 75°58'50" East 120.54 feet, 40) South
63°46'05" East 276.76 feet, 41) North 82°55'41" East 343.76 feet, 42) North 64°52'15" East 188.03
feet, 43) South 83°46'40" East 176.84 feet, 44) South 70°02'49" East 59.60 feet, 45) North 73°42'12"
East 72.74 feet, 46) North 59°12'49" East 102.26 feet, 47) North 25°41'17" East 70.59 feet, 48) North
66°03'04" East 70.31 feet, 49) North 42°54'13" East 128.35 feet, 50) North 54°47'53" East 84.47
feet, 51) North 49°51'28" East 87.14 feet, 52) North 38°48'21" East 141.86 feet, 53) North 36°53'14"
East 116.00 feet, 54) North 70°56'S0" East 94.54 feet, 55) North 52°44'33" East 145.13 feet, 56)
North 59°00'12" East 111.75 feet, 57) North 55°28'15" East 198.69 feet, 58) North 61°38'46" East
91.96 feet, 59) South 87°10'59" East. 103.70 fest, 60) North 80°38'14" East 286.76 feet, 61) North
84°30'35" East 198.43 feet, 62) North 61°36'18" East 92.91 feet, 63) North 50°22'10" East 103.07
feet, 64) North 27°03'07" East 101.09 feet, 65) North 42°50'05" East 153.03 feet, 66) North
38°49'16" East 262.69 feet, 67) North 44°43'21" East 190.34 feet, 68) North 81°07'16" East 180.14
feet, 69) North 70°39'00" East 172.83 feet, 70) North 73°43'10" East 165.69 feet, 71) South )
88°30'22" East 241.18 feet, 72) North 89°39'35" East 108.74 feet, 73) North 83°37'52" East 170.29
feet, 74) North 84°51'13" East 215.80 feet, 75) South 81°51'43" East 144,54 feet, 76) North
73°14'01" East 160.54 feet, 77) North 89°12'59" East 152.04 feet, 78) South 86°20'53" East 125.49
feet, 79) North 89°57'00" East 141.72 feet, 80) South 84°52'46" East 141.65 feet, 81) South
73°46'48" East 11.88 feet To the Center Section Line of Section 4, Township 7 North, Range 2 East
Salt Lake Base and Meridian; thence South 00°19'06" East 3,583.87 feet along said Section Line to
the Quarter Corner of Section 4 and 9, Township and Range aforesaid; thence South 00°03'35" West
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along the Center Section line 5,405.90 feet to the Quarter Section corner of Sections 9 and 16,
township and range aforesaid; thence South 86°20'47" East along the South Sectjon Line 2,617.49
feet to the Corner of Sections 9, 10, 15 and 16, township and range aforesaid; thence South 46°37'20"
West 3,639.90 feet to the center of Section 16; thence South 00°43'08" West along the Center
Section Line 2,358.71 feet to the Quarter Corner of Sections 16 and 21 township and range aforesaid;
thence South 86°47'40" West along the Section Line 2,650.21 feet to the Corner of Section 16, 17,20
and 21, township and range aforesaid; thence North 85°54'28" West along the section line 2,614.70
feet to the Quarter Corner of Sections 17 and 20, Township and Range aforesaid; thence South
87°20'03" West along the Section Line 2,432.26 feet to the Corner.of Sections 17, 18, 19 and 20, T
Township and Range aforesaid; thence North 03°35'27" West along the Section Line 2,575.97 feet to ) o
the Quarter Corner of Sections 17 and 18, Section and Range Aforesaid; thence North 85°39'14"
‘West along the Quarter Section Line 1,270.03 feet; thence North 04°19'32" West 3,520.00 feet;
thence West 2,460.69 feet; thence South 02°20'05" East 659.64 feet to the West Sixteenth Corner of
Sections 7 and 18; thence North 84°07'08" West along the Section Line 1,197.28 feet to the Corner
of Sections 7 and 18, Township 7 North, Range 2 East, and Sections 12 and 13, Township 7 North,
Range 1 East; thence North 89°39'48" West along the Section Line 1,322.81 feet; thence North
00°06'22" West 2,681.08 feet to the Quarter Section Line; thence North 89°50'14" West along said
Quarter Section Line 1,322.49 feet to the Center of Section 12, Township 7 North, Range 2 East;
thence North 00°04'52" West along the Quarter Section Line 1,344.10 feet; thence South 89°45'43" .
East 1,319.67 feet; thence North 00°12'08" West 1,340.37 feet to the Section Line; thence North
89°45'21" West along said Section Line 1,317.72 feet to the Quarter Corner of Sections 1 and 12,
Township and Range Aforesaid; thence North 89°50'36" West along the Section Line 2,635.43 feet
to the Corner of Sections 1, 2, 11 and 12, Township and Range Aforesaid; thence South 00°01'44"
East along the Section Line 5,346.97 feet to the Corner of Sections 11, 12, 13 and 14, Township and -
Range Aforesaid; thence South 89°26'58" West along the Section Line 2,647.58 feet to the Quarter '
Corner of Sections 11 and 14, Township and Range Aforesaid; thence South 89°26'58" West along
the Section Line 2,647.58 feet to the Corner of Sections 11, 10, 14 and 15, Township and Range
Aforesaid; thence North 89°19'32" West along the Section Line 2,134.72 feet; thence North 2,637.58
feet; thence North 03°52'25" East 3,942.57 feet; thence North 38°42'06" East 668.17 feet; thence
North 64°01'06" East 1,766.53 feet to the Quarter Corner of Sections 2 and 3, Township and Range
aforesaid; thence North 02°39'45" East along the Section Line 2,514.91 feet to the Corner of Sections B
2 and 3, Township and Range Aforesaid, and Sections 34 and 35, Township 8 North, Range 1 East,
Salt Lake Base and Meridian; thence North 01°11'03" East along the Section Line 3,223.27 feet
More or Less to the Weber and Cache County Line; Running Northeasterly and Southeasterly 11,901
feet More or Less along said Weber and Cache County Line to the point of beginning.

Less and Excepting the following:

Aspen Drive, Powder Mountain West Subdivision Phase 1, Powder Mountain West Subdivision
Phase 2, Powder Mountain West Subdivision Phase 3, Sundown Condominiums at Powder Mountain
Phase 1, Moon Ridge Condominiums, Powder 11 Subdivision at Powder Mountain, Powder
Mountain Village, Powder Ridge Condominiums Phase 1, Powder Ridge Condominiums Phase 1
Building 3 Amended, Weber State Parcel 23-012-0109, Powder Mountain West Subdivision Phase 4,
Powder Ridge Condominiums Phase 1 Amended, Snowflake Subdivision 3 “Open Space”, Tax
Parcel 23-044-0012, Tax Parcel 22-001-0014, Tax Parcel 22-001-0017, Tax Parcel 23-012-0082, Tax
Parcel 23-012-0105, Tax Parcel 23-012-0106, Tax Parcel 23-012-0107, and Tax Parcel 23-012-0119.

Containing Approximately: 6198 Acres
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Rezone Application

Destination and Recreation Resort Zone: DRR1

HYLR /7 N3G3

¥ SLlHILHY ‘BEHNTINIULINLNE

5
a
a
o
o
=
x

I
3
=
1

o
Py
e
w
o

BLBIANLOY

Powder
Mountain




Mid Mountain Master Plan . ... .
Mid Mountain lustrative Plan...................................
The Ridge Slope Map & Aerial Photo ...
The Ridge Master Plan................................
The Ridge lllustrative Plan ...
Earl's Village Slope Map & Aerial Photo
Earl's Village Master Plan .

Earl's Village lliustrative Plan........................... .

iy
=l
™
o
=
[
“ The Project Team 3 wc33w Powder gocsa._s <m=m@m Siope Map & Aerial Photo....... £l
& Introduction 4 cBBm Powder gocim_: Village Master w_m_._ .....
1 Powder Mountain MiStory . .............ooeeoireeiiit e 4 M:BB_M _uozam:so_éa_.i lage Mustrative Plan
o Timeline . L 4 ertsen Slope Map & Aerial Photo........
i) Purpose of the Rezone Application .................cceviererennnn.. 4 Gertsen Master Plan.....................
[~ Location _SmU ......... e 5 Gertsen tustrative Plan........................
ial The Meadow Slope Map & Aerial Photo
I~ Process......c.ovauenis PPN 6 The Meadow Master I
& Why Present Zoning Should Be Changed .. ..........cocoeevueeen. 6 ?m iR L LI LI AL LY
Public Interest ... . e 6 &Meadow llustrative Plan.....
& Substantial Public Benefits...............c..c.ccoeeevvieeinnnn. 6 vcg_.nxomaim_;nnmmm ........ .
Changes to the General Area Since the Adoption of General Plan ... 6 Architectural Precedents: Nests ..
Promote Health, Safety and Welfare to Weber County.............. 6 Architectural Precedents: Mountain Houses......................
Approval Critefia ............. T >§_ﬁ€i_uanmamamIoﬁm_wwmo_sama_m_
Compliance with Generaf Plan .. e 8 Recreation Plan..............ooooi
Open Space with Trals Plan..........................
Existing Conditions, 9 mmmmo:.m_ .<<2§2n.m Housing Plan......................l
| EXISING ZONING ..+ ..o oo e 9 Wet Utilties Overview ...
Geologic Hazards ............cooiiireii e 10 Dry Utilties Overview . ...
mx_md:@._.cvomﬂmn_d\\m_ovm..:.2........2....,..1...........1 1 ﬁO:nwgcw_mHOwiimﬂm«mv\mﬁmgi
Floodplain Map .......coovviiiiiin e .12 mgmamstmz_nmmEm:..u:”..::::::....:
Sensitive Land Areas: Wildlife Habitat............................. 13 Water and Wastewater Feasibilty ... e
Sensitive Land Areas: Stream Corfidors..........ooevvvereens.n. 14 Benets ANalysis ..o 52
Sensitive Land Areas: Scenic Roads 2.5 Mile Buffer......... el 15 i
Appendix
Geologic Study................ P 11 118
Master Plan 16 TrafficStudy ..o, Exhiibit 2
Master Plan; Planning and Design Principles . . Design Guidelines .................... Exhibit 3
Master Plan Continued: Sustainability. ........................... Benefit Analysis. ........ovvviiieiiei Exhibit 4
Overalf Land Use Plan . . Benefit Analysis Memorandum.........oooevvvenninnn. Exhibit 4.1
Overall Master Plan............c..ooeiii o, v 20 Community Fire PIan ........oocooren v, Exhibit 5
Existing Phase 1 Approval B Y 4|
Mid Mountain Slope Map & Aerial Photo ................... e 22

POWDER MOUNTAIN Weber Countv Rezone Apolication: DRRT 2



RFLTOIS PG 18 OF 11

E#

Exhibit B

©

PRSI B -’ o IR TP,

The Project Team

Applicant:
SUMMIT MOUNTAIN HOLDING GROUF, L.L.C.

Atin: Paul Strange

3632 N Wolf Creek Drive
Eden, Utzh 84310
801.745.2054

Land Planning

LANGVARDT DESIGN GROUP
Atmn: Eric Langvardt

1525 East Westmoreland Drive

Salt Lake City, Utah 84105
801.505.8090

Civil Engineering

NV§

Artn: Ryan Cathey, PE.

5217 South Stase Street, Suite 200
Murray, Utah 84107
§01.743.1300

Traffic Engineer

PROJECT ENGINEERING CONSULTANTS
Aum: Gary Horton

986 West 3000 South

West Jordan, Utah 84088

801.495.4240

Fiscal Analyst

WAT'TS ENTERPRISES
Atm: Russ Watts

5200 5. Highland Drive
Sale Lake City, Uah 84117
801.272.711

POWDER MOUNTAIN

Wahar "nninty Reznna Annliratinn: DRR1

2



1135

27L7E8IS 6 19

£

POWDER MOUNTAIN HISTORY

Powder Mountain Resort had humble beginnings a5 the winter
range for Frederick James Cobabe’s sheep herd. Frederick, who was
orphaned at age 15, moved around from family to family wntil he
went to work for Charley Semaltz, He wended camp for Charley’s
herders taking his pay in sheep until be builr a herd of his own.

Frederick established a summer range in the Grand Targhee area. A
prohibition on grazing was enacted when the Jand was incorporated
into the national forest system. Between 1902 and 1948, Fred
accumulated Jand for 2 summer range around Eden, Utah. Qld
timers say that this property was severely overgrazed by previous
owners and hardly a blade of grass could be found. Fred's soil
conservation practices greatly improved the vegetation and Powder
Mountain now s known a5 one of the best watersheds in the
Wasatch Mountains.

Fred's son, Alvin F. Cobabe bought the livestock company with its
8,000 acres im 1948. Just a few months later, Fred was killed in 2n
automobile accident.

When the ranch needed a reservoir, Alvin bought heavy earth
moving equipment. He delved into the earth moving business to
help pay for the machinery. A career in ranching, livestock and
copstruction, however, just did not satisfy Alvin. In 1956, at 42, he
sold the companies to enroll in pre-med classes ar Weber College,
Although the businesses were sold, he retained the property. He
gradvazed from the University of Ush Medical School at age 45
and retumed w the upper Ogden Valley to establish 2 medical
practice. At that time, Dr. Alvin Cobabe was the oldest person to
graduare from the school.

While horseback riding with friends along Lightning Ridge in the
1950', someone casnally mentioned that the terrain would make a
great ski resort. The idea rang true with Dr. Cobabe and he began
to amass adjacent property adding to the thousands acquired from
his father. When the resort opened on February 19,1972, he owned
14,000 aczes.

Ounly the Sundown Lift was open during Powder Mountairfs

first season. The area was lit for night skiing and a ski schoo] was
established. Food was prepared on an outdoor barbecne The Main
Lodge, the Sundown Lodge and the Timberline lift were added to
operations for the 72/73 season.

Dr. Alvin Cobabe, at age 88, sold Powder Mountain in 2006 to
Western American Holdings. The resort remained under the same
management team, led by Aleta Cobabe, daughter of Alvin, during
the 2006/07 season.

In 2010, Western American Holdings finalized the Powder
Mountzin development agreement establishing new zoning for the

Weber County portion of the property and vesting the project with
2,800 units of density.

In 2011, education entrepreneur and ventuce capitalist Greg
Mauro had a residence in the Ogden Valley for several years.

Greg had artended “Summit ac Sea,” 2 conference which is part

of the flagship event series operated by Summic Series. Summit
Series was founded in 2008 by entrepreneus Elliott Bisnow, Brett
Leve, Jeff Rosenthat and Jesemy Schwartz. Greg approached the
Sommit tea with an idea: what if Summit parmered with Greg
and purchased the mountgin to create 4 home for the organization
and community? What if Powder Montain became a place with
the potential to be a positive force not just in the Ogden Valley but
throughout the world? Within months, Susmit had moved 10
Eden to pursue that dream and began the process of acquiring the
Powder Mounrain Resort with the vision of revitalizing Powder
Mountain and establishing the Summit Powder Mountain Village,
25 the permanent horne of Sunmit.

In mid 2013, the group closed on the nearly 10,000 acre resort
property and immediately began to implement their plan for the
mountain. This included construction of 2 world class lodge at

the top of the Hidden Lake lift, resort improvements including
revamped food and beverage services as well as obraining approvals
for the first phase of the development. The first phase of the
development includes 154 units approved as part of 2 Planned
Residential Unit Development (PRUD) including residential Jots
ranging from 1/2 ace to 20 acres as well as the initial phase of the
Summit Powder Mountain Village. 'The Summit Powder Mountain
Village will be the kevstone for the Summir Community as the
center for gathering, community events, shops and the epicenter of
innevation within the resort. Phase 1 plat approvals were completed
in early 2014 with the first home on the mountain anticipared to be
completed in surmer 2015,

The additjonal development areas outside of the Summit Powder
Mountain Village will be focused on recreation and vacation
activities and will enhance the Summit Powder Mountain Village by
bringing additional visitors to the community. These areas will add
o the vibrant community center of the Summit Powder Mountain

Village.
TIMELINE

1971-72 Season
Powder Mountain opened February 19 with Sundown Lift.
Ski School began.

1972-73 Season

Mzin Lodge opened.
Sundown Lodge opensd.
Timberline Lift operied.

1975-76 Season

Hidden Lake Lift added.

1981-82 Season

Shuttle service for employees and for Powder Country started.
1984-85 Season

Powder Mountain was the first Utah resort t allow snowboarding,

1986-87 Season
Hidden Lake Lodge opened.

1989-90 Season
Columbine Inn opened with two condominiums and five hotef
fo0ms.

1990-91 Season
Diamond Peaks Heli-skiing started providing service between James
Peak and at the Hidden Lake parking lot.

1994-95 Season
Sunrise Lift opened.

1999-2000 Season

Paradise Lift, a quad, opened up an addicional 1300 acres of ift
accessed terrain,

Cat skiing moved to Lightning Ridge accessing an additional 700
acTes.

Powder Mountain became resort with the most sk able terrain in
America.

2001-02 Season
Rails added at the Sundown Lift ares.
Terrain Park added off Hidden Lake run.

2006-07

High-speed quad replaced the double chair Jift at Hidden Lake.

'The snowmobile tow st Lighming Ridge was replaced with snow cat
with people mover.

Powder Mountain was sold to Western American Holdings.

2007-08

A snow kifing area was designated and Powder Mouatain berorme
one of the first, if not the first, resort in the US to offer 2 snow kite
only pass.

The Snow cat Powder Safari began in January 2008,

20

Summit relocates its operations to Eden, Utah from Malibu,
California

Summit Mountain Holding Group, LL.C.(“SMHG") begins the
acquisition process to acquire the approximate 10,000 acre resore.
Sky Lodge construction begins.

SMHG assumes Mountain operations for the 2012/2013 sk season.

Introduction

2013

The Sky Lodge at Hidden Lake is completed.

Sumumir holds a Founders weekend on the Mountain to introduce
the Summit community to the Phase 1 development.

Summit Qutside is held over 3 days at the future Village site.
Summit Powder Mountain Village phase 1 PRUD of 154 units is

approved.
SMHG closes on Powder Mountain’s 10,000 acres.

2014
Phase 1 plats approved for 154 units.

PURPOSE OF THE REZONE APPLICATION

To aid in the creation of Powder Mountain 2s the entrepreneurial
ceater for its unique community and to mintain and advance
Powder Mountain Resort as a destinarion four-season resort, the
process of creating 2 Master Plan for the approximately 6,160

acres in the Powder Mountain area began in 2012, The Master
Plan contained within this document that is a resalt of months of
studies, programming, visioning and processing is as much about
whese development has not been placed as it is where development
has been placed. The Master Plan provided herein establishes the
foundation for Powder Mountain to weate an authentic mountain
destination with varied vibrant neighborhoods clustered throughour
the 6,240 acves within Weber County with the Summit Powder
Mountain Village as the center of this Summit communiry.
Additional development areas surround the Summit Powder
Mountain Village such as Mid-Mountain, The Ridge, EarT's Village,
Gersten and the Meadow provide the community with varied
acighborhoods and on mountain experiences with appropriately
scaled developments and impostant open space preservarion.

