
PARK CITY REGULAR PLANNING COMMISSION MEETING 
SUMMIT COUNTY, UTAH
September 15, 2021

PUBLIC NOTICE IS HEREBY GIVEN that the Planning Commission of Park City, Utah will hold its Regular
Planning Commission Meeting at the www.parkcity.org/public-meetings for the purposes and at the times as
described below on Wednesday, September 15, 2021.

MEETING CALLED TO ORDER AT 5:30 PM.
Notice of Electronic Meeting and How to Comment Virtually
The Chair issued a written determination that because of the public health emergency, conducting a
meeting with an anchor location presents a substantial risk to the health and safety of those who may
attend in person. This determination is based on the ongoing risks and infection rates statewide and in
Summit County. For these reasons, this meeting will be an electronic meeting without an anchor location.
 Planning Commission members will connect electronically. Public comments will be accepted virtually.
To comment virtually, use eComment or raise your hand on Zoom. Written comments submitted before
or during the meeting will be entered into the public record but will not be read aloud. For more
information on attending virtually and to listen live, please go to www.parkcity.org.

1.ROLL CALL

2.PUBLIC COMMUNICATIONS

3.STAFF AND BOARD COMMUNICATIONS AND DISCLOSURES

4.REGULAR AGENDA

4.A. Land Management Code Amendments - The Planning Commission will Review Stopgap
Amendments for Internal Accessory Dwelling Units to Prepare for State Pre-Emption of
Certain Accessory Apartment Regulations that are Effective October 1, 2021.
PL-21-04889
(A) Public Hearing; (B) Possible Recommendation for City Council's Consideration on
September 23, 2021
Staff Report
Exhibit A: Draft Ordinance
Exhibit B: Ordinance No. 94-4
Exhibit C: Ordinance No. 02-07
Exhibit D: Ordinance No. 07-49

5.WORK SESSION
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060526/IADU_Staff_Report_9.8.2021.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060527/Exhibit_A_Draft_Ordinance.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1058914/Ordinance_No._94-4.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1058911/Ordinance_No._02-07.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1058913/Ordinance_No._07-49.pdf
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5.A. Park City Mountain Resort Base Parking Lots - MPD Modification Work Session- Replace
Expired Exhibit D of the DA, the 1998 PCMR Base Area Master Plan Study Concept
Master Plan, With a New Master Plan, Known as the Park City Base Area Lot
Redevelopment Master Plan Study. The Commission Will Discuss Off-Site Parking and
Transportation, Draft Findings of Fact, Draft Conditions of Approval and Other Issues
Raised in the Staff Report. PL-20-04475.
*Public Input will be taken via e-comments and Zoom*
(A) Work Session, No Action Will Be Taken
PEG Staff Report 
Exhibit A: PCMR Off-Site Parking Evaluation
Exhibit B: Draft FOF CLEAN
Exhibit B: Draft FOF Redlines
Exhibit C: Draft Conditions of Approval CLEAN
Exhibit C: Draft Conditions of Approval Redlines
Exhibit D: Public Comment
Exhibit E: MPD Process Summary
Exhibit F: Project Background Information
Exhibit G: CVMA Offsite Parking Reservation Agreement

6.ADJOURN 

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the
meeting should notify the Planning Department at 435-615-5060 or planning@parkcity.org at least 24 hours
prior to the meeting. 

*Parking validations will be provided for meeting attendees that park in the China Bridge parking
structure.
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060799/PEG_Staff_Report_FINAL.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1058885/PCMR_Off-site_Parking_Evaluation_20210908_DRAFT.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060760/Exhibit_B_Draft_FOF_CLEAN.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060761/Exhibit_B_Draft_FOF_Redlines.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060771/Draft_Conditions_of_Approval_09152021_Friday_clean.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060775/Draft_Conditions_of_Approval_09152021_Friday_strikethrough.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1056067/Exhibit_D_Public_Comment.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1054245/Exhibit_E_MPD_Process_Summary.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1054246/Exhibit_F_Project_Background_Information.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1060795/Exhibit_G_CVMA_Offsite_Parking_Reservation_Agreement.pdf


Planning Commission 
Staff Report 
 
Subject:          Internal Accessory Dwelling Units (IADUs)  
Application: PL-21-04889 
Author: Rebecca Ward 
Date:  September 15, 2021  
Type of Item: Legislative – Land Management Code Amendments 
 
Recommendation  
(I) Review the proposed Land Management Code amendments, (II) conduct a public hearing, 
and (III) consider forwarding a positive recommendation for City Council’s consideration on 
September 23, 2021, based on the Draft Ordinance (Exhibit A).  
 