The Master Plan process began with substantial base mapping,

site observations and design development studies to ensure the
resort will be one of the most sensitively designed master planned
projects in the West as well as one of the most unique and diverse,
This process included comprehensive development of slope maps,
existing vegeration mapping, geotechnical investigation, avalanche
zones, wind and solar aspect studies, access feasibiliry, ski rerrain and
zesort connectivity, wildlife corridors, existing trails, viewsheds (into
and out of the property) and open space preservation, all of which
are incorporated within this application.

The Applicant requests a zoning change for the approximately

6,160 acre Powder Mountain project area per the Ogden Valley
Destination and Recreation Resort Ordinance (DRR1) passed and
signed on August 18, 2009 (Ord, 2009-16). This ordinance was
created to enable quality resort development in appropriate locations
within Weber County. Rezoning the property to a Destination and
Recreation Resort will allow Powder Mountain to realize the vision
as one of the world’s most unique mountain destinations combining
an enhanced mountain experience with 2 truly cutting edge master
planned community.

POWDER MOUNTAIN

Weber County Rezone Application: DRRT 4
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Powder Mountain is Jocated in Northeastern Utah just north

and east of the City of Ogden. The sesort property is located in
both Cache and Weber Connties ahove the Ogden Valley and

the communities of Eden, Huntsville and Liberty. The property is
approximately 55 miles from Salt Lake City International Airport.
Tt is accessed from the south by Highway 158 from the Ogden
Valley.

Driving Distance from notable Locations

to Porwder Mountsi:

Snowbasin Resort 22 Miles
Ogden 27 Miles
Layton 36 Miles
Salt Lake City 60 Miles
Park City 80 Miles
Provo 101 Miles
Boise 328 Miles
St. George 360 Miles
Cheyenne 441 Mles
Las Vegas 480 Miles
Denver 540 Miles
Reno 570 Miles

POWNFR MO!INTAIN

Waher Conntv Revone Annlication: DRR1
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Process & Project Overview

PROCESS

This Destination and Recreation Resort Rezone (DRR-1)
application contains all docurents as required and requested by
Weber County in order to obtain zoning and entitlements for the
Powder Mountain Propesty identified herein. This application has
been prepared in accordance with the Webes County Destination
and Recreation Resort Ordinance (DRR-1) and thru close
coordination with the Weber County Planning Department.

‘This application and subsequent approval will allow Powder
Mountain to continue with the development plans outlined in

this document and to build upon their Phase 1 approvals and
development progress with more fexibility in design and density
placement. The information within this document has been
compiled in accordance with the application requirements outlined
in the Ogden Valley Destination and Recreation Resort Ordinance.

Upon acceptance of the rezone application documents, the applicant
is prepared to preseat the plan to the Ogden Valley Planming
Commission (OVPC) as necessary to receive Commission and
Public comments on the rezone application. Working with Planning
suaff, the applicant will Al all necessary sequests for approvals.
Following the OVPC findings, 2 public hearing(s) will be held with
the County Commission to obtain full rezone approvals.

WHY PRESENT ZONING SHOULD BE
CHANGED

Powder Mountain Resort has been a popular ski mountain
destination in northern Utah and Weber County and is well known
within Utah 25 2 mountain with sbundant terrain and great value for
skier guests. This all despite missing key clements for a successful
destination resort, such 25 bigh quality and diverse accommodations,
rerreats, top notch food and beverage, ski lifts, lodges, retail and
other amenities. The current 2oning on the property allows for
adequate development of the mountain but i not fully appropsiate
to allow Powder Mountsin to maximize its potential as  unique
mountain destination. Rezoning the property to Destination

and Recreation Resort will enable the }and owner to create an
extranrdinary recreation and residential experience while preserving
and promoting the goals and objectives identified within the Ogdea
Valley Generat Plan. The rezone will enable new and yet traditions]
Tesort development planning strategies t0 be implemented Lifring
Powder Mountain to the front of the mountin community, ski
resort and retreats industry while still preserving abundant open
spaces and contriburing to the surrownding commuiry's long term
well being.

PUBLIC INTEREST

"The Master Plan for Powder Mouatsin Resort will provide a diverse
and unique mountain experience for both visitors and residents.
The Master Plan provides for both residential communicies and
recreational properties within the project. The new commercial
developments supporting the proposed residential, hotel(s),
recreational uses and open spaces &t Powder Mountain will provide
additional tax revenues to Weber County. ‘These new uses will give
Powder Mountain a sustainable development base from which to
grow and will benefit the commuaity a5 2 whole while continuing
the recreational focus as identified by the County.

SUBSTANTIAL PUBLIC BENEFITS

“The rezone will allow the development to move forward with
development plans that will provide the following Substantial Public
Benefics:

The process requires the development of a full Master Plan for the
Rezone area. This will provide the public with the vision for the
resort and will insuce public input is provided as par of the rezone
appioval process that would otherwise not be available under the
current zoning approval process and development applications.

Substantial agency review of the project is required as part of the
DRR1 rezone application. This review is expansive and thorough
and provides for 2 much broader scope of review than if the project
was submitted in piecemesl fashion under current zoming, This
includes reviews by:

* Weber County (Assessor, Economic Development, Engineesing,
Planning, School District, Sheriff, Treasurer)

* Utah Department of Transportation

* Urah Division of Wildlife Resources

» US Forest Service

* Weber Pathways

* Rocky Mountain Power

* Powder Mountain Sewer and Water

Substantial Open Space will be guaranteed with the Iocation of the
open space identified within the Master Plan and with a minimum

of 30% of the adjusted gross acreage heing provided as conservation
open space.

The rezone adds approximately 1,940 acres of land 1o the previous
development application approval and proposes to strip all
development rights from this additional property while preserving
the arca a5 open space. Much of this property includes the Regional
trail to Wolf Canyon Trailhead.

All proposed recreational amenities will be publicly accessible
integrating the new community with those existing and
future communities within Weber County. This includes the

implementation of important public trail links to and thr the resort
as identified on the Open Space and Trails Plan.

‘The rezone allows the development to further cluster development
aress preserving more open spaces thru the flexibility of the rezone
and its allowed uses, building heights and overall design flexibility.

Establishes Design Guidelines and Sustainability practices within
the rezone application far superior 10 current zone development
sequirements minimizing the overall impact of the community as a
whole.

Establishes traffic mitigarion practices with the rezone application
reducing the overall traffic impacts 1o the existing transportation
system and existing community that far exceed current zone
requirements. These proposed mitigation practices include:

* Providing preferred parking in the day skier lots for vehicles with
three or more occupants. To promote reduced vehicle emissions and
ahealthier enviroument, preferred parking could also be extended to
hybrid vehicles and other low-emissions vehicles.

- Implement the use of alsernative fuel shuttles for the employee/
slier transi services.

* Provide transit passes to all employees not housed on-site and
require the employees to use them 1o access the resort.

CHANGES TO THE GENERAL AREA SINCE
THE ADOPTION OF THE GENERAL PLAN

The Powder Mountain Resort area is recognized as a recreation/
resort area that has potential for further development that would
support and enhance the existing recreational components within
the resort providing a viable long term project. The Destination
and Recreation Resort Ordinance was written to allow resort
development in appropriate locations. Since the adoption of

the General Plan, the Powder Mountain Resort and adjoining
undeveloped acreage within Weber County was purchased by
Summit Mountain Holding Group. This group aims to create a
unque destination commaunity with a vision for 2 diverse mountain
village and associated mountain neighborhoods that would provide
economic stability for the existing resort while also providing
substantial expansion and diversity of this amenity. This change

in ownership since the adoption of the General Plan marks 2
sabstantial shift in project vision with enhanced traffic mitigation
and sustainability requirements as ontlined within this document.
The County General Plan supports and promotes appropriate resort
facilities as 2 major clement within the County. Powder Mountain
i an ideal location for responsible, well balanced and sustaingble
resort development. ’

PROMOTE HEALTH, SAFETY AND WELFARE
TO WEBER COUNTY

The Master Plan as proposed within this rezone document for
Powder Mounrain promotes the heaith, safety and welfare of Weber
County residents by creating a diverse year-round resort. This
diversity will provide stability and Jong term benefits to Weber
County and in particular the Ogden Valley while also preserving
significant open space within the project.

The project will provide long term economic benefits as outdined in
the Benefits Analysis ensuring the County and its residents are not
negatively irpacted fiscally.

The Master Plan includes important trail connections between
neighborhoods and within the surrounding communities of Eden
and Libesty through the regional trail links that have been extended
into and thra the Resort property. These trail connections link the
Resort to the Valley floor providing access to important recreational
amenities while limiting inaparts to existing communities and
residential neighborhoods continuing the important community
access to the vast outdoors s Weber County.

Traffic mitigation plans will be implemented to ensure thar all new
development impacts to existing and future roadways are minimized
providing safe 2 appropriate access to the mountain while mitigating
those impacts to existing and furure neighborhoods in the Vatley.

The development areas within the project were designed with
tespect to the land artributes preserving sensitive lands and stream
corridors and to avoid sky lining. The importance of economic,
environmental, community and aesthetic benefits were taken into
consideration to ensure a quality destination that provides benefis
to the owners, Weber County and the community.

POWDER MOUNTAIN

Weber County Rezone Applicatior: DRR1 6
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Exhibit B

Approval Criteria

As outlined in Chapter 35 of the Weber County code (35-3),
the project meets the approval riteria as follows:

A.The proposed Resort can be developed in 2 manner that
will not substantially degrade natural/ecological resources or
sensitive lands as identified in Chapter 43, Ogden Valley Lands
Overlay District, or the Weber County Zoning Ordinance.

* The Sensitive Lands Areas as outlined in Chapter 43 of the
Weber County Code are provided on pages 13-15 with the Powder
Mountain project boundary indicated. The Wildlife Habirat exhibit
shows that the Powder Mountain project area is generally outside
the important wildlife habitar area with the only interface occurring
within the Southwest portion of the property and involving the
existing highway access to the Resort. No development is proposed
within this important wildhfe habitat area.

While there are stream corridors within the project area, the
primary area of potential impart includes the Powder Mountain
Road and Wolf Creek interface. The Road exists and all impacts
have previously been mitigared as this adway serves as the existing
access 1o the Resort. No other stream corridors exist within close

proximity to any proposed development area within the rezone
Master Plan.

Due ta Powder Mountain's proximity above the valley floor, no
scenic roadway impacts exist as defined within these exhibits,

B. A professional smdy has provided substantial evidence
determining that the proposed Powder Mountain Resort is viable
and contributes to the surrounding community’s economic well
being, A fiscal impactand cost benefit analysis is attached as
Exhibir A. This stady was conducted by Bouneville Research out
of Salt Lake City, Utah, Highlights of the market, economic and
fiscal impact are as follows:

MARKET FEASIRILITY

Utal's mountain resorts are provided with unique market
advantages due to their close proximity 1o the Sait Lake
International Airport, large and well maintained local highway
and road infrastructure, 2 large local kier and recreational base in
close proximity to resorts and typically abundant snowfall thar is
considered some of the best in the world,

‘The State of Utzh is also progressive in its ski and outdoor
reereational marketing promoting Utah as 2 recreational destinanion
and prioritizing it 28 one of the major comerstones of long term
revenue generators for the state.

With the region established 25 2 well developed destination for
both surnmer and winter visitors, the (gden Valley and Powder
Mountain are poised to maintain 2 consistent rate of growth within

these recreational and sesidential markess, With the proximity te
the Salt Lake International Airport and the continued exposure
to the area that s spearheaded by Park City and Deer Valley
communities among others, the opportunity to capture first and
second home buyers from regions throughout the west remains
strong. The Summit community and their unique gathering of
entrepreneurial gaests will also bring togetber this love for the
outdoors with the new and local comsmunities creating a unique
mountain destination.

The Powder Mountain Resort will continue to become more and
more recognized by 2 greater audience as already seen with the
implementation of the Phase 1 infrastructure and momentum will
only continue o grow as the project develops on the mountain.

ECONOMIC IMPACT

Total economic impacts of the Powder Mountain project are
anticipated to continually increase as the project builds out with the
addition of hotels, corporate and educational retreats, expanded and
new recreational ameaities and the synergy of the Summit Powder
Mounzin Village grows. After full build out, ongoing economic
impacts are projected to provide continued positive effects as
follows:

Direct annual cutput is projected as $60 million, and total annual
output (including direct output plus secondary or “multiplier”
impacts) is projected at $112 million.

Direct jobs created by the development are projected at 1,623 at full
build out.

Direct labor incorme is projected at $24 million annually.
FISCAL IMPACT

"The proposed Powder Mountain project is identified to provide a
substantially positive fisral impact for Weber Counry.

Aftes project build out, Powder Mountain is projected to generate
approximately 855 million in annual taxable revenue. The Powder
Mountain projeet is anticipated to be one of the highest valued
Tesort projects in the west with these values creating the very
positive budgetary impact. Most residential units will be second
homeowner classification while the assessment of most residential
units will be at Rull market value. This will result in high per capita
spending and esulting sales tax revenues and a moderate cost of
service profile which is consistent with similar projects thronghout
Western [esorts.

Orher growth-sensitive Weber County funds are projected to
experience positive fand balances throughout the construction
period of the project and after build our providing 2 broad fiscal

benefit to the County. (See atrached Bonneville Research Srudy)

C. A professional traffic study has explored and provided
substantial evidence determining that proposed traffic mitigation
plans will prevent transportation corridors, serving the Project,
from diminishing below an acceptable Level of Service.

The Transportation Element study prepared by PEC out of Salt
Lake City is attached as Exhibit 2.

Overall the road network can and will provide appropriate access to
and from Powder Mountain, with some improvements required for
mitigation as the project is built out

D.The natural and developed recreational amenities,
provided by the Resort, shall constitute a primary attraction and
provide an exceptional recreational experience by enhancing
quality public recreational opportunities.

Powder Mountain Resort is currendy 2 wel established ski
resort. The proposed Master Plan is designed 1o enhance the
visitor experience with expanded recreational services, new and
diverse overnight accommodations, varied retail shops and services
including restaurants, 2 mountain village main street, and varied
destination atractions. Publicly accessible recreation facilities
and activities are planned throughout the project area to establish
Powder Mountain s a year-round destination, These activities
include walking/hiking trails, biking trails incleding mountain
biking and cyclocross trails, horseback riding, naturalists tours,
camping, rental of non-occupied units and other outdoor special
events.

E.The proposed Seasonal Workforce Housing Plan will

provide a socially, economically and environmentally responsible

development.

The seasonal workforce housing plan is provided on page 43.
At full project build-out, it is estimated that Powder Mountain
Resore will generate 1,623 full-time equivalent employees and 984
waorkforce housing units,

As caleulated in the table on Page 43, Powder Mountain Resort

will provide at least 98 seasonal workforce honsing units.

F. Public safety services are and/or will be feasible and
available to serve the Resort in a mannier that is accepuable to the
County Commission,

Throughout the development of the Phase 1 plans as well as
the DRR1 Master Plan development, The development team has
continually met with representatives from the Sheriff’s ofbice, Fice
Department and Emergency Medical Service providers garhering
input to the plans and incorporating that input into this application.
The proposed Master Plan reflects the inpur received from these
departments with regard 1o necessary Emergency Services. Per the
discussions with these public safety providers, Powder Mountain
will provide a facility to house both the Sheriff and Fire Department
services on mountain. A preliminary parcel has been identified
within Summit Powder Mountain Village and will be provided at
the time the services are deemed necessary by the emergency service
providers. This parce} will be integrated within the Resort in a
manner that fits the development serting in which it is located but
the scope of services provided will be modeled after the Huntsville
Station as per the discussions with the emergency providers.
Feasibility lecters from both the Fire Deparmment and Sheriff’s
Department are attached on Page 47.

POWDER MOUNTAIN

Weber County Rezone Application: DRR1 7
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The proposed Master Plan for Powder Mountsin presented in
this application is in compliance with the Ogden Valley General
Plan Goals and Objectives as outlined in the Ogden Valley General
Plan as follows:

3.01 VISION: PROTECT THE NATURAL BEAUTY
AND NATURAL RESOURCES OF THE VALLEY

Powder Mountain maintains a strong commitment 10
Weber County’s goal of preserving the natural beauty and natural
resources of the Ogden Valley. The Master Plan was developed
with the ethos that all development must be light on the land and
all development impacts should be minimized or mitigated to the
greatest extent possible providing a balance between the built and
narural environments. Measures to protect the natural resources and
beauty of the Ogden Valley during and after both the planning and
construction stages include:

Clustering all development within areas that allow for minimized
development impacts thus maximizing significant and important
open spaces.

Much of the development is centered around “village” infrastructure
allowing for walkable trips or seduced traffic impacts and limiting
the size of the project “footprint” on the mountain

A comprehensive transportation plan will be implemented providing
resort shuttles from the Valley via Park and Ride lots, shuttles
within the resort property and the provisions of essential on-
mountain services reducing off-mountain trips all of which will help
protect the Valley's air quality thru the reduced trip counts.

Water quality controls will be implemented on the following levels.

Water

As awareness of the importance of conservation of resources
and implementation of sustainable practices grows, Powder
Mountain has a goal o introduce a higher level of implementation
than almost any project yet envisioned in Utsh. Powder Mountain
is using an integrated water management strategy in an effort to
develop & truly sustainable project.

Groundwater

Powder Mountain understands the value of groundwater as an
essential resource. To minimize impacts to groundwater resources,
Powder Mouatain is adopting water conservation and efficiency
requirements for borh indoor and outdoor warer use that will make
the project a leader in the State of Utah.

Surface Water

Powder Mountain will also focus on the protection of surface
water by limiting grading and preparing erosion control plans
and Stormwater Pollution Preventian Plans (SWPPPs) that will
incorporate the appropriate best management practices to protect
drainages, wetlands and surface waters.

Water Conservation

Powder Mountair's Design Guidelines, attached as exhibit
3 within this application, have been written to ensure that warer
is conserved both indoors and outdoors, The Guidelines require
the use of low flow appliances and fixtures that are expected to
reduce per person indoor water use to less than half of the State of
Utah's design code requirement. In addicon, Powder Mountain is
restricting the total landscape area of each unit that can be imigated
as well as requiring weather based imigation controllers, native and
low water use plant types and limiting grading areas to protect
natural areas.

al:

The most substantial and important portion of the Master
Plan is what is not being developed. The Master Plan was seasitive
to not only identified steep slopes, wetands, stream corridors and
drainages but it also factored in visually sensitive lands, important
wildlife corridors, recreational open spaces and open space buffers.
Additionally and 2 part of this application requirement, Weber
Couanty's sensitive land maps were overkid on the Master Plan
to ensure that al} proposed development does not occur on areas
identified as important wildlife habitats or within stream corridors
and scenic road buffers. See Pages 13-15.

: Preserve Wildlife and Wildkife Habirat

As shown on the Sensigive Lands Exhibit on Page 13, the
proposed development boundary does overlap upon important
wildlife habitat aseas as designated by Weber County. However,
the detailed Master Plan does not propose any development within
this important wildlife arez and in fact creates a substantial buffer
to this area. However, it is recognized that wildlife can be found
throughout the property and providing well placed wildlife comridors
will allow alt proposed development to work in harmony with
the natural environment. The master plaa for Powder Mountain
proposes clustered development parcels on only 18 percent of the
gross acres located in Weber County. The remaining 82 percent is
available for wildlife habitat and open space.

3,02 VISION: MAINTAIN THE VALLEY'S RURAL
ATMOSPHERE AND RURAL LIFESTYLE

"These are no identified cultural and/or historical resources
within the Powder Mountain project area. The applicant is
committed to preserving the existing ski area at Powder Mountain
85 2 Community resource. Powder Mountain is commitred to
maintaining the wide open and rustic nature of the resort while
providing tastefol upgrades and updates to the facilities. We are
dedicated to appropriately addressing the elements that make the
resort special and enhancing those elements.

* Rural Character and Natural Setting:

In order to ensure that development is compatible with
the Valley's rural character and natural setting, a set of Design
Guidelines has been established that will govern the style and
characteristics of buildings, landscaping, signage, etc. This style pulls
from the Valley's architectural vernacnlas, utilizes timeless forms and
materials and requires structures to be placed sensitively to become
part of the landscape, not dominate the landscape.

Throughout the development proosss the Applicant will
plan and provide for adequate infrastructure to support all
proposed development. This will inchude calculated phasing
of units, copaurrency measures for water and sewer a5 well as
establish required funding mechanisms for required development
improvements.

and Medical Servi

Substantial coordination with the County Emergency Services
Departments has been implemented in the Master Plan. The
Emergeacy Services Plan on page 47 of this application outlines
the discussions with the Shenff and Fire Marshall as well as lerters
of feasibility from each. Emergency and medical services will be
phased appropriately and adequately as development ocrurs and as
required by these Emergency Serviee Providers.

Due to the proximity of the project property at elevations well
above the valley floor as well as the steep slopes and recreational
focus of the existing mountain property, the project does not
currently contain an abundance of agricultural uses and thesefore is
not conducive to provide agricultural uses in the proposed plan for
the project.

Goal: Recognize and Respect Private Property Rights
The proposed Master Plan is fully located on private property

owned by the applicant and does not negatively impact any adjacent
private Jand.

A comprehensive transportation stady has been prepared by
Project Engineering Consultants (PEC) and is included with this
application as Exhibit 2. The report srudies the transportation
impacis anticipated to be associated with the proposed Master Plan,
provides an analysis of phased development steps to identify what
and when any necessary roadway improvements would be needed,
and identifies any traffic mitigation measures to be utilized by the
project to ensure the existing and future road systems continue
10 provide adequate operations throughout the valley as the
development progresses  build out.

The Retreation Plan and the Open Space and Trails Plan
outline the recreation opportunities that are proposed for Powder
Mountzin These plans highlight the additional recreational
amenities that may be provided in addition to those that currently
existing within the project and as part of the existing ski area. The
trails plan highlights trail linkages to the Ogden Valley via Gertsen
Canyon and the existing Gertsen Canyon trail and also provides for
regional trial connections both east and west thru the project while
also providing a substantial and diverse trail network internal to the
resort,

In addition to skiing, snowboarding, snowshoeing, ctc., which are
already enjoyed at Powder Mountain, the recreation facilities plan
expands the recreation opportunities to include non-skiing activities,
such as hiking, mountain biking, glamping, ice skating, fishing, as
well as faciliries for special events and equestrian experiences.

POWDNER MOI INTAIN
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'The Powder Mountain property located in Weber
County is currently zoned Commercial Valley Resort

Recreation Zone (CVR-1), Forest Valley (FV-3) and
Forest Zone (F-40).

CVR-1 - Commercial Valley Resort
Recreation Zone

The pucpose of this zone is to provide
locations in the Ogden Valley and at major
recreation resort areas, where service facilities
and goods normally required by the public in
the pursuit of general recreation activities can
be obtained.

FV-3 - Forest Valley Zone

= The purpose of the Forest Valley Zone is to

provide area for residential development in

a forest setfing at a low density, as well as to
protect as much as possible the naturalistic

environment of the development.

Forest Zone - F-40

The intent of the Forest Zones is to protect
and preserve the natural environment

of those areas of the County that are
characterized by mountainous, forest or
naturalistic land, and to permit development
compatible to the preservation of these areas,

9
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Geologic Hazards

'The Geologic Hazards map identifies surficial geologic
conditions at the Project and identifies potential risk
from geologic hazards. This investigation is intended to:

(1) provide preliminary geologic information and
assessment of geologic conditions;

(2) identify potential geologic hazards that may be
present and qualitatively assess their risks to the intended
project; and

(3) provide recommendations for additional site- and
hazard-specific studies or mitigation measures 25 may be
needed based on our findings.

Given the large Project size and scale of the mapping
included with this investigation, small variations in
surficial conditions and geologic hazards risk may occur
and should be expected.

This report is intended to be a reconnaissance-level tool
to assist with Project planning, and reduce and minimize
impacts from high-risk geologic hazards.

The known geologic conditions are explained in greater
detail in the preliminary Geologic Hezard Evaluation

éxoagwr‘4 report that is included as Exhibit 1 of this submission,

POWDER MOUNTAIN Weber County Rezone Application: DRR1 10
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Topography and slope
information Is not available in
this area of the property and

therefore Is not shown. No
development is proposed in
this area

Project Boundary

Existing Topography/Slope

The Slope Analysis illustrates that much of the Powder
Mountain property contains slopes most suitable to

ski terrain, The projects topography does vary greatly
from flat meadows and ridges to steep ski terrain and
mountain slopes. The Master Plan was developed with
sensitivity to placing development on steep slopes with
the majority of the project density clustered around the
more gentle meadows and saddles that exist throughout
the development.
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Floodplain Map

The FEMA Flood Insurance Rate Maps for Weber
County illustrate that all areas mapped within the
Powder Mountain project boundaries are identified

as Zone D. As defined, Zone D area flood hazards

are undetermined, The Powder Mountain property is
generally located at an elevation above flood hazards due
to its proximity to the top of the drainages within the

area.

D0vwm o, st e = Y e B, &
00 S 1 1% s bt el . cvebed 7 e, 1o, D
Pond Hird Ao s . i bt 'm B by o 18 e s o, Josk
o Soww Ao Bt bty St A A8, W AD. A, 8D, V, ol VA, Trm s

;.
rergs dewhe dmurmivel P T Roding, veiind
St o,

UMEAR s o} sl Feod bt ety rotated b B V% el
Ehine Wad ot 4 baed qaninl apum Wt e ety
et Zara M tirs Bz e oo Bl el v o
Moy miaed  prnide polucian bam fa 1N jrcad by
et Do et

ZOMEASE ey 1o b vt hem 1% vl cheren rad e e o Pl
ook it molen v Cowrucin: e e Baad s
=y

TOREY  Camtsl Fomd onw wh ety haord beeve semet e fma aed
srerire G

ZOMRVE  Commal et rm vk veasty barss twros serink hims Sp08 slition
ey

VAR ROOOWAY AREAS N ZONE A

™ o — : s mam
D e e o L e s e e
prour it vy

OTHER RLODD AREAS

TR A o G20 wvnad thowct Tood; mowt 9/ V6wl s hamd
i vy tonty o a Bn T b 10y rrage aram b
Lo e e v b b o I s

[ omeans

TOMEX  heve sudwrminmd v b i 00T s st el
BOMED b e e it Pt s el preiond, b vt

]

z COASTAL BARRIER RESDURCES SYSTEM (CBRS) AREAS

N ommwss orecrp aseas (ovae

s 7 s S Bty
e Aeasvbnior

- T Bty
eoreerer o OPR My

Sy b Spmid Fowd Wt e o Bloren
€ tona ot Bavrrs, oot g v sbies.

s Pt Bton i ot i Al
L) precbeiney

Rt e e, Mo Vo Do Y930
@D ormtetuis
[ B e

Wrorw, Sz Ok ke el o e Nk denmion
. et of 1063 DAD B

Wt 1000 e Ty Moy e, 12
SO0 semmion g
DASEIY R vt o o 6 i o A s
——
amg o
WAF REROHTORY
o1 Ao g on ar by
EFTRCTIVE DATE GF COUNTYWIDE
ALOGD NEAINCE RATE WAt
LR
ERRCTIVE DATHE) OF AIVIRCNGS TD TAT PANR.
e couTulny fagp Todalon; Marery Ui 1 GUURTRAGH ARG, A T e Cormmnty
WMoy K0 (raiaoriind 0 e Plaoll Mavermer Sty rapwrt bo Vb joiaficaive,

Th i F foud ot o N b T e, mriast s basmem
gt or s e Mol ot Progee o (003 KBRS,

POWDER MOUNTAIN

Wahar Cniinty Rerane Annlicatinn: NIRRT 17



oF 113

28

TLFE3S F6

=

ER

Cache County

—_——

oot The 49k regres emi & aopre
B & RTT 8 Suve, @ Enpinaening 37a3e M0 A0 $hould Iy A MAR I K8 2 yesh TRE A B
Soum # R seesonsle o RS fo Bty okhhe 3 TR O he

NOPRRGIET] OF 228 bNER TRFNQRY. T

"The Powder Mountain property does slightly overlap
with the Important Wildlife Habitat Zone as indicated
here but both areas are located at the periphery of the
project area. No development plans are proposed withia
or near these areas. Although the proposed development
areas are outside of the Important Wildlife Habitat
Zones, it is recognized that smaller yet still significant
wildlife habitats exist within the project boundary.
Future development has been located to account for
significant open spaces and buffers to facilitate wildlife
habitat and wildlife corridors throughout the project
and continued coordination with Weber County and the
Utah Division of Wildlife Resources will be a priority to
maintain these habitats throughout the project.

POWDER MOUNTAIN
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The Powder Mountain property is affected by the Ogden
Valley Sensitive Lands Overlay District for streams
corridors, wetlands and shorelines. The Master Plan

has conformed to the development standards outlined

in Chapter 43-2. The primary impacts are associated
with the Wolf Creek and South Fork drainages in the
Southwest portion of the property. These drainages
have already been impacted and mitigation measures
introduced as part of the existing roadway access to the
Powder Mountain resost and any further impacts due to
future roadway modifications will conform to the Weber
County development standards.

In coordination with the Utzh Division of Wildlife
Resources (UDWR) all existing riparian corridors within
proximity to proposed development areas within the
project will be identified and protections put in place at
the time of individual project approvals to insure these
areas are preserved.,

An approved jurisdictional wetland delineation report
and concurrence report from the United States Army
Corps of Engineers shall be required with the submittal
for each phase of development if it is determined that
jurisdictional wetlands may exist within any proposed
development areas on the property.
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Ogden Valley Sensitive Lands Scenic Roads 2.5 Mile Buffer

Dhue to its physical location and relationship to the
Ogden Valley and its Scenic Roadways, the Powder
Mountain property is not affected by the Ogden Vailey
Sensitive Lands Overlay District for Scenic Corridors,
Ridgelines and Historical/Cultural Resources.
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PLANNING AND DESIGN PRINCIPLES

The Powder Mountain Resort totals approximately
10,000 acres with property that spans both Weber
County and Cache County. Approximately 6,160
acres are located within Weber County with the vast
majority of this area undeveloped. The existing
Powder Mouatain Resort Ski Area terrain is primarily
within Cache County with only 2 small area currently
located within Weber County. Approximately 4,300
acres of the Weber County portion of the project

is vested by an approved Development Agreement
dated November 29, 2012, Entry # 2607988 that
established density for the property totaling 2,800
units. This application for the DRR1 rezone will 2dd
an additional 1,860 acres to the rezone property for a
total of 6,160 acres to be processed for rezone. This
additional acreage will be committed to project open
space with the additional potential density stripped as
part of this rezone application.

In 2012, Powder Mountain began to assemble a team
of design and development professionals to initiate
the Master Plan development that would appropriately
integrate the vision for Powder Mountain. This
planeing process involved dozens of varied and skilled
professionals znd focused on every aspect of mountain
design from roadway and ski design to snow storage
and snow removal strategies. This planning process
was thorough and extensive.

Due to the size of the property proposed for rezone to
DRR1, the proposed development has been organized
and broken into separate, smeller planning areas
denoted on the Overall Master Plan and Overall Land
Use Plan with a letter (Areas A through F). Each
planning area is then detailed within this application
to further illustrate anticipated master plans for each
area identifying anticipated densities, uses, amenities
and massing.

The proposed plan for the property within Weber
County emphasizes the development of mountain
“villages” that are appropriately located 2nd provide

suitable land uses, vehicular and pedestrian access,
amenities and open spaces based on their locations and
proposed functions within the resort.

The first of these mountain villages includes uses to
enliven the existing mountain base at Mid Mountain
and Sundown (Area A - Mid Mouatain) by including
hotels and condominiums for overnight accommodations
at the existing base of the mountain. This area

becomes the primary destination for year round visitors
providing direct mountain access. This area also
includes potential Hotel uses at the top of the Sundown
lift as well 25 a mix of single family and multi-family
homes located along the Sliver above Summit Pass
Road and adjacent to the existing single family and
multi family homes at Mid Mountain to give the Mid-
Mountain ares a true ski village mass and energy
throughout the year,

The Ridge (Area B) builds upon the existing Hidden
Lake Express top terminal which will become the core
of this planning area, The Ridge development arca will
include Ski Lodges, Conference and Meeting spaces,
hotels, townhomes and various resideatial properties
ranging from small “nests” to 20+ acre ranches.

Earl’s Village (Area C) continues the Powder Mountain
tradition of starting your day at the top of the mountain
and skiing down. Earl's Village provides a mix of hotel
and multi-family development parcels with ski access

in three directions and properties with views that

are unmatched in the West. Earl's Village sits above
the more boutique Summit Powder Mountain Village
providing the classic ski mountain village anchor to the
Resort.

The heart of the Powder Mountain project is the
Summit Powder Mountain Village (Area D). The
Summit Powder Mountain Village is the center of

the Summit Community and is located on a saddle
providing commanding views while simultaneously
being tucked away from the rest of the mountain. This
location preserves views and provides for 2 secluded znd
protected environment. This village provides for ski

access into Mary’s Bowl, Lefty's and Gertsen Canyon
providing immediate access to the world class skiing
at Powder Mountain. The Summit Powder Mountain
Village contains a mix of hotels, boutique hotels and
boutique shops, community amenities, public places
and spaces, multifamily and single family home sites
including townhomes, condominiums, attached and
detached single family and “nests” of all types. This
mix of uses surrounds the Summit Powder Mountain
Village Main Street and forms the core of the Summit
Powder Mountain Village. It also includes clustered
residential development tucked amongst the existing
trees and just beyond the village core. These areas
inclvde single family residential products that begin
the density transition to the open spaces with larger
lot types including ranch lots.

The Gertsen development area (Area E) transitions
from the more dense Earl’s and Summit Powder
Mouatain Villages to Jess intense yet still clustered
multi family and single family units as the project
moves toward the project boundary. A small, well
organized node of multi family townhomes, “nests” and
smaller lot single family units anchor the top tprminals
of the proposed Vern's and Gertsen lifts with lots
getting progressively larger as you move west and down
the hill. Here larger estate and ranch lots are tucked
into large expanses of aspens and along the edge of the
Enchanted Forest.

The Meadow Master Plan (Area F) transitions density
from the most dense area of the Summit Powder
Mouatain Village to the project’s south edge. The
north edge of the Meadow development area maintains
the structured road and lotting systems found in the
Summit Powder Mountain Viilage but begias to loosen
this development pattern thru the meadow and out to

Master Plan

the rock outcropping with larger estate and ranch lots.
The south edge of the development area is a location
identified for a small, exclusive boutique hotel and
retreat providing 2 destination anchor to the resort
with views overlooking the Ogden Valley and Mount
Ogden.

Throughout the planning process, open spaces and trail
corridors and connections took center stage as seen

on the Open Space and Trail Plan. This ensured that
access to the beautiful and abundant natural features
within the project remains accessible and preserves as
much of this natural environment as possible.

The proposed Powder Mountain project is compatible
with surrounding land uses and, as outlined herein, is
in compliance with the goals and objectives identified
in the Ogden Valley General Plan. The impact to the
surrounding area will be positive as outlined in the
Benefit Analysis. The impact on traffic congestion
through the Valley will be minimal as outlined in the
traffic study completed as part of the transportation
element which is included 2s Exhibit 2. The Master
Plan for Powder Mountain will add 2 much needed
boost to the Powder Mountain Ski Area while also
providing 2 upique on-mountain development that
will include a well placed and well balanced mix of
mountain uses that will provide Powder Mountain
and maybe just as importantly, Weber County, with a
project that is sustainable and advances the community
goals of a Destination Recreation Resort,

POWDER MOUNTAIN
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Master Plan Continued

SUSTAINABILITY

The vision for development on Powder Mountain is to
create a setring that exemplifies the core values of the
Summit community and celebrates the inherent beauty
of the natural landscape.

Core Values. We will create 2 built environment that:

* Is made for people and promotes quality of life.

* Pushes the limits of sustainable performance, a5 2
result of our innovative mind-set and high level of
knowledge.

* Merges urban living with the qualities of nature.

* Achieve net zero emissions over it’s lifespan,

* Is functional, smart and aesthetically appealing,
building on the best of the regional design tradition.
* Is robust, durable, flexible and timeless - built to
last.

* Utilizes local resources and is adapted to local
conditions.

* Is produced and maintained through partnerships
founded on transparent collaboration across borders
2nd disciplines.

* Employs concepts thar are scalable and used globally.
* Profits people, business and the envirormeat,

We are actively working to complement the ecosystem
that currently exists on Powder Mountain through
adherence to these core values and principles, It is our
goal to uplift the economy and community through
best practices that will lead the regior in our approach
to sustainability znd community development.

We are filtering our decisions through the lens of
eavironmental stewardship that encompasses waste,
water, power, our building standards and the flow of
transportation throughout our village among others.

ECONOMIC SUSTAINABILITY

As identificd within the provided Benefit Analysis
(Exhibit 4) the proposed Master Plan will provide the
County with an econamically sustainable development
that will stand on its own two feet while providing
substantial local and regional economic benefits,

COMMUNITY SUSTAINABILITY

Sustzinable Development:

Powder Mountain aspires to a higher level of project
wide sustainable development and is requiring green
building practices as part of the Design Guidelines
to insure the construction and maintenance of the

project is sustainable. These requirements include
energy cfficiency, water conservation, limiting grading
and limiting building footprint, using sustainable

and locally sourced building materials, and limiting
building heights to protect view. The requirements are
detailed in Exhibit 3 - Design Guidelines, attached as
part of this application.