Description 

Applicant: Planning Department 
 

Zoning Districts: Primarily Residential Zoning Districts: Historic Residential – Low 
Density; Historic Residential – 1; Historic Residential – 2; Historic 
Residential – Medium Density; Rural Estate; Estate; Single 
Family; Residential – 1; Residential Development; Residential 
Development – Medium Density; Residential – Medium Density 
 

Land Management Code: Amending 
 
§ 15-2.1-2 Historic Residential – Low Density  
§ 15-2.2-2 Historic Residential – 1 
§ 15-2.3-2 Historic Residential – 2 
§ 15-2.4-2 Historic Residential – Medium Density 
§ 15-2.9-2 Rural Estate 
§ 15-2.10-2 Estate 
§ 15-2.11-2 Single Family 
§ 15-2.12-2 Residential – 1 
§ 15-2.13-2 Residential Development 
§ 15-2.14-2 Residential Development – Medium Density 
§ 15-2.15-2 Residential – Medium Density 
§ 15-15-1 Definitions 
§ 15-15-2 Defined Terms 
 
Enacting 
 
§ 15-4-7.1 Internal Accessory Dwelling Units 
 

Reason for Review: The Commission has the primary responsibility of reviewing Land 
Management Code amendments and forwarding a 
recommendation for City Council’s consideration. The City 
Council holds a public hearing and takes Final Action.  
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Acronyms  
IADU  Internal Accessory Dwelling Unit 
LMC  Land Management Code 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

Summary 
Accessory Apartments—dwelling units within or attached to a Single-Family Dwelling or 
detached garage—have been allowed in most Zoning Districts in Park City since 1994. In 2018, 
the City Council directed Planning staff to evaluate reduced regulations to incentivize affordable 
Accessory Apartment development. Planning staff is working to finalize amendments based on 
work session input from both the Planning Commission and City Council by the end of the year, 
which is Goal 2 of the 2021 Update to the Housing Assessment and Plan.  
 
However, the City’s plans were disrupted by H.B. 82, Single-Family Housing Modifications, 
which pre-empts certain Accessory Apartments the State defines as Internal Accessory 
Dwelling Units (IADUs) – apartments built within the footprint of an existing Single-Family 
Dwelling. State pre-emption goes into effect October 1, 2021.  
 
As a result, staff recommends a phased approach. The proposed amendments for Planning 
Commission consideration at this time include restrictive regulations to prepare for State pre-
emption as a stopgap to mitigate impacts to the community: 

• Restricting IADUs to Lots greater than 6,000 square feet  

• Requiring one parking space per IADU in addition to the parking requirement for the 
Single-Family Dwelling 

• Requiring an Administrative Permit for IADUs  
o Requiring additional Administrative Conditional Use review for IADUs proposed 

for a Single-Family Dwelling designated Significant or Landmark on the Park City 
Historic Sites Inventory to ensure compliance with the Historic District Design 
Guidelines and to mitigate impacts in the Historic Districts 

• Requiring the property owner live on site 

• Prohibiting sale of the IADU separate from the Single-Family Dwelling 

• Prohibiting Nightly Rentals in the Single-Family Dwelling and IADU 

• Requiring a deed restriction outlining prohibitions on Nightly Rentals 

• Requiring notice to the Homeowner Association 

• Outlining a permit revocation process for non-compliance 

Staff proposes returning to the Planning Commission on October 13 and November 10 for 
continued discussion and public input to implement a second phase of Accessory Apartment 
amendments tailored to Park City neighborhoods based on the values, goals, objectives, and 
strategies identified in the Park City General Plan, Vision 2020, public input, and Planning 
Commission and City Council input, to achieve the City’s goals that have been in motion since 
2018.  
 
Background 
Amendments to Accessory Apartment regulations are part of the City’s Adopted Housing 

Assessment and Plan to attain the goal of 800 Affordable Units by 2026.  