Transportation:

Powder Mountain is proposing some of the most
aggressive traffic mitigating elements ever seen in a
development application. As identified in the traffic
study, the project is providing mass transit alternatives
to incentivize skiers to use existing and expanded UTA
services, utilizing park and ride locations to shuttle
additional guests to the mountain as well as providing
internal shuttle and car share services limiting the
total number of trips to, from and within the resort.

Other methods to reduce transportation impacts
include encouraging alternative modes of
transportation through site planning and building
orientation that emphasize connections to sidewalks
and trail networks. Homes should be placed 2nd built
incorporating easy connections for pedestrian and bike
access to trails, sidewalks and streets.

The project is also providing those goods and services
required by guests within the resort villages reducing
the need for additional trips off the property. These
will include such uses as a grocer, restaurants, theaters,
shopping and recreational amenities among others.

Market Sustainability:

Variety i¢ important to serve the wants and needs of &
diverse community and ensure its sustainability. The
product variety within the project will provide for
market sustainability as well as foster an authentic
community with 2 mix of residential products and
commercial uses that will create real village life, Civic
spaces and recreational opportunities will serve to
further provide all residents and guests with both
active and passive opportunities that range from
skiing, mountain biking, hiking and organized outdoor
events such as music festivals, Summit Outside, poetry
readings, etc.

Open Space:

Eacourage design that emphasizes the natural
connection to open space and parks. Provide maximum
continuity of open space and preserve important
naturaj vistas that reinforce 2 sense of place and
relationship to the natural environment. Integrate

views and access into the open space trail network
from homes. Promote the development of site plans
that create attractive, comfortable outdoor spaces.

Topography:

Integrate natural site features such as topography,
views and vegetation jato site design. Building
placement should follow contours rather than being
placed at right angles to the prevailing slope. On
sloping sites, staggering placement of homes along
opposite sides of the street, rather than siting homes
directly opposite one another, can provide better
preservation of views. Use topography to create
continuous green space connectivity between homes.
Retain the maximum possible amount of natural
vegetation.

Landscaping:

Hydrozoning, defined as “the grouping of plants that
have similar water requirements,” is a highly efficient
design strategy for water irrigation systems and
landscape planning. Strategics of hydrozoning, low-
impact irrigation methods, and efficient watering
schedules are to be included in all submitted landscape
plans.

Fire protection:

A Community Fire Plan for the Wild land - Urban
Interface (Exhibit 5) has been developed for the
initial Phase 1 PRUD approvals for the 154 units at
Powder Mountain. This plan shall be implemented for
the remaining development at Powder Mountain and
used as the standerd for all fire safety planaing and
protection measures within the project.

Additionally, all structures will provide landscaping
that creates a defensible space for calculating the fire
hazard severity. This places an emphasis on utilizing
fire resistant vegetation or growth within the planned
landscape adjacent to all buildings to minimize the
potential for transmitting fire from the native growth
to any structure.

AESTHETICS

The goal of Summit Powder Mountain is to design
sustainably driven, site responsive structures using
regionally sourced, familiar and heritage materials
oriented in clever ways to create truly progressive
mountain architecture.

* Humble

« Site responsive

* Sustainably driven

* Familiar, regional and heritage materials in clever
orientation. Classics with a twist.

- Subtle elements of surprise, wonder, awe

* Develop a new archetype of progressive mountain
architecture

* Frame up inspiring views

* Build value through defining a functionally driven
style

* Create a cohesive exterior vernacular while allowing
interiors to highlight Qwaer’s prefersed finishes and
furnishings

Define Summit Powder Mountain architecture as
aesthetically timeless while featuring the pinaacle of
new building methods thar enhance the experience of
living in the mountains.

DOYAINED AANT IRFTAN]
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Master Plan Continue

ENVIRONMENTAL STEWARDSHIP

Development areas are planped as compact
reighborhoods to create real places. These are
clustered to limit the footprint of the development
thru location and tighter massing of buildings and uses
preserving as much of the natural character of the land
as possible. This careful integration of all proposed
development is further exemplified in the following
critical areas of resource management:

Water:

Powder Mountain is implementing requirements for
indoor water as part of the Design Guidelines to
reduce the project’s average indoor water demand (and
the associated wastewster generation) with 2 goal of
50 perceat compared 1o State Water (and Wastewater)
Design Requirements. This includes requirements

for water efficient fixtures and appliances for new
residential construction and limits on landscape
irrigation to reduce the overall project water use by 20

10 25 when compared to other similar developments in
Utah,

Powder Movntain is reducing irrigation water demands
by limiting the amount of irrigated area allowed

for each lot as part of the Design Guidelines. The
Guidelines also require 2 water budget, weather based
irsigation control, water efficient irrigation system,
the use of native and low water plants and encourage
opportunities for strategies that might include

grey water and/or rainwater harvesting (in strict
conformance with State law).

Wastewater:

Powder Mountain's goal to reduce indoor water use by
50 percent when compared to State requirements will
also reduce wastewater generated by the project by

50 pezcent. The use of various advanced wastewater
treatment techniques and reuse will also be considered
for future phases of the project such as techniques for
collecting and utilizing greywater (showers, bathroom
sinks, washing machines) and rainwater are encouraged
for use as supplemental landscape irrigation. Any
storage znd related equipment should be below grade
ot visually screened from neighbors and public paths.
All gray and rainwazer capture will comply with Utah
State requirements.

Stormwater:

The state of the practice for drainage has progressed
significantly over the past several years as an awareness
of the need to implement best management practice
(BMPs) has grown and NPDES regulations have

been implemented. To help reduce runoff peaks and
velumes from development areas, Powder Mountsin
will emphasize minimizing directly connected
impervious areas to route runoff from impervious
surfaces over landscaped or natusal areas to slow dowa
runoff and promete infiltration. Powder Mountain
will also focus on reducing paved areas and directing
stormwater runoff to buffer strips, and vegetated
swales to slow down the rate of runoff, reduce runoff
volumes, attenuate peak flows, and encourage filtering
and infiltration of stormwater. Every effort will be
made to maintain natural conditions and prevent the
degradation of downstream water quality.

m—.:uHWWn

Reducing energy use with more efficient buildings as
well as incorporating solar, solar domestic hot water,
geothermal and ground source heat pump to reduce
traditional energy sources are all under consideration
for Powder Mountain.

Solar Energy:

Site and building designs are to implement orientation
strategies that optimize solar exposure and incorporate
passive and active solar systems. Proper solar
orientation can substantially reduce energy costs and
should be applied wherever possible. Site and building
design are to be energy efficient and incorporate
natural cooling and passive solar heating. This may
include:

2. Thermal or Active Solar Panels

{can incorporate radiant heating systems)

b. Extended Eaves

c. Window Shade Elements

d. Awnings

e. Strategic Tree Placement

{for both shading and wind buffering)

f. Strategic Building 20d Window Orientation

The Design Guidelines address increasing the
efficiency of heating buildings using passive solar and
day-lighting energy building design, solar hot water
and space or water heating using solar-thermal panels,
The Design Guidelines include opportunities for
direct solar {photo-veltaic panels) as well as increasing
the efficiency of heating buildings using passive solar
and day-lighting energy building design, solar bat
water, and space or water heating using solar-thermal
panels.

Powder Mountain is also exploring a solar garden
approach to delivering power to the community. A
solar garden approach would require the placement
of solar panels in locations that are environmentally
appropriate and aesthetically pleasing and Powder
Mouantain would work with the Utah Division of
Wildlife Resources to ensure that any proposed site
would minimize potential impacts to wildlife and
wildlife habitat.

Geothermal Energy:

Powder Mountain's Design Guidelines also encourage
alternative energy strategies like geothermal exchange
heat pumps. Heat pumps utilize the subsurface ground
which maiataias an almost constant temperature

of 50-60 degrees Fahrenheit. Since the ground js
warmer than the air above the surface in the winter
and cooler in the summer, geothermal heat pumps use
a ground heat exchanger and a pump unit to heat and
coo] buildings and heat water. They use less energy
than conventional heating and cooling systems and
are more efficient, saving energy, money and reducing
air pollution. Powder Mouatain is also explosing
community wide geothermal solutions.

Wind:

Wind energy systems may be allowed and should

be considered as portions of the Powder Mountain
property offer the potential for ideal wind energy
systems but these systems must be sensitive to the
community znd environmental impacts they can create
and any system proposed must comply with local land
use code requirements and wilf be subject to review
and approval by the Architect’s Review Committee as
well as coordinated with the Utah Division of Wildlife
Resources.

POWDER MOUNTAIN
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"The Overall Land Use Plan depicts general areas for
development within the proposed Rezone boundary.
"These areas indicate general lang use areas and roadway
circulation proposed.

Each development area identified is represented in
greater detail within this Rezone Application.

Ed Z2Z71L7B3IS F6 I

DEVELOPMENT AREAS

A - Mid-Mountain
B - The Ridge

C - Earl’s Village
D - Summit Village
E
_n

Gertsen
- The Meadow

DEVELOPMENT LEGEND DEVELOPMENT DATA

MIXED USE
HOTELS 1,218 ROOMS*
COMMERCIAL/SKIER 159,000 SF
SERVICES/CONF. CENTER
RETREATS 180 ROQMS*
| mutmi FAMILY 1,256 UNITS

SINGLE FAMILY LOTS 738 UNITS
NESTS 340 NESTS
TOTAL UNITS 2,800 UNITS

¥ HOTEL AND RETREAT ROOMS EQUAL .33 UNITS EACH
FOR DENSITY CALCULATIONS

' -~ N - “ oo ——— .
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Exhibit B

Overall Master Plan
3

3

FB

The Overall Master Plan depicts conceptual
development pattems and connectivity within the
proposed Rezone boundary. These areas identify the
general development massing, open spaces, recreational
components and pedestrian and roadway circulation
proposed.

27TL7EES

Each development area identified is represented in
greater detail within this Rezone Application.

EH

DEVELOPMENT AREAS

- Mid-Mountain
The Ridge
Earl’s Village

- Summit Village
- Gertsen

A
B
C
D
E
F -The Meadow

POWDER MOUNTAIN Weber County Rezone Application: DRR1 20
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Existing Phase 1 Approval
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This Master Plan exhibit identifies the approved PRUD
project area that includes 154 units and is identified as
Phase 1 of the Summit at Powder Mountain community.
This approval includes 154 units that are comprised
of a mix of large ranch Jots, estate single family lots,
single family nests, single family village lots and single
family zero Lot line lots within the Summit Powder
Mountain Village. Phase 1 approvals stretch across the
Ridge development area and into the Summit Powder
Mountain Village and includes approvals and plats for
all units and the roadways dedicated to serving these
units and as shown here.
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Mid-Mountain Slope Map & Aerial __u_,oﬁ,o

1

The map exhibit identifies the proposed development
areas in relation to existing slopes and existing
vegetation. Development areas have generally been
placed on those slopes below 30%.

DEVELOPMENT LEGEND

MIXED USE

E MULTI FAMILY

SINGLE FAMILY

SLOPE LEGEND

SLOPES 30-40%

SLOPES 40% AND ABOVE

KEY MAP

Weber Cotintv Rezone Annliration- DRR1
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Mid-Mountain Master Plan

Mid-Mountain is the entry portal to Summit Powder
Mountain. This arez will provide a subtle entry into
the Resort with a mix of Hotel, townhome and single
family development opportunities that will support the
beginner ski area at Sundown as well as the existing ski
access to the mountain at the Mid Mountain Lodge.
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DEVELOPMENT LEGEND DEVELOPMENT DATA
MIXED USE
HOTEL 108 ROOMS
COMMERCIAL 10,000 SF

SKI LODGES & SERVICES

MULTI FAMILY 80 UNITS

| SINGLE FAMILY
SINGLE FAMILY LOTS 20 UNITS
NESTS S5 UNITS

POWNFR MOUNTAIN T, e e e
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Mountain lllustrative Plan

'The illustrative plan identifies the areas near the
Sundown ift and the existing Mid Mountzin Lodge for
multi-family ski village units. The saddle near the top

of the Sundown Lift is proposed as a dramatic Boutique
Hotel location located just above the [ift. This hotel site
would require access via a private roadway (Aspen Drive)
currently serving existing lots above Powder Mountain
Road. Itis recognized that any development wtilizing
private roadways for access would require approval from
all entities controlling those private roadways. This
potential hotel location and wltimate building design will
also be studied further to mitigate any possible dark sky
intrusion to the project and to those residents of Ogden
Valley with the preservation of a dark night sky a priority
2s identified in the Design Guidelines,

A mix of single family home sites and single family nests
are proposed along the south slopes of the County line
in an area called The Sliver providing dramatic long
views with ski-in/ski-out access while maintaining the
existing ski terrain and mountain access.

KEY MAP

POWDER MOUNTAIN
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The map exhibit identifies the proposed development
areas in relation to existing slopes and existing vegetation.
Development areas have generally been placed on those
slopes below 30%.

DEVELOPMENT LEGEND

MIXED USE

g | MULTI FAMILY

SINGLE FAMILY

SLOPE LEGEND

SLOPES 40% AND ABOVE

KEY MAP

i
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The Ridge Master Plan

'The Ridge development area includes hotel and
associated skier lodges/skier services as well as multi
family units all centered around the “top of the
mountain” and existing and proposed top lift terminals
providing the classic Powder Mountain ski experience.
Remaining development areas provide a mix of small
“nests” tucked among existing vegetation and a mix

of single family lot sizes providing dramatic views to
Mount Ogden, the Wasatch Range and the Great Salt
Lake.

DEVELOPMENT LEGEND DEVELOPMENTY DATA
MIXED USE
HOTELS 180 ROOMS
COMMERCIAL 9,000 SF
SKI LODGES & CONF, 10,000 SF
CENTER

R 1111L7) FAMILY 84 UNITS

SINGLE FAMILY
SINGLE FARILY LOTS 33 UNITS

NESTS 42 UNITS

POWDER MOUNTAIN
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Exhibit B

Placement of development within the Ridge area

has been sensitive to the existing ski experience

at Powder Mountain with future hotels and multi
family units designed to be within ski access to the
existing mountain while maintaining the existing ski
accesses. Single family units have been located on the
mountain within existing tree massing to provide visual
and physical protection as well as to maintain those
important open meadow and hillsides for the remainder
of the Resort.

KEY map

POWDER MOUNTAIN
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Exhibit B

The map exhibit identifies the proposed development
areas in relation fo existing slopes and existing
vegetation. Development ateas have generally been
placed on those slopes below 30%.
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MULTI FAMILY

FT T SINGLE rAMILY

SLOPE LEGEND

] SLOPES 30-40%

Property Boundary . 7

| SLOPES 40% AND ABQVE

KEY MAP
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s Village Master Plan

Earl’s Village continues the Summit Powder Mountain
tradition of starting your day at the peak skiing down
from the top of the mountain. The Village provides a
mix of hote] and multi-family development parcels with
ski access in three directions and with views that are
unmatched in the West. Earl’s Village sits above the
more boutique Summit Village providing the classic ski
tmountain village anchor to the Resort.

DEVELOPMENT LEGEND DEVELOPMENT DATA
MIXED USE
HOTELS 320 ROOMS
COMMERCIAL/SKI 40,000 SF

LODGES & CONF. CENTER

MULTEFAMILY 790 UNITS

1 SINGLE FAMILY
SINGLE FAMILY LOTS 24 UNITS

XEY MAP

POMINER M INTA IM
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s Village Illustrative Plan

Earl’s Village is the high mountain ski destination within
the resort with hotels, townhomes and condominiums
located atound the south side of Earl's Peak. The Village
provides for excellent access to the extsting Powder
Mountain Ski terrain while providing development
parcels with commanding views from the top of the
Mountain. Ski access out of the Village leads to Lefty’s,
Marys Bowl and to the Summit Village. Earl’s also
contains a Jirited number of ski-in/ski-out estate single
family Jots at the top of Mary’s bowl.

Earl’s Village also provides a secondary aceess stub

for the project providing public access to the adjacent
properties north and east of the Powder Mouatain
project area. This access is provided via Summit Pass
Road with 2 roadway stubbed to the adjacent parcel and
existing dirt road where the most feasible future roadway
connection to the east exists. A separate roadway study
hasbeen provided to Weber County engineering to
illustrate this connection feasibility.

PrAATMFR MO INTAIN
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The map exhibit identifies the proposed development
areas in relation to existing slopes and existing
vegetation, Development areas have generally been
placed on those slopes below 309,

DEVELOPMENT LEGEND

MIXED USE

MULTI FAMILY

SINGLE FAMILY

SLOPE LEGEND

Bitd SLOPES 30-40%

SLOPES 40% AND ABOVE

KEY MAP
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Summit Powder Mountain Village is the activity center
for the Resort with Main Street retail shops, destination
amenities such as lodges, public plazas, recreational
facilities and trail heads to access the outdoors. The
Summit Powder Mountain Village is modeled after
small mountain villages in North American and Europe
with walkable, interconnected streets and is made up

of boutique hotels, condominiums, townhomes, small
single family lots and “nests” making it the most diverse
development area at the Resort.

DEVELOPMENT LEGEND DEVELOPMENT DATA
MIXED USE
HOTELS 580 ROOMS
COMMERCIAL/SKIER 100,000 5
SERVICES
g RETREATS 20 ROOMS
O LT FAMILY 150 UNITS
SINGLE FAMILY
SINGLE FAMILY LOTS 268 UNITS
NESTS 186 NESTS

KEY MAP

POWNFR MO INTAIN
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The heart of the Summit Powder Mountain Village
is Main Street. Main Street will be comprised of

* boutique hotels and shops, residential lofts over retal,

various lodges and amenities all focused around vibrant
pedestrian streets fittered with public spaces and

access to the abundant outdoors. The Summit Powder
Mountain Village was located to provide access to three
drainages from its core; East to Mary’s Bowl, South

to Gertsen Canyon and West to Lefty's while also
positioning this diverse development area to be in the
Yeast visually sensitive area on the mountain.

POWNFR MO INTAIN
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Gertsen Slope Map & Aerial Photo
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The Gertsen development area transitions from the more
dense Earl's and Summit Powder Mountain Villages

to less intense multi family and single family units as
the project moves to the project boundary. A small,
organized node of multi family townhomes, “nests” and
smaller lot single family units anchor the top terminals
of the proposed Vern's and Lefty’s lifts with lots getting
progressively larger as you move west and down the hill
Here larger estate and ranch lots are tucked into large
expanses of aspens and along the edge of the Enchanted
Forest.

DEVELOPMENT LEGEND DEVELOPMENT DATA
MULTE FAMILY 90 UNITS
SINGLE FAMILY
SINGLE FAMILY LOTS 121 UNITS
NESTS 32 UNITS

KEY MAP
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The Gertsen development area straddles the south

edge of Lefty’s drainage and sits just above the Gertsen
Canyon and is heavily wooded with aspen providing

a unique setting with southern exposure and views to
Mount Ogden. The top terminals of the proposed Vern's
and Gertsen lifts provide the recreational and density
node for the development area. This ski node provides
access to Lefty’s, Gertsen Canyon and to the Summit
Powder Mountain Village via the Village Lift.

KEY MAP

POWDER MOUNTAIN
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The map exhibit identifies the proposed development
aress in relation to existing slopes and existing
vegetation. Development areas have generally been
placed on those slopes below 30%.

DEVELOPMENT LEGEND

MIXED USE

| MULTI FAMILY

SINGLE FAMILY

SLOPE LEGEND

SLOPES 30-40%

SLOPES 40% AND ABOVE

A minimum 100’ buffer
area wili be provided at

the DRR1 zone boundary

far 81l proposed single

farnily development with

all proposed lot lines no

nearer than 50 to any DWR

boundaries KEY MAP

A minimum 200° buffer area is provided
at the DRR zone boundery for prapased
mixed use development.
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A minimum 100’ buffer
. area will be provided at
' the DRR) zone boundary
for all proposed single
family development with
all proposed lat tines no

boundaries

A minimum 200’ buffer area is provided

mixed use development,

The Meadow Master Plan

The Meadow Master Plan transitions density from the -
most dense area of Summit Powder Mountain Village to
the project’s south edge. The north edge of the Meadow
development area maintains the structured road and
lotting systems found in the Summit Powder Mountain
Village but begins to loosen this development pattern
thru the meadow and out to the rock outcropping

with larger estate and ranch lots. The south edge of

the development area is a location identified for a

small, exclusive boutique hotel and retreat providing a
destination anchor to the resort with views overlooking

the Ogden Valley and Mount Ogden.
DEVELOPMENT LEGEND DEVELOPMENT DATA
MIXED USE
HOTEL 30 ROOMS
RETREATS %0 ROOMS
F MULTI FAMILY 62 UNITS
SINGLE FAMILY
SINGLE FAMILY LOTS 272 UNITS
NESTS 25 UNITS

nearer than 50° to any DWR

at the DRR1 zone boundary for proposed

POWDER MOUNTAIN
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A minimusm 100’ buffer
area will be provided at
the DRR1 zone boundary
for all propased single
family development with
all proposed lot lines no
nearer than &' to any DWR
boundarles

A minimum 200' buffer area is provided
at the DRR1 20ne boundary for proposed
mixed use development,

"The Meadow comprises a mix of townhomes and small
to large single family homes that stretch from the

south edge of Summit Powder Mountain Village to

the dramatic Rock Outcropping at the south project
boundary. Gertsen Canyon provides open space and trail
access for all units within the development linking the
Ogden Valley to the Resort.
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Powder Mountain is committing to a public road right
of way that will enable a secondary roadway link thu the
resort to the east via Cache County. This public access
road right of way would utilize Powder Mountain Road,
Summit Pass and this proposed roadway to provide

a feasible point of connection for a future roadway

access to the east. This stub is being provided at a point
adjacent to the Stonefield, Inc. parcel within Cache
County and is stubbed at a location with topography
that s feasible for 2 roadway extension. Any roadway
alignment provided further east of this point is off of
the subject property and would therefore require those
property owners to provide access. This access extension,
design, location etc. is to be determined at 2 later date
and is not part of this rezone application.
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Exhibit B

The Surmmit community shares 2 philosophy of
innovation, creativity, cultural enrichment and
environmentsl conservation. At Powder Mountain, those
core principles come to life in 2 mountain development
of single-family home sites, clusters of nests and a
lively village center on 6,160 acres of untouched land
in the Wasatch mountain range. Homes will be tucked
in clusters of pine and aspen trees to maintain natural
views for all community members and The Village will
be dense with living accommodations to allow for more
open space in wildlife-sensitive aress. Each building
design will meet recognized environmental standards
and energy conservation guidelines will be provided

to incorporate cutting-edge sustainability systems and
materials. Buildings will incorporate broad roof lines
and indoor-outdoor spaces and will emphasize natural
materials, like stone and wood, that suit the Jocal
landscape. This modern mountain design aesthetic is
essential and should be interpreted with innovation and
creativity to add value to the community.
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Building design at Powder Mountain will preserve
the pristine views and natural beauty while creating
an identifiable and cohesive modern mountain design
aesthetic.‘Modern mountain’is intentionally open-
ended in its definition. While designers and architects
will adhere to specific site, landscape, massing and
sustainability requirements, the architectural guidelines
are considered an ethos and to be applied with
innovation and creativity.

Architecture is subservient to the natural landscape.
Fenestration open to mountain views should be
enhanced by building and site design. The fand and

its magnificent panoramas shall remain the dorinant
design feature, and improvements are not to detract
from the site’s natural surroundings. Buildings should
maintain 2 low profile and are to be sited to minimize
grading by following the natural undulation of the
topography. Building masses and articulation are to
create shadow, texture, and patterns that help buildings
recede into the landscape rather than dominate it.

2717835
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POWDER MOUNTAIN

Building and landscape materials will be used that are
natural in appearance and available locally or regionally
All houses and landscape structures at Powder Mountain
are to be built of materials that appear to have been
taken from the site and/or nearby resources in order to
reinforce the connection between buildings and their
natural surroundings.

All buildings, site landscaping and construction

at Powder Mountain should be healthy, durable,
restorative, and & complement to the natural landscape.
The design of the site and buildings must incorporate
sustainable building design and construction practices,
including: utilization of renewable and highly efficient
energy systetos, green building materials, recycling of
construction waste, utilization of natural day lighting and
water conservation measures.

tv Razons Annliratinn DRRT A2
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Recreation Plan

The Powder Mountain Master Plan offers a wide variety
of recreational activities for its residents, visitors and the
local community. Each area offers different amenities
and activities based on the identity, location and needs
of that particular comenunity. For example, Area A offers
predominantly mountsin-based amenities while Area

F offers iore passive recreational activities including
trails. Multi-use trails meander throughout the entire
property’s open space and cater to walking, hiking,
mountain biking, snowshoeing and equestrian uses. Al
Recreation Facilities are available to the public. Some
uses will be fee based such as skiing, guided events, spas,
ete.

Uses will be phased with the related development area
phasing.

iing/Snowboarding
Boarding

Biking Trails
Equestrian Trails
Events Plazs

ice Skating

Spa

Area D

Skiing/Snowboarding
Walking/Hiking Trails
Biking Trails

Kid’s Camp

Event's Plaza

Guided Snowshoeing
Ice Skating
Amphitheater
Sledding/tubing
Swimming

indoor Recreation Facility
Zip Line
Geo-caching

Spa

Area F

Watking/Hiking Trails
Crass Country Skiing
Biking Trails
Equestrian Facllity
Equestrian Trails
Adventure Coi
$pa

POWDER MOUNTAIN
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Open Space with Trails Plan

Regional 7

to Sundo
Wolf Creek
completion,

nv Trails (beginner

The Open Space and Trails System diagram ilustrates
project trails that will connect neighborhoods to one
another and to the regional trail network. Powder
Mountain is committed to providing Regional Public
Trail Connectors thru the project (shown in blue) to
insure public trail access to and thru the project. Powder
Mountain will work with the adjacent landowners,
UDWR and Weber Pathways to provide these
connections. A priority has been placed on creating
loops within the project. The loop trails shown (in
Green) were developed in conjuction with Weber
Pathways and the Intemational Mountain Biking
Association to provide beginner leve] trail loops as
shown. In addition, there will be a variety of trails
within and around each development area that will
include multi-use trails, single-track for mountain biking
and general use trails for walking and hiking,

OPEN SPACE CALCULATION

Approximately 6,160 acres of the Powder Mountain
property are located in Weber County. In Weber
County, approximately 76 percent (4,740 acres) of the
total land has been preserved as total open space. In
order to calculate the open space per the DRRI zone
requirements, the approximate 2,100 acres that have
slope more than 40 percent were subtracted from the
total acres, resulting in an Adjusted Gross Acreage of
approximately 4,060 acres. Development is planned on
approximately 1,500 acres, leaving 2,560 acres or 63% of
the Adjusted Gross Acreage preserved as open space.

DEVELOPMENT LEGEND

MIXED USE OPEN 5PACE

PUBLIC SPINE/

MULT! FAMILY CONNECTOR TRAIL

INTERNAL PUBLIC

SINGLE FAMILY LOOP TRAILS

TRAILHEAD OR
ACCESS NODE

A7) (5]
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Seasonal Workforce Housing Plan

953_,_ - N\moc Units

# Employees
Uses Generated Per Room//SF Source
Resort Operations Powder Mountain Ops
Hotel 07 1 Room Canyons
Multi Family & Nests Rental 0.3 1Room Canyons
Retail 2 1,000 SF Weber County DRRO
Office 2.3 1,000 SF Weber County DRRO
Restaurant/Bar . 3.5 1,000 SF FF Weber County DRRO
Estimated # of Employees in WF housing Unit 1.65 Weber County DRRO
Required # of Seasonal WF Housing Units 0.1 Weber County DRRO
Phase 1- 1,477 Units o o i ST
o ’ RS ~ Total Rdomsor -« ) ©UFIEE - . Emps/WE Unit -
Uses i e 8B %in Rental Pool RentalUnits .- Employees Gen, {Jigs)
Hotel 818 - - 573 347
Multi Family & Nests Rental 656 50% 328 98 60
Retail 75,000 - - 150 a1
Office 18,000 -
Restaurant/Bar 25,000 -

Hotel

Multi Family & Nests Rental
Retail 100,000
Office 29,000
Restaurant/Bar 30,000

Employee generation at Powder Mountain has been
calculated aceording to the formula in the Destination
and Recreation Resort Ordinance. It is estimated that

a total of 1,623 full time equivalent employees (FTEE)
will be generated by Powder Mountain at full build out
with 960 FTEE projected for the proposed Phase 1
development . These workforce additions will primarily
be located within the Earfs Village and Summit Powder
Mountain Village but will include employees servicing
communities throughout the project. Only those
employees generated due to development within Weber
County have been calculated as part of this plan.

At full build out, Powder Mountain will generate the
overall need for 984 workforce housing units aad will be
required to provide approximately 98 of these workforee
housing units. These housing units may be provided in
the form of group dwelling (dormitories) or multi-family
dwelling (condominiums/townhomes) within the Resort,
and will be phased with development. Conceptually,

the seasonal eployees will be housed in the Mid
Mountain and Summit Powder Mountain Village Areas,
as identified on the proposed Powder Mountain Master
Plan, nearest their employment to reduce the need for
automobile use. It is estimated that the additional 886
units will be located off-site to support the seasonal
workforce housing requirements, With the proximity

of Ogden and the Ogden Valley to the resort and the
availability of mass transit alternatives and the further
development of these mass transit alternatives as per the
Traffic Study (Exhibit 2) there exists available seasonal
housing options to serve the resorts needs. Additionally,
the upper alpine elevation and unpredictable nature of
the resorts winter weather makes the Ogden Valley and
Ogden ideal for the majority of the employee base to
reside on a day to day basis. Here, employees and their
families are near to and have reliable access to essential
goods and services such and schools and shops.

In order to ensure affordable housing remain available
and affordable in perpervity, the on mountain seasonal
workforce housing units will be deed restricted. Upon
request, an annual report that outlines the previous year's
employment level, workforce housing needs, housing
type/availability and occupancy will be generated and
presented to Weber County Planning Staff.

POWDER MOUNTAIN

Weber County Rezonie Application: DRR1 46



k I 1

OF

2TFTLTEIS PR 62

3

Exhibit B

Wet Utilities Overview

The wet utilities diagram illustrates the existing
and proposed water, wastewater and storm drain
, infrastructure on site at Powder Mountain. The maj ority
/ " of the existing infrastructure is located in and around the
' \ mountain operations including the Mid Mountain and
! Hidden Lake aress

= e COUNTY LINE
— — - — PROPERTY BOUNDARY
e EXISTING SI UFT
.............. FUTURE SKI LIFT

EXISTING SANTARY SEWER LINE

EXISTING STORM DRAIN LINE

EXISTING WATER LINE
............ SANITARY SEWER LINE (FUTURE)
............ STORM DRAIN LINE (FUTURE)
-===mm--—o- WATER LINE {FUTURE)
R — - SANITARY SEWER LINE (UNCER CONSTRUCTION;
........... = STORM DRAIN LINE {UNDER CONSTRUCTION)
................. WATER LINE (UNDER CONSTRUCTION)

s T e

Pr—
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Dry Utilities Overview

The existing and proposed dry utilities map illustrates
the on and off-site power, gas and communications
infrastructure at the Powder Mountain Resort.

LEGEND

COUNTY LINE

PROPERTY BOUNDARY
EXISTING SKI LIFT

EXISTING POWER LINE
FUTURE POWER LINE

FUTURE COMMUNICATION LINE

AT A A .
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Conceptual Stormwater System
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Board of Trustees
Biaine Holmes
Kevin Wad
Jm Truett
2023 W. 1300N, Val Heiner
Fart West, UT 84404 Brad Ostler
(801) 782-3580
Fax (601) 7823582

Michae) Hancock
Faut Dinsdale
Kerry Gibson
Scott VanLesywen

July 2, 2014

Rick Everson

Watts Eatesprises

5200 South Highland Dive, STE 101
Salt Lake City, Utah 84117

RE: Will Serve Notice

The project at the Powder Mountain ares icludes multiple phases of development with the
polential of 2,300 residential units. The project area is within the jurisdictional boundaries of the
Weber Fire District. Weber Fire District currently bas twe fire stations Jocated in fhe Upper
Valley area that have been and will continue to serve the Powder Mountain ases. The closest
station to the project site is Siation 62, locatsd at 5550 East 2200 Noxth, Eden, Weber Fire
District will serve the project area from these two locations supporded by units fram the Jower
valley.

When the number of resid and/or ial siructures warranls i, or when the number or
incidents in the pew developed atea warrants it, a new firg station facility may be needed to serve
the area. 1f the build-out reaches its foll potential, a fire stetion in the area will most likely be
needed. Jt would be wise of the developer I consider this and to work with the Fire District
tegarding respose for emergency medical and fire related emergencies.

The development will be required to meet all applicable codes and rales, including fire codes.
If you have further questions, please fee] free to-contact myself or Chief Anstin.

Sincerely,

o

Brandon Thueson
Fire Marshai

Chief, David L. Austin - Deputy Chief, Paul Sulfivan - Fire Marstal, Brandon Thaeson

Kiint D, Anderson
Cief Doty August 6, 2014
Law ot D
Rick Everson
WallS Biferprises -
ﬂcﬂ“«g 5200 South Highland Drive, Ste 101 .
Y Salt Lake City, Utzh 84117
RE: Serve Notice
StedTani Ebert
Administrative Asgistant Upan completion, the Powder Mouatain Development area will
Sapport Services Division ‘potentialfy consist of 2800 residestial units and commercial
. properties, The project spans two counties, Weber and Cache, Weber
County currently has an agreement with Cache County to provide
Iaw enforcement sarvices to the entire &rea as Cache County hes
limited access 1o the ares. Currently the Weber County Shefiff's
Office hes one deputy assigned to the area to hendle law
enfortement.
et With urreat stafiag lovels, the Weber County Sheriff’s Office
(802} T7R-6600 would nt be able to adequately serve 2 development of more than a
few hundred units. It will be imperative that we work with both the
Chrctions deyeloper gd county comnissiopets, both Weber and Cache, to
(301 776700 Eﬁﬂ&gﬁuﬂﬁgwgﬂiﬁmas.nﬁgo&
mozoﬁﬂgr sohp s e 1Y
ymuiun:iw!ﬂ_ TR
{800 7786680 I you have further questions, please feel free to comtact me.
Offce Fiours arc )
Mendy through Fridey
B00 s 10 $:00pm,
721 W. 12th Street
Ogelen, Ditzb $4404
(801) 778-6600
Fax (801) 778-6667

Emergency Services Plan

"The Powder Mountain project team met with
representatives from the Weber County Sheriffs

Office, the Weber Fire District and Emergency Medical
Technicians throughout the Master Plan development
process including during the approvals for the Phase 1
PRUD process and approval. During these meetings,
the full Master Plan concept for Powder Mountain

was discussed, as well as potential emergency services
facilities and personnel that would be required to support
the Project at build out. The Fire Marshal and Sheriff
indicared they would need a facility on-site, preferably
in a central location to aid in easy access to the entire
Resort. The possibility of shared facilities was discussed
and a preferred solution by all parties. At this poiat, it

is envisioned that the facility would need to include a
sheriff office, one engine, ambulance and brush truck.
"The Powder Mountain team is committed to the health,
safety and welfare of visitors and residents of the Project
and will work with the emergency services providers to
ensure adequate facifities are on-site in the appropriate
size and Jocation. Construction of said facilities will be
phased as appropriate depending on development.

Included with this application are feasibility letters
submitted by the Fire Marshal and Sheniff

[T AP
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Water and Wastewater Feasibility

POWDER MOUNTAIN
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Benefit Analysis
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152013 the Summit Mountain Holding Group,
in conjunction with Weber County, hired Bonneville
Research to conduct an in-depth study of the costs and
phasing of the Powder Mountain improvements and
the potential tax benefit yield to the citizens of Weber
County. (See artached Bonneville Research Benefit
Analysis - Exhibit 4) This study was based on an initial
assumption of 1,000 residential units and 290,000 SF of
hotel, commercial, retail and restaurant square footage.
These numbers are roughly equivalent though dlightly
lower than the proposed phase 1 development numbers
and were used to provide a more conservative study in
an cffort to not overstate the potential project positive
impacts. The total proposed development of 2,800 units
(which includes hotel wnits) assumes a proportionate’
increased positive yield for Weber County but may
vary pending actual product types, infrastructure
Tequirements, etc. as the project develops. (See attached
Economic Impact Memorandum from Bonneville
Research, Exhibit 4.1)

Study Numbegs

1,000 Residential Units
190,000 SF Commercial Hotels
@ 360 SF/room = 527 units
100,000 SF Retail/ Restaurants

Proposed Phase b
1,204 Residential Units

818 Hotel Units

100,000 SF Retail/Restaurants

Study Highlights

* The projected 20 year cumulative resort investment
totals an estimated 990 million dolfars,

* The projected total infrastructure investment over 20
years is an estimated 105 million dollars.

* The projected annual tax revenue to Weber County
at the 20 year level is estimated between 40-50 million
dollars,

POWDER MOUNTAIN

Weber County Rezone Application: DRR1 52
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PROJECT ENGINEERING CONSULTANTS

Powder Mounfain Resort

Traffic Impact Analysis
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Holding Group, LLC
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Traffic Impact Analysis
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Powder Mountain Resort
Traffic Impact Analysis

September 26, 2014
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Executive Summary

Powder Mountain Resort is located in the mountains east of Ogden and is accessed via SR-39 (Ogden
Canyon Road) and SR-158. Initially this report provides information of the existing conditions of the
surrounding roadways and intersections. Intersection traffic volumes were collected in January 2014 during
the week and weekend to establish a traffic baseline. The traffic data was analyzed using Synchro 8 software
following the Highway Capacity Manual methodology to perform the level of service analysis. ‘The surrounding
roadways were evaluated for safety concerns and no crash patterns were identified.