On November 17, 2016, the City Council adopted HA 01-2016, A Resolution Establishing an 

Affordable Housing Production Goal for the Park City Housing Authority. The Resolution states 
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https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
https://www.parkcity.org/Home/ShowDocument?id=69464
https://le.utah.gov/~2021/bills/static/HB0082.html
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/parkcity/resolutions/documents/HA%2001-2016.pdf


“[t]he Mayor and City Council do hereby proclaim an affordable housing goal of 800 units by 

2026 with an interim goal of 220 units by 2020.” The purposes of this goal include promoting a 

range of affordable, quality housing opportunities within Park City for persons of all economic 

levels, meeting the socio-economic needs of those who live and work here, maintaining a 

community with a broad diversity of owner-occupied and rental housing types, and promoting 

energy-efficient, environmentally sensitive housing that blends with the City’s natural 

environment.  

To date, 133 affordable units are completed, and 372 units are in development. To attain the 

goal of 800 affordable units by 2026, 295 affordable units must be constructed.  

To help achieve the housing goal, the City Council directed Planning staff to identify barriers 

within the Land Management Code (LMC) to affordable housing development, and to amend the 

LMC to incentivize private development and public-private partnerships for the development of 

affordable housing.1  

In 2018, Planning staff began evaluating LMC regulations for Accessory Apartments—dwelling 

units within or attached to a Single-Family Dwelling or detached garage—to identify barriers to 

development to help address the need for affordable long-term rentals in the community.  

On July 12, 2018, the City Council directed staff to pursue Accessory Apartment amendments 

and to return with a list of options to remove barriers, including the possibility of removing 

parking requirements in exchange for recordation of a deed restriction capping the Accessory 

Apartment rent to an affordable rate (Staff Report; Minutes, p. 3 – 4). 

On November 7, 2019, the City Council adopted the 2020 Housing Assessment and Plan. Goal 

3 was in part to amend the Land Management Code to incentivize the construction and rental of 

affordable Accessory Apartments through reduced parking requirements (Staff Report; Minutes, 

p. 16).  

To explore possible amendments, the City hired a consultant to further assess incentives to 

Accessory Apartment development. On May 6, 2020, Sudbury Consulting, LLC submitted an 

Accessory Apartment Unit Policy Research Report. The report recommends eliminating 

restrictions, establishing by-right approval for projects that meet certain standards, reducing 

application and impact fees, partnering with local banks to explore financing programs, and 

creating user-friendly manuals, materials, workshops, and technical assistance for community 

members.   

On June 24, 2020, the Planning Commission reviewed the consultant’s report, conducted a 

work session, and expressed support to: 

• Allow Accessory Apartments in the Community Transition Zoning District 

 
1 In February of this year, the City Council adopted Ordinance No. 2021-10, to enact Affordable Master 

Planned Developments, developments that qualify for reduced open space, setbacks, and parking 
restrictions, and increased height, for projects wherein at least 50% of the Residential Unit Equivalents 
are deed restricted to be affordable to those at 80% AMI (Staff Report; Minutes, p. 18). 
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/211515/Affordable_Accessory_Apartments_-_LMC_Amendments.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_5f2906991f2ade21fdd30279260cac71.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=64943
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/464758/City_Council_SB_34_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_9060a3a915b862e3ac65fe74a90bfff2.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/612498/ADU_Policy_Memo_v.3.pdf
https://www.parkcity.org/home/showpublisheddocument/69668/637504462804330000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/834589/Affordable_Master_Planned_Development_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_017831d1706313e330374017b2efd68b.pdf&view=1


• Expand the Land Management Code to allow detached Accessory Dwelling Units in 

some Zoning Districts 

• Extend the minimum rental timeline from 31 days to 90 days 

• Reduce the minimum square footage to as low as 280 square feet 

• Evaluate the proximity prohibitions and eliminate them in certain Zoning Districts (Staff 

Report; Minutes, p. 9). 

On November 19, 2020, the City Council adopted the 2021 Update to the Housing Assessment 

and Plan. Goal 2 of the Plan is to complete the Accessory Apartment amendments and to allow 

detached Accessory Dwelling Units in appropriate neighborhoods by the end of 2021 (Staff 

Report; Minutes, p. 7).  

State Pre-Emption Disrupted the City’s Plans. 