The ptroposed development will be constructed in two stages with an anticipated completion date of 2019 for
Stage 1 and 2025 for Stage 2. The future development proposes resort hotels, corporate retreats, recteational
homes, corporate retreats, multi-family and nests (condominiums), offices, retail, restaurant/bar and
employee housing. Stage 1 proposed development includes 509 resort hotel units, 90 corporate retreat units,
156 recreational homes, 184 multi-family and nests, 10,000 square feet of office space, 50,000 square feet of
retail, and 12,500 square feet of quality restaurant with a bar for a total of 831 dwelling units. Stage 2 will add
another 399 resort hotel units, 378 recreational homes, 472 multi-family and nests, 9,000 square feet of office
space, 25,000 square feet of retail, and 12,500 square feet of quality restaurant with a bar for a total of 1,177
dwelling units, a combined total of 2,008 dwelling units for both stages. Six new ski lifts will be added over
the next five years and one existing lift will be replaced. The proposed development will provide an array of
amenities to provide for most of the guest’s wants and needs while they remain on the premises. Estimated
percentages of capture rates of internal trips were applied to estimate the reduction of the number of external
trips. Stage 1 generates an estimated 4,913 weekday and 9,205 Saturday daily trips. Stage 2 will generate an
estimated 5,366 weekday and 9,562 Saturday daily trips. Approximately 60 percent of the trips will access the
site through Ogden Canyon.

Background traffic is anticipated to grow approximately two percent pex year, based upon the historical traffic
patterns of the surrounding roadways. The existing study intersections (SR-39/ Valley DR.; SR-39/SR-158
and SR-158/Route 3460 [SR-162]) currently operate at a lével of service B/C duting the week and LOS C/E
on Saturdays. In the future when Stage 1 development is completed and the generated trips are added to the
surrounding roadway system, the LOS of the study intersections continue to operate at B/C during the week
at the two T-intersections (SR-39/Valley DR and SR-39/SR-158) and LOS F at SR-158/Route 3460. In 2025
the LOS declines to LOS D/E/F at the intersections. To bring the LOS back into compliance with LOS C,
PEC recommends installing a traffic signal at all three intersections. PEC also recommends installing left-turn
median channelization on SR-39 for the left-turning movement from Valley Drive.

The three Powder Mountain parking lots provide approximately 600 parking spaces that are utilized
approximately 17 percent duting the weekdays and 75 percent-on the weekends. The two auxiliary lots
provide an additional 135 parking spaces that are typically utilized 30 pescent during weekdays and 50 percent
during the weekends. Powder Mountain will provide an internal shuttle system and team with Utah Transit
Authority (UTA) to help reduce travel demand on the existing roadways. |

Powder Mountain will stuive to achieve transportation sustainability by providing on-mountain
accommodations that allow residents and guests to drive to the resort and stay for multiple days instead of
making trips back and forth to Ogden or othet surrounding communities every day.
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. Existing Conditions (2014)
A. Roadway System

Major roadways that serve the Powder Mountain Resort area are illustrated in Figure 1: Existing Traffic
Conditions. The ptimary roadways are outlined below:

* SR-39is a two-lane highway providing access from Ogden City to Eden/Huntsville area and its
functional classification is “principal artetial”, The speed limit ranges from 30 mph to 45 mph from
Valley Drive (MMP 8.68) at the mouth of the canyon to Junction SR-158 (MP 13.792) at the west end
of Pineview Reservoir. The lanes are 12 feet wide with one-two foot paved shoulders and one-two
foot gravel shoulders. The roadway has a gentle grade averaging 1.8 percent from the mouth of
Ogden Canyon to Junction SR-158.

* SR-158 is a rural two-lane highway that provides access to Powder Mountain Resort, passing through
Eden and its functional classification is a “major collectot”. From Junction SR-39 (MMP 0.0) to Route
3460 (MP 4.337), the speed limit ranges from 40 mph to 50 mph. The grade is relatively flat at 0.2 -
percent in this section. From Eden to Powder Mountain Resort (MP 4.337 to MP 11.691), the speed
limit ranges from 15 mph to 40 mph and the grade averages 8.5 percent. The lanes are 12 feet wide
with one foot paved shoulders and one-two foot gravel shoulders.

* Route 3460, commonly known as Highway SR-162, is a two-lane rural highway between Junction SR-
158 (MP 0.0) west of Eden and 4100 Nozrth (MP 3.028) in Liberty and its functional classification is
“major collector”. The posted speed limit of is 40 mph and the grade is 1 percent between the two
communities. The lanes are 12 feet wide with one-three foot paved shoulders and one-two foot
gravel shoulders.

¢ Route 3464 (SR-158), is a two-lane rural highway that loops through Eden beginning at SR-158 (MP
0.0) via 5500 East and 2200 North back to Junction SR-158 (MP 1.396) west of Eden and its
functional classification is “major collector”. The posted speed limit of is 40 mph and the grade is 0.5
percent. The lanes are 12 feet wide with one foot paved shoulders and one-two foot gravel shoulders,
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Daily traffic volumes along SR-39, SR-158, and SR-162 were obtained from UDOT traffic data. The latest
annual average daily traffic (AADT) volumes are shown in Table 1: Existing Annual Average Daily Traffic
Volumes and Figure 1: Existing Traffic Conditions. All volumes represent moderate traffic levels that are

- within the capacity of two lane roads.

Table 1: Existing Annual Average Daily Traffic Volumes

l’{l Il]l[ l L ?L:{l]‘( 121 l” l t \'\ (.K.I\VL!;‘\"
Volume
West of SR-158 .. 6,110
SR-39 East of SR-158 2,825
North of SR-39 (MP 0.0 to 3.778) 6,410
South of Route 3460 3.520
(MP 3.778 to 4.337) ’
North of Route 3460 through
SR-158 Wolf Creek Development 2,960
4.337 to 8.181)
North of Wolf Creek
Development to Summit 2,195
(MP 8.181 to 11.691)
Route 3460 West of SR-158 4,590
Route 3464 (SR-158 via 2200 N & 5500 E) East of SR-158 5,280

*Source: UDOT 2073 Annual Average Daily Traffic
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C. Highway and Intersection Operations
Traffic Counts

In order to quantify the impact the proposed development will have on the surrounding roadway netwotk, a
traffic survey was performed at each study intersection. Weekday intersection data was collected on January
21, 2014 and Saturday intersection data on January 18, 2014 by L2 Data Collection (see Appendix A — 2014
Traffic Volumes). The average weekday AM/PM peak hours occurred from 8:00 AM to 9:00 AM and 4:30
PM to 5:30 PM. The average weekend AM/PM peak hours on Saturday occurred from 9:00 AM to 10:00 PM
and from 4:00 PM to 5:00 PM.

Level of Service (1LOS) Analysis Methodology

The Highway Capacity Manual (HCM) (Transportation Research Board [TRB], 2010) presents operational,
design, and planning capacity analysis techniques for a broad range of transportation facilities, as well as
procedures for analyzing streets and highways. In order to quantify the impact that the proposed
development will have on the surrounding transportation system, an assessment and analysis was performed
for the existing traffic conditions on the highways and at the intersections.

Intersections

Following the HCM methodology, the intersections were given a level of service (]i,OS) from A through F.
The concept of levels of service uses qualitative measures that characterize operational conditions within a
traffic stream and perception of these conditions by motorists and passengers.

The descriptions of individual levels of service characterize these conditions in terms of factors such as speed
and travel time, freedom to maneuver, traffic interruptions, and comfort and convenience. There are six
levels of service describing these conditions, ranging from A to F, which have been standardized by the TRB.
LOS A represents a free-flowing traffic condition where motorists are affected very little by other motorists;
motorists have a high degree of convenience, and freedom to select desired speeds. LOS F is characterized by
congested flow conditions and stoppages as the amount of traffic approaching a point exceeds the amount
that can pass that point. The vatious levels of service and associated delay relationships are summarized in
Table 2: Two-Way and All-Way Stop-Controlled Intersections. : )

Tabile 2: Two-Way and All-Way Stop-Controlled Intersections

A Free Flow / Insignificant Delay 0=<10

B Stable Operations / Minimum Delays >10 and < 15
C Stable Operations / Acceptable Delays >15and < 25
D Approaching Unstable Flows / Tolerable Delays >25 and < 35
E Unstable Operations / Significant Delays Can Occur >35 and £ 50
F Forced Flows / Unpredictable Flows / Excessive Delays Occur >50

Source: Highway Capacity Manual

Note:

Two-Way Stop-Controlled intersections - the LOS criteria apply to each lane on a given approach and to each approach on the minor street. LOS is
not calculated for major-street approaches or for the intersection as a whale.

All-Way Stop-Controlled intersections - for approaches and i fon-wide ai ment, LOS is defined solely by control delay.
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Three measures of effectiveness are incorporated into the methodology to determine automobile LOS.
Passing capacity and passing demand have a significant impact on actual operations and driver perceptions of

service,

The HCM states:

The various levels of service and demand associated with average travel speed (ATS), PTSF and petcent of

At LOS A, motorists experience high operating speeds on Class T highways
and little difficulty in passing. Platoons of three or more vehicles are rare. On
Class II highways, speed would be controlled primarily by roadway
conditions. A small amount of platooning would be expected. On Class III
highrways, diivers should be able to maintain operating speeds close or equal
to the free-flow speed (FFS) of the facility. At LOS E, demand is approaching
capacity. Passing on Class I and II highways is virtually impossible, and
petcent dime-spent following (PTSF) is more than 80%. Speeds are seriously
curtailed. On Class III highways, speed is less than two-thirds the FFS. The
lower limit of this L.OS represents capacity. LOS F exists whenever demand
flow in one or both directions exceeds the capacity of the segment. Operating
conditions are unstable, and heavy congestion exists on all classes of two-
lane highway.

free-flow speed (PFFS) are summarized in Table 3: Level of Service for Two-Lane Highways.

Table 3: Level of Service for Two-Lane Highways

A >55 =35 =40 >91.7
B >50-55 >35-50 >40-55 >83.3-91.7
C >45-50 >50-65 >55-70 >75.0-83.3
D >40-45 >65-80 >70-85 >66.7-75.0
E <40 >80 >85 <66.7

Source: Highway Capacity Manual

* Study Intersections

Existing traffic operations were analyzed at each study intersection using Synchro 8 software which follows
the HCM methodology to perform the analysis. Figure 1: Existing Traffic Conditions, shows the turning
movement volumes used to analyze the 2014 existing conditions along with the existing L.OS for the
following intersections: SR-39 / Valley Drive; SR-39 / SR-158 and SR-158 / Route 3460. Cotresponding

Synchro 8 reports can be found in Appendix B — HCM Analyses.
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Table 4: Existing (2014) Level of Setvice Summary shows the existing LOS at the study intersections for
weekday and Saturday peak periods.

Table 4: Existing (2014) Level of Service Summary

) Weekday AM C/18.7 NELR 3.7
- V-
SR-3 ?\I/EjgfzpD“"e Weekday PM C/18.9 NELR 3.6
Saturday PM E/46.2 NELR 6.3
Weekday AM B/10.4 SLR 6.1
SR‘g%ff; 158 Weekday PM B/10.8 SLR 5.4
Saturday PM. C/19.9 SLR 8.7
. LOS/Delay (s/veh)
SR-158/Route 3460 Weekday AM na na B/10.6
All-Way Stop Weekday PM na na B/14.8
Saturday PM na na C/15.9

NELR = Northeast shared lefe/right lane; SLR = South shared left/right lane; s = seconds; s/veh = seconds/vehicle

D. Safety Assessment

PEC obtained UDOT crash records from 2008 — 2012 for several state routes in the area, in order to analyze
crash patterns and identify potential safety issues. The roads fotr which crash data were obtain include the
following:

SR-39, milepost (MP) 8.68 to MP 13.792; MP 13.792 to MP 16.56
SR-158, MP 0.0 to MP 4.337; MP 4.337 to MP 11.69

Route 3460, MP 0.0 to MP 3.03

s Route 3464, MP 0.0 MP 1.40

The records were then analyzed to determine crash patterns along each corridor in order to determine
toadway sections trequiring futther review for improvements which could help to reduce crash frequency and
severity. UDOT classifies each crash type into one of five categories based on the severity of the crash. The
severity rates are as follows:

Property Damage Only
Possible Injury
Non-Incapacitating
Incapacitating

Fatal

LA S e
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Special consideration was given to severe crashes (category four or five) along with the manner of collision of
these crash types and locations. The crash analysis for each of these highway segments are summatized in the
following sections. Included, is the calculation of the average crash rate, the average severe crash rate and the
average severity. The values were determined by following the accepted UDOT crash review standard
methodology.

SR-39

Beginning at the mouth of Ogden Canyon (MP 8.68), SR-39 extends eastward through the canyon to
Huntsville. This segment of SR-39 provides access to the Powder Mountain Resort from Ogden. From 2008
to 2012 there were 169 crashes with 15 severe crashes on this segment of SR-39 from the mouth of Ogden
Canyon (MP 8.68) to SR-158 Junction (MP 13.792). Two of those 15 severe crashes occurred at the SR-158
Junction but were different types of crashes and the other thirteen crashes occurred at different locations, not
establishing any crash pattern that could be mitigated for any of the severe crashes. Compared to other
“principle arterials” in the state, SR-39 has a higher crash rate, severe crash rate, and severity index than the
state average as shown in Table 5: SR-39 Average Crash Rates.

Table 5: SR-39 Average Crash Rates

Average Crash Rate 2.19 1.47 Per million vehicle-miles
Average Severe Crash 19.43 6.3 Per one hundred million
Rate ' i ’ vehicle-miles

Average Severity 1.70 1.50

*Soutce: UDOT Averags Crash Rates 2007-2011

Figure 2: SR-39 Crash Location and Type shows the number of crashes by location along SR-39 and the type
of crashes recorded.

Figure 2: SR-39 Crash Location and Type
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milepoint (MP) 9.00 (12 crashes), MP 9.50 (17 crashes), MP 9.70 (5 crashes), MP 9.80 (6 crashes), MP 11.00 ..
(6 crashes), and MP 13.79 (6 crashes). The higher frequency of crashes at these locations should justify future =
safety mitigations. Some safety mitigation measures that potentally could help reduce front-to-rear, angle and '
parked vehicle crashes might include more warning signs, reducing the speed limit and no parking on

roadway shoulders limitations.

Figure 3: SR-39 Crash Severity shows the crash severity by location along SR-39. The graph shows the severe
crashes are at various locations throughout the corridor.

Figure 3: SR-39 Crash Severity"
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SR-158 (MP 0.0 to MP 4.337)

SR-158 begins at the junction with SR-39 near the southwest corner of Pineview Reservoir, heads north to
Eden, and continues northward to Powder Mountain Resort. There were 118 crashes on the segment of SR-
158 between the SR-39 Junctdon (MP 0.0) and to the top of the mountain (MP 11.691) with three severe
crashes. The severe crashes were single vehicle events in different locations with no discernable crash
patterns. Also there were no locations with a high frequency of crashes in this section of highway that might
indicate a problem area.

Compared to other “major collector” roadways in the state, the section of SR-158 from SR-39 to Route 3460
has the same severity index and a lower crash rate and severe crash rate than the state average as shown in
Table 6: SR-158 Average Crash Rates. The section of SR-158 from the four-way stop up to Powder Mountain
has a slightly higher severity index but a lower average crash rate and severe crash rate than the average
collector roadway in the state. . '

e
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MP 0.0 to MP 4.337

Average Crash Rate 1.74 1.98 Per million vehicle-miles

Average Severe Crash 0.0 115 Per one hundred million

Rate i i vehicle-miles

Average Severity 1.47 1.47

MP 4.337 to MP 11.691

Average Crash Rate 1.55 1.98 Per million vehicle-miles
' Average Severe Crash 8.97 11.5 Per one hundred million

Rate i i vehicle-miles

Average Severity 1.60 1.47

*Source: UDOT Averags Crash Rares

2007-2071

Graphs showing the location, frequency, type and severity of crashes on SR-158 are presented in the two
figures below. Figure 4: SR-158 Crash Location and Type presents the number of crashes by location along
SR-158 and the types of crashes recorded. Figure 5: SR-158 Crash Severity shows the crash severity by
location along SR-158. Future safety mitigations might be considered for front-to-rear (tear-end) crashes.
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Figure 5: SR-158 Crash Severity
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Another safety concern is the steep grades on SR-158 north of Eden as the roadway begins to ascend up the
mountain. Figure 2: Grades on SR-158 illustrates the grades between mile points and the overall grade from
the top of the mountain down to the SR-158/Route 3460 intersection. .4 Policy on Geometric Design of Highways

and Streers (American Association of State Highway and Transportaton Officials (AASHTOQO), 2011) offers the -

following:

Where long descending grades exist or where topographic and location controls indicate a
need for such grades on new alignment, the design and construction of an emergency escape
ramp at an appropriate location is desirable to provide a location for out-of-control vehicles,
patticularly trucks, to slow and stop away from the main traffic strearn. Qut-of-control vehicles
are generally the result of a driver losing braking ability either through overheating of the
brakes due to mechanical failure or failure to downshift at the appropriate time. Determining
where an emergency escape ramp is necessary involves several different considerations.
Factors that should be considered include topography, length and percent of grade, potential
speed, econormics, environmental impact, and crash experience.

Because of the anticipated increase of trucks using SR-158 during the construction season coupled with the
length and percent of grade, the installation of an emergency escape ramp may be justifies and watrants
further in-depth study.

PEC recommends that a more in-depth safety assessment be conducted for SR-158 to specific crash types
and locations that can be effectively mitigated

oF 3113
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Route 3460

Route 3460 is the main connection between Eden and Liberty. There were 25 crashes with three individual
severe crashes in different locations with no established crash pattern. Compared to other “majot collector™
roadways in the state, Route 3460 has a lower crash rate and a higher severe crash rate and severity index than
the state average as shown in Table 7: Route 3460 Average Crash Rates.

Table 7: Route 3460 Average Crash Rates

Average Crash Rate ) 1.03 1.98 Per million vehicle-miles
Average Severe Crash 12.33 11.5 Per one hundred million
Rate i ’ vehicle-miles

Average Severity 1.52 1.47

*Source: UDOT Average Crash Rates 2007-2011

Gtaphs showing the location, frequency, type and severity of crashes on Route 3460 are presented in the two
graphs below. Figure 7: Route 3460 Crash Location and Type ptresents the number of crashes by location
along Route 3460 and the types of crashes recorded. Figure 8: Route 3460 Crash Severity shows the crash
severity by location along Route 3460. Future safety mitigations might be considered for front-to-rear (reat-
end) crashes.

Figure 7: Route 3460 Crash Location and Type
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Figure 8: Route 3460 Crash Severity
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Route 3464
Route 3464 is the loop connection through Eden. There were 12 crashes with one severe crash and no
established crash patterns associated with this crash. Compared to other “major collector” roadways in the
state, Route 3464 has a lower crash rate and a higher severe crash rate and severity index than the state
average as shown in Table 8: Route 3464 Averagc Crash Rates.
Table 8: Route 3464 Average Crash Rates
1 1 erace Cras
Route 3464 Do ‘I;l\“»:l;* Crash
Average Crash Rate 0.92 1.98 Per million vehicle-miles
Average Severe Crash 7.67 11.5 Per one hundred million
Rate i : vehicle-miles
Average Severity 1.50 1.47 .
*Source: UDOT .dverage Crash Rates 2007-207 1 =
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Graphs showing the location, frequency, type and severity of crashes on Route 3464 are presented in the two
graphs below. Figure 9: Route 3464 Crash Location and Type presents the numbet of crashes by location
along Route 3464 and the types of crashes recorded. Figure 10: Route 3464 Crash Severity shows the crash

severity by location along Route 3464. Future safety mitigations might be considered for front-to-rear (rear-
end) crashes.

Figure 9: Route 3464 Crash Location and Type
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Figure 10: Route 3464 Crash Severity
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Il. Resort Traffic Projections

This section documents the processes used to develop traffic projections for the Powder Mountain Resort
Master Transportation Plan. :

This study considered both the summer and winter trip generators. The preliminary analysis indicated the
trips generated in the winter are far greater than those generated in the summer (construction related trips).
As a result, summer trips were omitted and the most impactful trips (winter) were analyzed in further detail.

A. Background

The Powder Mountain Resort Traffic Impact Study defines future operation improvements anticipated for
Powder Mountain ski area. Three key trip-generating assumptions that were used when forecasting resort
trips: 1) commercial development functions primarily as a service to day skiers, resort guests and local
residents so a portion of commercial trips will remain internal to the resott; 2) as the resort grows, the
number of day skiers coming from Ogden, Salt Lake City, and other off-mountain areas will grow
approximately one percent a year over the next eleven years; and 3) it is antcipated that approximately 40
percent (average occupancy rate from Table 10) of the resort guests and skiers that come as part of the new
development will stay approximately three/four days during the week and approximately 75 percent of the
resort quests and skiers staying three/four days will include the weekend as part of their stay. .
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B. Resort Trip Generation

The several development proposals define the future development of hotel, housing and condominium units
that will generate additional traffic on the surrounding roadway network. The proposed development has

been divided into two stages for construction. The anticipated completion of Stage 1 is in 2019 and 2025 for
Stage 2. Table 5: Proposed Development Units summarizes the number and type of units anticipated for the

full build-out. Approximately 48 percent of the units and square footage will be constructed during the first
stage.

Table 9: Proposed Development Units

Mid Mountain
Multi-Family 80
Commercial 10,000 sf
The Ridge ]
Hotel 100
Single Family 33
Nests ) 42
Commercial . 2,000 sf
Conference Center 10,000 sf
Summit Village .
Hotels 580
Multi-Family 150
Single Family 268
Nests 185
Corporate Retreat 90
Commercial 100,000 sf
Work Force Housing 58
Geertsen
Multi-Family 80
Single Family . 121
Nests 32
The Meadow
Hotels 30
Multi-Family G2
Single Family 112
Nests 25

The land uses identified are not specifically identified in Trip Generation Manual, (9% ed.; Institute of
Transportation Engineers [ITE], 2012) making it necessary to make adjustments to rates found in Trp
Generation Manual and obtain estimates for others. Each land use is listed below with a short discussion of
how the estimate for that use was obtained. Since Powder Mountain is principally a ski resort and the largest
trip generators function in the winter, summer trip generators and constructon traffic were not included in
the trip estimate for winter peak hour trips.

OF 113
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* Recreadonal Homes — T7p Generation Manual identifies recreational homes {ITE Code 260) as
“located in a resort containing local services and complete recreational facilities”. The recreational
homes trip generaton rate was chosen over the typical single family detached housing trip generation
rate because “a large number of internal trips were made for recreational purposes in resort ’
communities containing recreational homes™.

* Resort Hotel — Trip Generation Manual identifies resort hotels (FTE Code 330) as being “‘similar to
hotels in that they provide sleeping accommodations, restaurants, cocktail lounges, retail shops and
guest sexvices. The primary difference is that resort hotels cater to the tourist and vacation industry,
often providing a wide variety of recreational facilities/programs. Some properties contained in this
land use provide guest transportation services (such as airport shuttles), which may have an impact
on the overall trip generation rates.”

* Condominiums — Trp Generation Mannal identifies luxury condominiums (I'TE Code 233) as “units
in buildings with luxuty facilities or services™.

*  Office — Trip Generation Manna! identifies general office buildings (TE Code 710 as “a location where
affairs of businesses, commercial or industrial organizations, or professional persons or firms are
conducted”.

* Retail — Trip Generation Manual identifies specialty retail centers @TE Code 826) as “shopping
centers that contain a variety of retail shops and specialize in quality appatel, hard goods and
services”.

* Restaurant/Bar — Trip Generation Manual identifies a quality restaurant (ITE Code 931) as “a high
quality, full —service eating establishments with typical duration of stay of at least one hout. Patrons
commonly wait to be seated, are served by a waiter/waitress, order from menus and pay for meals
after they eat. Lounge or bar facilities are ancillary to the restaurant”.

® Snow Ski Area - Trjp Generation Mannal identifies snow ski area TTE Code 466) with a ttip
generation based on the number of lifts at the ski area for weekday and Saturday AM/PM peak
hours. The Trip Generation Manual does not provide a trip generation rate for weekday or Saturday
total daily trips. In an effort to provide the most accurate information, PEC also analyzed historical
Powder Mountain ticket sale information to establish a “Powder Mountain specific” trip generation.
The average ticket sales for three seasons (2010-2012) indicate an average daily trip generation rate
per ski lift of 67 trips per weekday and 112 trips on Saturday. These generaton rates for ski lifts are
higher than those from ITE and were used in the trip generation of traffic for this traffic generator.

While ITE’s Trip Generation Manual is the most defipitive available source for estimating vehicle traffic that
different land uses will generate, its information is most useful for auto-oriented, stand-alone suburban sites,
from where the vast majority of data were collected. For areas with mixed uses, ITE advises traffic engineers
to collect local data, or adjust the ITE average trip generation rate to account for reduced automobile use.
The rates used for this study are a combination of the ITE data and engineering judgment.

Internal Trips

The proposed development will provide an array of amenities attempting to provide for most of the guest’s
wants and needs while remaining on the premises, such as food, drink, lodging, sports, entertainment,
recreational activities, and shopping. Providing neatly all of the services guest’s might want within close
proximity to the lodging, trips among the various land uses can be kept within the resort and these internal
trips will not significantly impact the surrounding major street system. ’

The Trip Generation Mannal describes internal trips as follows.

L]
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An internal capture rate can generally be defined as a percentage reduction
that can be applied to the trip generation estimates for individual land uses
to account for trips internal to the site. It is important to note that these
reductions ate applied externally to the site (i.e., at entrances, at adjacent
intersections, and on adjacent roadways).

This capture of trips internal to the site has the net effect of reducing vehicle
trip generation between the overall development site and the external street
system.

Because data has been collected directly for recreational housing and resort hotels, they ate considered in the
Trip Generation Manual as a single land use, therefore the associated trip generation rates given reflect the
recreational/resort nature of the development. Therefore, internal capture rates are not applicable for
tecreational homes and resort hotels.

Internal capture rate percentages were calculated for both build-out years following the methodology
desctibed in the Trip Generation Manual (see Appendix C — Multi-Use Development Trip Generation and
Internal Capture Summary). Eleven percent and six percent were applied to trips generated of build-out years
2019 and 2025 respectively. The ITE methodology is based on an urban developed environment and renders
low internal capture rate percentages which were used because of the lack of more reliable data.

Overnight Guest/Resident Trips

Overnight guests and residents represent those visitors to the resort that are staying within the properties of
Powder Mountain for at least two or more days. These overnight visitors would represent a significant
number of skiers for the resort, so to determine these skier trip forecasts, the vatious residential land uses
within the resort were broken down by dwelling units or rooms and private or rented. A dwelling unitis a
measure of housing equivalent to the living quarters of one houschold. Rooms provide lodging paid on a
short-term basis such as a hotel room.

Weekday and weekend occupancy rates, based on information from the Snowbasin Resors Master Plan (Felsburg
Holt & Ullevig, 2010), were applied to each property type. Table 10: Residential Occupancy Rates shows the

projected occupancy rates for weekday and weekend conditions.

Table 10: Residential Occupancy Rates

Recreational Homes {private) (dwelling units) 25 % 50 %
Resort Hotel (rooms) 50 % 90 %
Luxury Condominium (private) (dwelling units) 25 % 50 %
Luxury Condominium (rented) (dwelling units) 50 % 90 %

Local Day Skiers

The existing local day skiers ate not included in this analysis as they have already been accounted for in the
existing daily traffic volume counts. It is anticipated that the number of local day skiers at Powder Mountain
will grow approximately two petrcent a year, matching the projected traffic growth.
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A vehicle occupancy rate of 2.7 skiers per vehicle was assumed for skier trip generation reduction. This
occupancy rate comes from the Final Environmental Impact Staternent for Breckenridge Ski Resort Peak 6 Project
(USDA Forest Service, 2012) which is based on other studies.

Projected Employee Base

The projected employment base includes all new employees working at Powder Mountain Resort, either for
the ski area or for one of the rental, hotel or commercial properties at the resort. The existing ski area
employees are not included in this analysis as they have already been accounted for in the existing daily traffic
volume counts. The same occupancy rates mentioned in Table 10: Residential Occupancy Rates ate applied o
the number of employees per projected development. Table 11: Employee Forecasts shows the projected
employment summary at full build-out of the resort for both stages of development.

a3

-




oF 113

Powder Mountain Resort
Traffic Impact Analysis
September 26, 2014

Table 11: Employee Forecasts

2T717B3IS P 92

]

d Use

Ski Area Employees 68 96 164
Luzuty
Condominium 92 236 50% 90% 0.3 1 Room 10 18 25 46 98
{rental)
Luxuzy
Condominium 92 236 0 0 0 0
(ptivate)
Recreational Homes | 156 | 378 0 0 0 0
Resort Hotel 491 | 327 50% 90% 0.7 1 Room 123 221 82 147 573
Office! 10,000 | 9,000 | 75% 25% 23 1,000 sf 17 6 16 5 44
Retail? 50,000 | 25,000 |  40% 60% 2.0 1,000 sf 40 60 20 30 150
Restaurant/Bar2 | 12,500 | 12500 | 40% 60% 3.5 1,000 sf 18 26 18 26 88
Total Employees 275 421 160 254 1,116

1. Assumed an occupancy rate of 75% for weekdays and 25% for weekends to help identify the aumber of employees anticipated during the week and on weekends.
2 Assumed an occupancy rate of 40% for weekdays and 60% for weekends to help identify the number of employees anticipated during the week and on weekends.
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Powder Mountain Resort is committed to provide transportation for all their employees to/from the ski
tesort by providing either a shuttle service or transit passes on UTA to reduce the number of trips to the
resort by employees. ‘

Utah Transit Authority (UTA) Ridership

January 2014 data from UTA shows average passengets by trip time going to Powder Mountain. Thete are an
average of 12 skiers in the AM peak petiod and 32 skiers in the PM peak that take advantage of the UTA
services to Powder Mountain.

Total Trip Generation

Using the previously stated assumptions, vehicle ttips were forecast for the proposed types of development
for each Stage of the resort. Table 12: Estimated Trip Generation - Stage 1 and Table 13: Estimated Trip
Generation - Stage 2 summarize the trip generation for both development stages.

oF 113
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Table 12: Estimated Trip Generation - Stage 1

RS N o et Rile
w..w O Code 3 5 S Do P
45t
1] P 92 6.5/weekday 085 /pm 259% Weckdy 150 2 AN
6.5/Sanurday
[ 0.65/5at. p.m. 50% Saturday {16} [£2)) 0 () | 1) {1) @ {1, )
- 65/ weeic 0.65/2m, 3% | 6% 6% | 5% 5%
[~ pii] 92 g5 y © w. 065/p.m. 0% Weckday 2% 539 10 ] 3 10 20 3 24 5%
o S Sarurday o.a\m“, pm__ | 90% Samdwy 23) 9 |\t l e dolelag PRI
030/am
) 3.16/weckday % | s % | e 52%
Recreational Homes! (du?) 260 156 . 031/pm 28% Weekday
= MSatudhy | gercin o ey 240 6 6 12 5 7 12 15 »
0.47/a.10,
8.92/wreekday 63% | 3% 5% | 5% 4% | S2%
Resort Hotel! {rooms) 330 509 0.59/pan, 50% Weekday ]
Bas/Sarucy | e P 0% Satrdy 2269 610 | 75 I 120 ) s [ s | 1m0 | 20 | 23 | se
General Offce Building () 710 10900 11.05/weckday Mw“pa 110 P uw\. Tl |V s [T 4
(nernal Trips) g 246/Sarurday P N/A
0.43/5az. p.m. (12) I¢/) 2 o 2 [V 2 2 0 ] )
Specilty Real Center af) 2500 30 weckday M.M“ps e | 1w | o uww» o ol B L A
(lateraal Trips 5 ’ 42.04/Sanueday b N/A . ) 53 3 | 106
420/Sat. pam. (122} {114) & (o | (19) & ) 19 g (] (12)
b, 0, 9,
Quality Restaurant isF) 1 12500 85.95/weckday w.ww“»s e | um | o LS| w Tl w | ol
(Inkraal Ty % % 94,36 Saturday o N/A . ; 13
10.82/Sat p.en. (124 {120) © M 1 &) ] &) {13 /] 8) 13
- Snow Sk Lifs 68fs _mw%\\emwsx wmﬁw Y 62 TR 15 t | v |1 | &l #
S | g5 /St pan. .
Total Project Tips’ 4913 | 9205 | 24 | 1 | 416 | w6 | 20 | W7 | @ | 47 | 9%
Ttip vates tlready inclode effec of internalization, so o ntmmal trip reducnion is shown,
Dwelling unity {du)
KSF=1,000 square feet

Diily wips = Units X Average Rate X Ocoupancy Rate

Peak Hour Teigs = Unin X Avecage Rote X Occupancy Rate X In/Ouc perczntage
Snow Sk Lifts = Units X Average Rase X 1% skicr use UTA X ¥ skiess are aecoanicd for in housing + 27 kiess per vehicle
Totl Project Tdps = Gencrated trips - fitrmal #rts)
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Table 13: Estimated Trip Generation - Stage 2
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Powder Mountain Resort
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September 26, 2014
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I1;

Lureuty Condominjum I X
{private) m 26 MW“MHN« 065/pm. WhWeckisy | 383 % | 12 | 2% | 3 | 35 | 13| 8 {2 |n]|n
{Inernal Trips) - Y 0.65/5at paon. 50% Sacurday 123 f46) _q) @ ) {0 { 2] ) @ 1)
Luxury Condominfum 6.5/ weekda 0.65/a.m. 3% 8% 65% 35% 55% 45%
{rents) 2% 236 Py 045/pm. 50% Weckday 76 e | s | 2 | ow o | w ] w6 | & | 18
{Intarnad Trse) - J 0.65/5at p.m. $0% Samurday {48) #3) @ %] 4] 8 2, ] @ N &
0.30/am.
. u.do\dnnrn_nw 49% 51% 44% 56% 48% 52%
Recreationsl Homes! (du?) 260 378 0.31/pin. 25% Weekday
307fSanday | 360 pn, | 50% Sanurday » Mo W B BB | BB 6
047/am.
892 fweckday % | ¥ S | 5% wh | s
Resort Hotel! (roms) 3% 3% 0.59/pan. 50% Weckday
sy | B | ST 180 | 4s3 | % | 3 | s | s | s | ue | x| mo | s
— 156/am. W | 1% % | % % | %
Geaeal O Dt (af) M 9000 mmw\mﬁzs&a 149/pm. N/A % 2 ezl 2 | 1w |2 |ul s |2 | 2]| 4
(atesal ) ! y o_émwﬁ po U] /0 B /I I I U ) 1o | o
— T esam W | 5% % | % W% | 0%
Specilty Retil Centet (o) 26 26,000 Mmﬂﬂgﬁ. 502/pm. WA s | 1est | &2 | e | o | w0 | s | 126 | s3 | s | 1
el T AT | 430/t pan @ | ey | 6l g ol |l @l sy | gl
" §57/fam 82% 18% 2% 3% 59% 4%
Qulty Resauran ef) 91 12,500 me“eaam Wl smjpm Wi tae | ot | o5 | 13| o [ o | e | m | w | s | 1s
(it Trpy) Y| 1082/5st pon. {€7) ) o) {*) # ) & f &) ]
3.61/am,
Soow Ski Life 11 Lifs Sfweckday | o 13 2 5 0 5 0 | 7 7 R VR T
1863 Sy |0 PP :
Total Project Trips” 5,366 9,562 254 220 %4 217 21 498 484 477 961
1 Trip rates slready inclode effecrs of incetmali ducti
2 Dwdling units (du)
3. K5F= 1,000 square feec
4. Dally trips = Unix X Average Baze X Occuparcy Rate
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C. Resort Vehicle-Trip Distribution and Assignment

Project traffic was assigned to the roadway network based on the proximity of project access points to major
roads, population densities, and regional trip attractions. Existing travel patterns observed during site visits
also provided helpful guidance to establishing these distribution percentage. SR-158 is the only major route
into and out of the site vicinity. As such, all access to and from the project will be channeled through SR-158.
The trip distribution prepared for this report is consistent with the distribution presented in the Powder
Mountain Resort - Traffic Impact Study (Fehr & Peers, 2005). The distribution petcentages are as follows, and are
Hlustrated in Figure 3: Trip Distribution.

10 % - to/from the west on North Ogden Canyon Road
60 % - to/from the west on Ogden Canyon Road (SR-39)
23 % - to/from the west on Interstate 84

5 % - to/from the east on Interstate 84

2 % - to/from the east on SR-39
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HI. Traffic Impacts

A. Background Traffic Volume Projections

Background traffic volumes were derived from historical daily traffic volumes along SR-39 and SR-158. The
growth factor was based on historical growth trends from 1998 to 2012 as shown in Table 10: Traffic Growth
Rate. Based on the historical data, traffic on the roadways in the vicinity of the project has decreased or
grown vesy little. To be conservative, traffic is anticipated to grow at a rate of 2.00 percent per year. This
yearly growth is unrelated to the proposed project.