On December 30, 2020, the Utah Legislature made H.B. 82 Single-Family Housing 

Modifications available to the public. The first draft, sponsored by Representative Raymond 

Ward and Senator Jacob Anderegg, prohibited cities from establishing limitations on the size of 

an Accessory Dwelling Units or from requiring additional parking. The Legislature considered 

five substitute bills, and each created more autonomy for cities.  

On March 16, 2021, the Governor signed the 5th Substitute of H.B. 82, which allows property 

owners of Single-Family Dwellings in primarily residential Zoning Districts to create an Internal 

Accessory Dwelling Unit (IADU) within the footprint of an existing Single-Family Dwelling in 

certain circumstances.  

H.B. 82, codified in Utah Code Chapter 10-9a, establishes the following: 

• An IADU is created within the footprint of an existing Single-Family Dwelling occupied as 

a primary residence by the owner of record, that is offered for long-term rental of 30 

consecutive days or longer2  

• Cities may not establish restrictions or requirements for IADUs regarding  

o the size of the IADU in relation to the Single-Family Dwelling,  

o the total lot size, or  

o street frontage3 

• Cities may  

o prohibit the installation of a separate utility meter for an IADU,  

o require that the IADU be designed in a manner that does not change the 

appearance of the Single-Family Dwelling 

o require one additional on-site parking space for an IADU 

o require replacement of parking spaces contained within a garage if an IADU is 

created within the garage 

o require the owner of the Single-Family Dwelling to obtain a permit or license to 

rent the IADU 

 
2 Utah Code § 10-9a-530(1)(a). 
3 Utah Code § 10-9a-530(2). 
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/623501/ADUs_Planning_Commission_Work_Session_Staff_Report_final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/623501/ADUs_Planning_Commission_Work_Session_Staff_Report_final.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_d17ec5dbff23e35feb9601a18205a167.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=69464
https://www.parkcity.org/Home/ShowDocument?id=69464
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/750953/2021_Park_City_MIHP_update_staff_report_FINAL.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/750953/2021_Park_City_MIHP_update_staff_report_FINAL.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_4591ae50e803885881b20f5e12448af7.pdf&view=1
https://le.utah.gov/~2021/bills/static/HB0082.html
http://house.utah.gov/rep/WARDR/
http://house.utah.gov/rep/WARDR/
https://senate.utah.gov/sen/ANDERJL/
https://le.utah.gov/~2021/bills/static/HB0082.html
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S530.html?v=C10-9a-S530_2021050520211001
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S530.html?v=C10-9a-S530_2021050520211001


o prohibit IADUs in an area equivalent to 25% of the total area zoned for primarily 

residential use 

o prohibit the creation of an IADU if the Single-Family Dwelling is served by a 

failing septic tank 

o prohibit IADUs for lots 6,000 square feet or less 

o prohibit the rental for less than 30 consecutive days 

o prohibit rental of the IADU if the Single-Family Dwelling is not occupied as the 

owner’s primary residence4 

o hold a lien against a property that contains an IADU that violates the code5 

o require recordation of restrictions regarding the IADU with the County Recorder’s 

Office6  

In addition to pre-empting municipalities, H.B. 82 pre-empts certain Homeowner 

Association regulations. 

Effective October 1, 2021, H.B. 82 prohibits a Homeowner Association formed under the 

Community Association Act from restricting or prohibiting the owner of a residential Lot from 

constructing or renting an IADU that complies with local land use regulations and building, 

health, and fire codes.7 

The Planning Commission reviewed Accessory Apartment regulations in the context of 

State pre-emption and provided input.  

On April 28, 2021, the Planning Commission conducted a work session on H.B. 82 and the 

impacts the State pre-emption will have on current Accessory Apartment regulations and on the 

LMC amendments that are in progress (Staff Report; Minutes, p. 14).  

Staff requested input regarding whether the City should prohibit IADUs from primarily residential 

Historic Zoning Districts or any other area that is 25% or less of the total primarily residential 

Zoning Districts. 

• The Planning Commission recommended allowing IADUs in primarily residential Zoning 

Districts without limitation 

Staff requested input regarding whether the City should prohibit IADUs for lots with 6,000 

square feet or less. 

• The Planning Commission recommended allowing IADUs on lots of all sizes within 

primarily residential Zoning Districts 

Staff requested input on whether the City should require the property owner to live on site to 

rent an IADU. 