Table 14: Traffic Growth Rate

SR-39 8.680 - Valley Dr. 7,935 6,110 -1.73 petcent
13.792 - SR-158 3,845 2,825 -2.03 pescent

16.563 — Spow Basin Rd. 2,440 2,630 0.50 percent

SR-39 Average Growth -0.81 percent

SR-158 0.0 — Jct. SR-39 3,935 6,410 3.31 percent
3.778 — Route 3464 3,985 3,520 -0.82 percent

4.337 — Route 3460 2,780 2,960 0.42 percent

8.181 - Powder Mountain 1,605 2,195 2.11 percent

SR-158 Average Growth 1.26 petcent

Anticipated Growth Rate 2.00 percent

B. Future (20‘!' ?) Traffic Operations

Figure 3: 2019 Baseline Traffic depicts the traffic volumes expected in 2019 at the three study intersections
with two percent baseline traffic growth rate applied. Figure 5: 2019 RBaseline + Stage 1 Traffic shows the
anticipated traffic volumes when the trips generated by Stage 1 traffic are added to the baseline traffic. Table
15: Future (2019) Level of Service Summary — Stage 1 shows the LOS anticipated in 2019 with the baseline

traffic growth and the proposed development at full build-out of Stage 1. During the Saturday PM peak hout -

the northeastbound left turn movement at the SR-39/Valley Drive intersection will operate at LOS E in 2019
from the natural growth of the local traffic. In addition, the southbound shared through/left turn movement
at the SR-39/5R-158 intersection will operate at LOS D and the SR-158/Route 3460 intersection will
function at LOS C. The addition of resort traffic will decrease the LOS at all three study intersections during
the Saturday PM peak period to LOS F.

oF Ei=
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C. Future (2025) Traffic Operations

Figure 6: 2025 Baseline Traffic shows the traffic volumes anticipated in 2025 at the three study intersections
with a two percent baseline traffic growth rate applied. Figure 7: 2025 Baseline + Stage 2 Traffic illustrates the
expected traffic volumes when the trips generated by Stage 2 traffic are added to the baseline traffic. Table 16:
Furture (2025) Level of Service Summary — Stage 2 shows the LOS anticipated in 2025 with the baseline
growth and the proposed development at full build-out of Stage 2. The baseline growth of traffic will cause
the northeastbound left/right movement at SR-39/Valley Drive to operate at LOS F during the Saturday PM
peak hour, SR-39/SR-158 will operate at LOS E, and SR-158/Route 3460 will also operate at LOS F during

the same time period.

When the trips generated by the resort from Stage 2 are added to the surrounding roadway netwotk, the
results show all three study intersections operating at LOS F during the Saturday PM peak period.

11x
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Table 15: Future (2019) Level of Service Summary - Stage 1
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With Project

8.3/ Valey Deive | Weckday AM B/122 | NEBLR 39 B/143 NEBLR 3.1
N \mm ¢ 'WeekdayPM | C/170 NEBIR 45 /198 NEBIR 39
P SaturdayPM | E/413 NEBLR 73 F/4508 | NEBLR 470
Weekday AM | B/109 SBLR 59 B/133 SBLK 80

%.Mw%w.;m Weekday PM | B/1L3 SBLR 56 B/140 SBLR 77
P Saturday PM | D/264 SBLK 111 F/3724 SBLR 1628

LOS/Delay (s/veh) LOS/Delay (s/veh)

SR-158/Route 3460 88_%»% AM na na B/114 na na D/ 211
AL-Way Stop Weekday PM na na C/112 na na F/549
Saturday PM na na C/241 na na F/704

NEBLR = Nottheastbound shared Left/Right Lane; SBLR = Southbound shared Left/Right Lane; s = seconds; s/veh = seconds/vehicle

Intersection

) )

Peak P

Table 16: Future (2025) Level of Service Summary - Stage 2

W25B
- Street
1.OS/
Cantrol Del

With Project

Street

SR.39/Valley Dive. | eckday AM B/133 | NEBLR 41 D/324 NEBLR 40

“NE \mm " [WeekdayPM | C/214 NEBLR 53 F/163 NEBLR. 213

P SamedayPM | F/2276 | NEBIR 419 F/6274 NEBLR 591

Weckday AM | B/115 SBIR 62 D/27% SBLR 151

mw-wwmw.am Weekday PM | B/12 SBLR 58 E/353 SBLR 165

P SamudayPM | E/47.9 SBLR 19 F/2632 SBLR 1184
LOS/Delay (s/veh LOS/Delay (s/veh

Weekday AM na na F/729 na na F/729

S Route 360 | Wroktay PN | o E/700 m s F/700

TP Sarurday PM na na F/764 2 w F/764

NEBLR = Northeastbound shared Left/Right Lane; SBLR = Southbound shared Lefi/Right Lane; s = seconds; s/veh = seconds/vehicle
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E. Highway Operations
Two-lane highway capacity analyses were performed for the following key sections of SR-39 and SR-158:

~® SR-158 to Powder Mountain, uphill and downhill
¢ SR-158 to Eden, uphill and downhill
e  SR-39 to Junction SR-158, uphill and downhill

Highway capacity analyses were performed using the two lane highway methodology found in the HCM. The
uphill segments were evaluated during the morning peak and the downhill segments were evaluated during
the evening peak for traffic volumes in 2014 (existing), 2019 and 2025. The intent is to capture the highway
LOS for each direction of travel. The results are summarized in Table 17: Two-Lane Highway LOS.

Table 17: Two-Lane Highway Level of Service

2025

2014 (Existing) 2000
Seutnent Uiphili Donvrnhill Uiphill Downhill Uphill osenhilt
AN PM AN Pyl AN [Eh%1

SR-158 to Powder
Mountain

SR-158 to P.owdcr LOS C LOS E LOSF
Mountain

SR-158 to Eden LOS A 1L.OS C LOS DD
SR-158 to Eden LOS B LOS C LOS D
SR-39 to Jct. SR-158 LOSC LOSC LOS D
SR-39 to Jct. SR-158 LOS C LOSC LOSD

F. Intersection Queue Length

The single lane approaches at T-intersections SR-39/Valley Drive and SR-39/5SR-158 provide sufficient
storage in the travel lane under stop conditions. At SR-158/Route 3460, the northeast left turn pocket
provides 150 feet of storage and the southwest left turn pocket provides 100 feet of storage and there is
sufficient storage length provided in the through lane of each approach. Table 18: Intersection Queue
Lengths summarizes the projected 95% percentile queuing lengths at each intersecdon for the baseline
scenatio without the project and full build-out at the end of each Stage.

At SR-158/Route 3460, the nottheast left turn pocket length provides sufficient storage for the projected left
turn traffic during both stages ‘of development. However, the queue length of the adjacent through lane will
extend past the left turn pocket opening with the addition of project traffic in 2025 during the Saturday PM
peak period. The queue length of the SW through lane will extend past the left turn pocket opening with the
addition of the project traffic in 2019 during the weekday and Saturday PM peak.

oF 113
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Table 18: Intersection Queue Lengths (ft)
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38

2014 3 16 | 82
2019 wo/p 15 |50 |12
019 w/p 13| 18 | 405
2025 wo/p 20 73 | 411
N5 w/p 59 | 291 | 938

2014 27 22 | 104
2019 wo/p 32 26 | 151
209 w/p 65 | 65 | 1189
2025 wo/p 39 33 | 260
2025 w/p 215 | 245 | 3170
SR-158/Route 3460 .
NE T h NW T SE Troug SW et SWT

WD WD St WD WD WD WD S WD OWD o Sat.

AM  BPM PMAM P AMOOPMOPM M RM AM
2014 13 50 | 23 | 15 | 33 | 33 | 25 | 23 30 43193 [ 78 |13 | 10} 23| 25| 68 | 123
2019 wo/p 15 55 1 35 | 18 ( 35 | 43 | 30 | 40 48 53 1130 {178 [ 15 { 10} 18 | 30 | 75 | 180
2019 w/p 20 78 | 48 | 135 230 1 295 | 105 | 138 293 130 | 313 ) 300 | 55 | 40 | 150 | 188 | 308 | 298
2025 wo/p 18 78 | 35 | 23 | 48 | 58 | 40 | 55 55 73 1213 {168 ) 20 | 13 | 35 | 38 | 115 { 298
2025 w/p 28 108 | 45 | 295 | 295 | 295 | 303 | 303 305 298 | 298 | 300 | 225 | 103 | 288 | 298 | 298 | 298

KEY: Queue lengths in feet; wo/p = without project; w/p = with project; WD = weekday; Sat. = Saturday; NE = northeast; S = south; NE = nottheast NW = northwest; SE = southeast; SW = southwest;

SW = southwest
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G. Recommended Mitigation

All three intersections exceed the LOS C or better criteria and will require mitigation to improve the
intersection LOS to bring the intersection operations back into compliance with LOS C ot better. Table 19:
Futute Level of Service Summary with Recommended Mitigation shows the expected LOS with the addition
of traffic signals or roundabouts.

SR-39/Valley Drive Currently the intersection operates at LOS E on Saturdays and decreases to LOS F
in 2019 with the addition of project traffic and will continue to operate at LOS F in the coming years as
traffic growth increases. The mitigation measure of widening Valley Drive to provide a separate left-turn lane
and a separate right-turn lane only reduces the seconds of control delay, but still operates at LOS F. The
other option to improve the LOS is the installation of a traffic signal. PEC conducted a signal warrant
analysis (see Appendix D — Traffic Signal Warrant Analysis) and found that a traffic signal falls just short of
warranting 2 traffic signal in 2019 but is definitely warranted by 2025. PEC recommends improving the
intersection by installing a traffic signal by 2020 to improve LOS A,

SR-39/SR-158 On Saturday during the PM peak period, the LOS drops to LOS F in 2019 when
project trips are added and continues at LOS F in 2025. PEC recommends adding a traffic signal at the
intersection to improve the intersection operation to LOS A during the Saturday PM peak hour. PEC
conducted a traffic signal warrant analysis (see Appendix D — Traffic Signal Warrant Analysis) and found that
signal warrants 1 and 2 are met for this intersection by 2019 using Saturday traffic volumes with the additional
project generated traffic.. Watrants for the signal meet the critetia for Saturday PM peak hour traffic only, not
the weekdays. The traffic signal could be installed at the intersection without any geometric improvements
and still achieve LOS C without impacting the dam.

SR-158/Route 3460 The growth in traffic with the addition of project traffic causes the Saturday PM
peak hour LOS to decrease to L.OS F in 2025 if no changes to the intersection traffic control are made, PEC
tecommends adding a traffic signal at the intersection to return the intersection operation to LOS C or better
during the Saturday PM peak hour in 2019 and 2025. PEC conducted a traffic signal warrant analysis see
Appendix D — Traffic Signal Warrant Analysis) and found that weekday traffic does not warrant a traffic
signal but Saturday traffic with additional project traffic meets the ctiteria for signal warrants 1 and 2 in 2019.
The LOS analysis for a roundabout shows the intersection will operate at LOS F with the addition of the
resort traffic and is therefore not recommended.
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Table 19: Future Level of Service Summary with Recommended Mitigation

2019 20125
rsection cik wsehne With Project Baselinge With Project
“ witrol] [0S/ nrrel L.OS/Conmaral 1.0 ontreol

Delav (s/veh) Paelay (s/vely Dclayv (s/veh)

SR-39/Valley :
Drive S"“l‘;‘lfgay A/5.0 A/9.7 A/59 B/19.2
Traffic Signal :
SR-39/SR- Saturda
158 PM y A/83 C/33.2 B/10.2° D/43.9
Traffic Signal
SR-
;igéRoutc Saturday

. PM
Traffic Signal A/9.0 C/28.3 AS9.1 C/335
Rounndabour B/113 F/100.7 B/14.0 F/512

s/veh = seconds/vehicle
H. Traffic Impact on Big Game

SR-158 is the main entrance to the Powder Mountain Resort as well as the other roadways in the vicinity
travel through mule deet, elk and moose habitat where animals congregate during the fall, winter, and spring
months. The big game mortality is summarized in Table 20: Big Game Mottality.

Table 20: Big Game Mortalit

Rouadway 2 Y car Mortality

SR-158 SR-39 Junction (MP 0.0) to 24 mule deer
Route 3460 (4.337)

SR-158 Route 3460 (MP 4.337) to 10 mule deer
Powder Mountain (11.691)

Route 3460 Liberty to Eden 16 mule deer

SR-39 SR-167 to Hunstville to St- 20 mule deer
158/Route 3460

Source: Utah Division of Wildlife Resoutces

With a projected increase in vehicle travel during the fall, winter and spring months, it is anticipated that an
increase in wildlife/ vehicle collisions is likely, especially with mule deer. Potential impacts to big game animals
and other wildlife species that could occur with the projected increase in traffic in this area should be studied
in further detail. Powder Mountain Resort should work with the Utah Division of Wildlife Resources, Weber
County and the Utah Department of Transportation to develop strategies to reduce wildlife/vehicle
collisions.
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IV. Parking
A. Current Parking Utilization

Parking utilization data for Powder Mountain Resort parking lots was collected between January 15, 2014 and
February 5, 2014. A summary of existing patking conditions is listed below in ‘Table 21: Parking Lot
Summary.

Table 21: Parking Lot Summary

Rainbow Gardens Park-n-Ride Lot 691 - 41 70

Eden Valley Market Patk-n-Ride Lot G652 19 29

Powder Mountain Tiger Lot 502 14 81

Powder Mountain Sundown Lot 902 24 70

Powder Mountain Resort Center Lot 4602 14 i 77
t Actual number of parking stalls. 2 Approximate number of parking stalls.

This utilization data indicates that during the weekdays skiers are 2.2 times more likely to ride UTA transit
from the Rainbow Gardens park-n-ride lot rather than the Eden Valley Market park-n-ride lot and 2.5 times
more likely on Saturdays.

Figure 8: Existing Parking details the weekday and Saturday utilization of the three resort parking lots and two
patk-n-ride lots associated with Powder Mountain Resort.

The Rainbow Gardens park-n-ride lot located on the west side of Rainbow Gardens Market on Valley Drive,
is approximately 400 feet southwest of the junction with SR-39 at the mouth of Ogden Canyon. This parkmg
lot is paved and operated by Rainbow Gardens in association with UTA.

The Eden Valley park-n-ride lot located approximately 600 feet northwest of Eden Valley Market on Route
3460 is unpaved and is serviced by UTA, but is not owned or operated by UTA.

The three parking lots owned and operated by Powder Mountain Resort are unpaved.

B. Future Parking Demands

Efforts to entice skiers and Powder Mountain employees to use UTA transit will create a need for additional
patk-n-ride lots to accommodate the increased ridership. Ninety-six seasonal employees will have the

. opportunity to stay in workforce housing at the ski resort while the others will commute daily to housing in
other areas. Approximately 681 employees (Table 11) and 340 skiers will use UTA services on the weekend.
To accommodate this parking demand 1000 additional parking stalls will be provided. Thete are
approximately 8.5 acres adjacent to the existing Rainbow Gardens that might be suitable for a parking lot if
available and appears to be large enough to accommodate the number of required parking stalls. Figure 9:
Poteatial Park-n-Ride Location shows the proposed location for future parking needs.

The north parking lot (311 stalls) at the UTA Ogden Transit Center located at 2350 South Wall Avenue in
Ogden could be used for overflow patking in the event the proposed park-n-ride lots become full. ‘This lot
should be available on weekends (when resort ridership is highest) when weekday commuters are not using
the parking spaces. An agreement with UTA will be negotiated to facilitate the use of these UTA facilities.
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V. Travel Demand Management

Travel demand management (TDM) measures represent actions taken by a development to limit vehicle trips
made to and from the site. Typically these measures encourage site users to select a travel mode other than a
single occupancy vehicle to get to and from the property, such as carpooling ot transit.

Powdet Mountain will provide an internal shuttle system so that overnight guests have means to access the
ski area base without using their vehicles. The shuttle is anticipated to reduce vehicle travel within and
between those areas by approximately 307 trips per day on the weekdays and 340 trips on the weekends
during Phase 1 (Table 12) and 209 trips per day on the weekdays and 264 trips on the weekends (Table 13).

Powder Mountain has teamed up with UTA to provide transit service from Ogden or Eden so guests and
employees don’t have to rely on their personal vehicle to travel to the resort and are committed to reduce the
pumber of skier single vehicle trips by 50 percent by providing enticements to the skiers to use UTA transit
services. Some of the strategies that could be used include: discounted lift tickets, discounted concessions,
subsidized transit fares, paid patking at the resott, etc. Beginning two years after DRR1 approval, the
Developer shall provide a biennial report to the Planning Division Staff chat [outlines data or provides details]
on the strategies implemented. The report shall include, but not be limited to, the strategies used, the data
collected and the reduction of single vehicle trips.

VI. Sustainability

Transpottation sustainability is accomplished by limiting the traffic demand on the roadway system; fewer
vehicles equals less congestion and less environmental impacts. Powder Mountain will strive to achieve that
by providing on-mountain accommodations that allow residents and guests to drive to the resort once and
stay for multiple days instead of making trips back and forth from the resort to surrounding cities (i.e.,

Ogden, Eden, etc.) every day. Additionally, Powder Mountain will provide supportive commercial and rcta!gl
facilities within the resort that allow guests to fulfill many of their trip purposes (such as dining, entertainment
and resort-related shopping) on site, limiting the number of trips to Eden or Ogden fot those needs. Powder
Mountain will also provide an internal shuttle system between the resort development areas that will enable
guests to access the ski areas without using their own vehicle. This system could either operate as either an
on-call system, a fixed route, fixed schedule system or hybrid system that offers fixed route service during the
peak demand periods and on-call service during lower demand periods.

Gther ways the resort will reduce travel demand and promote sustainability include:

* Provide preferred parking in the day skier lots for vehicles with thtee or more occupants. To
promote reduced vehicle emissions and a healthier environment, preferred parking could also be
extended to hybrid vehicles and other low-emissions vehicles.

] Consolidate services that are needed at the resort from any non-tresort business, whether it be related
to laundry, custodial, utility, or security.

* Implement the use of alternative fuel shuttles for the employee/skier transit services.

Provide transit passes to all employees and require the employees to use them.
® Provide bicycles for use by resort employees and guests in the summer months.
Provide information on shuttles, transit and other alternate modes to visitors.
Have zipcars available for guests to use. Zipcar is a US membership-based car-sharing company
providing automobile reservations to its members, billable by the hour or day.
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Summary of Ordinance No.
An Ordinance of Weber County rezoning certain Powder Mountain property, located in Ogden Valley,
from Commercial Valley Resort-1 (CVVR-1), Forest Valley-3 (FV-3), and Forest-40 (F-40) to the Ogden
Valley Destination and Recreation Resort Zone (DRR-1). Adopted and Ordered published December 23,
2014, by the Board of County Commissioners of Weber County, Utah, with Commissioners Zogmaister,
Bell, and Gibson voting aye.

A copy of the complete ordinance is available for public review,at the office of the Weber County
Clerk/Auditor, 2380 Washington Blvd, Suite 320 Ogden, Utah.
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