 
4 Utah Code § 10-9a-530(4) 
5 Utah Code § 10-9a-530(5) 
6 Utah Code § 10-9a-530(6) 
7 Utah Code § 57-8a-209 and § 57-8a-218. 
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/900060/ADU_Staff_Report_4.22.21.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_3791e114a9186a01c1ed17346e86cfdf.pdf&view=1
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S530.html?v=C10-9a-S530_2021050520211001
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S530.html?v=C10-9a-S530_2021050520211001
https://le.utah.gov/xcode/Title10/Chapter9A/10-9a-S530.html?v=C10-9a-S530_2021050520211001
https://le.utah.gov/xcode/Title57/Chapter8A/57-8a-S209.html?v=C57-8a-S209_2021050520211001
https://le.utah.gov/xcode/Title57/Chapter8A/57-8a-S218.html?v=C57-8a-S218_2021050520211001


• Some Commissioners recommended considering long-term rental requirements for the 

Single-Family Dwelling rather than requiring the property owner to live on site, while 

others voiced preference for requiring the property owner to live on site.  

The Commission also raised the following: 

• What is the City doing to address rental needs for those below 80% AMI, specifically for 

those at 30 or 40% AMI? The Commission encouraged staff to look to other 

communities for inspiration.  

• How will the City track IADU compliance to ensure IADUs do not become Nightly 

Rentals?  

• Is the goal to increase the Accessory Apartment stock, or to increase affordable 

Accessory Apartment stock?  

• Is market-rate rent for an Accessory Apartment comparable to an affordable rent?  

In addition to City Council and Planning Commission input to date, staff continues to evaluate: 

• Market-rate rent compared with rents capped at 80% AMI or below 

• Detached Accessory Dwelling Units in certain Zoning Districts 

• Potential residential parking permits to mitigate parking impacts in certain neighborhoods 

• Reductions for parking for affordable Accessory Apartments near transit  

• Impacts for reducing requirements that owners live on-site 

• Impacts to Single-Family Dwellings designated Significant or Landmark on the Park City 

Historic Sites Inventory that may be exempt from parking requirements and impacts to 

the Historic Districts  

• Impacts to allowing Accessory Apartments for Single-Family Dwellings that are deed 

restricted to protect affordability 

• Tracking Accessory Apartments and IADUs for compliance with long-term rental 

requirements 

Staff is also seeking public input and thanks the community members who have requested 

additional information and have provided input to date. Staff encourages continued public 

participation and is working to create an online survey that will be available September 20 – 

November 4. The results will be presented to the Planning Commission prior to the 

Commission’s recommendation to City Council on November 10 for the second phase of 

amendments.   

Analysis 
Staff recommends the Planning Commission consider forwarding a positive 

recommendation for City Council’s consideration for stopgap Land Management Code 

amendments to prepare for State pre-emption.  

The City has considered Accessory Apartments an avenue to address affordable housing needs 

since 1994 and has carefully crafted land use regulations to ensure Accessory Apartments are 

appropriately located and integrated into neighborhoods, mitigating impacts.   
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On February 3, 1994, the City Council adopted Resolution No. 3-94 to establish priorities and 

identified affordable housing and accessory units as a top priority. On February 17, 1994, the 

City Council adopted Ordinance No. 94-4 to establish Accessory Apartments in the Land 

Management Code (LMC) (Exhibit B). The original regulations established Accessory 

Apartments—apartments within or additions to Single-Family Dwellings or detached garages—

as an allowed use in residential Zoning Districts and a conditional use in Historic residential 

Zoning Districts.  

The purpose of Accessory Apartments outlined in the 1994 LMC was to 

encourage accessory apartments as an affordable housing opportunity 

while protecting the existing quality of life found in single-family zones 

throughout the community. While preservation of the single-family zone is 

of paramount importance, increasing affordable housing opportunities will 

benefit the community in its entirety. 

The 1994 Accessory Apartment code was restrictive and only allowed Accessory Apartments 

between 400 and 800 square feet that were no more than one-quarter the size of the Single-

Family Dwelling, capped Accessory Apartments to three within a 300-foot radius, and required:  

• a parking space for each bedroom 

• the property owner to live on site 

• at least a six-month rental term for the Accessory Apartment  

• recordation of a deed restriction that terminated with the sale or transfer of property, 

requiring each property owner to re-apply for an Accessory Apartment permit 

• a one-year review for each Accessory Apartment permit to evaluate complaints 

In 2002, the City Council adopted Ordinance No. 02-07, adopting a comprehensive and 

substantive revision to the LMC (Exhibit C). Accessory Apartment regulations were loosened: 

• Accessory Apartments could be one-third of the size of the Single-Family Dwelling, up to 

1,000 square feet, but capped at two bedrooms 

• The driveway length required for tandem parking was reduced 

• The rental term of Accessory Apartments was reduced from six months to 30 days or 

more 

In 2007, the City Council adopted Ordinance No. 07-49 to amend Accessory Apartment 

regulations to: 

• Allow approvals and recorded deed restrictions to run with the land  

• Prohibited Nightly Rental of both the Single-Family Dwelling and Accessory Apartment 

• Allowed the Planning Department to impose reasonable conditions to mitigate any 

impacts to the surrounding neighborhood 

• Removed the required one-year review (Exhibit D) 
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Before implementing reduced regulations to the existing carefully crafted code, staff 

recommends stopgap Internal Accessory Dwelling Unit (IADU) amendments while further 

amendments are considered in October and November. The stopgap amendments include the 

following: 

Amend § 15-15-1 Definitions and § 15-15-2 Defined Terms to distinguish Accessory 

Apartments and IADUs and to define the term IADU: 

ACCESSORY APARTMENT. A self-contained Apartment, with cooking, sleeping, and 

sanitary facilities, created either by converting part of and/or by adding on to a Single-

Family Dwelling or detached garage. Accessory Apartments do not increase the 

residential Unit Equivalent of the Property and are an Accessory Use to the primary 

Dwelling. 

. . . .  

INTERNAL ACCESSORY DWELLING UNIT. An accessory dwelling unit created within 

the Building Footprint of a Single-Family Dwelling that is occupied as the primary 

residence of the owner of record and for the purpose of offering a long-term rental of 30 

consecutive days or longer. 

Amend the Use Table to establish IADUs as Allowed Uses in the following primarily 

residential Zoning Districts, with Single-Family Dwellings designated Significant or 

Landmark on the Historic Sites Inventory an Administrative Conditional Use: 

§ 15-2.1 Historic Residential – Low Density  

§ 15-2.1 Historic Residential – 1 

§ 15-2.3 Historic Residential – 2 

§ 15-2.4 Historic Residential – Medium Density 

§ 15-2.9 Rural Estate 

§ 15-2.10 Estate 

§ 15-2.11 Single Family 

§ 15-2.12 Residential – 1 

§ 15-2.13 Residential Development 

§ 15-2.14 Residential Development – Medium Density 

§ 15-2.15 Residential – Medium Density 

Enact § 15-4-7.1, Internal Accessory Dwelling Units, to mirror certain Accessory 

Apartment regulations for IADUs, to distinguish Accessory Apartments and IADUs, to 
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establish a staff-level Administrative Permit review, and to restrict IADUs to the extent 

allowed pursuant to H.B. 82 as a stopgap while further amendments are finalized: 

15-4-7.1 Internal Accessory Dwelling Units 
Internal Accessory Dwelling Units are subject to the following criteria: 
 
A. CRITERIA FOR USE. 

1. SIZE. One Internal Accessory Dwelling Unit may be constructed on a Lot that is 6,000 

square feet or greater and contains one Single-Family Dwelling subject to Zoning and 

this Section. 

2. PARKING. One (1) Parking Space per Internal Accessory Dwelling Unit must be 

provided in addition to the existing requirement for the Single-Family Dwelling. Parking 

Spaces for Internal Accessory Dwelling Units need not be covered and may be provided 

in tandem subject to one of the following criteria: 

a. One (1) Parking Space for an Internal Accessory Dwelling Unit may be 

provided in tandem if the existing driveway length equals or exceeds twenty-five 

feet (25’) as measured from the Property Line. Parking is permitted only within 

approved garages and on paved driveways.  

b. One (1) Parking Space for an Internal Accessory Dwelling Unit may be 

provided in tandem in an effort to preserve existing Significant Vegetation and 

when all other parking alternatives are undesirable.  

c. Historic District Zones. One (1) tandem Parking Space, parking one vehicle 

behind another, for an Internal Accessory Dwelling Unit proposed in any 

residential Historic District Zone may be provided when the Applicant has 

secured a Conditional Use permit and the Planning Commission has made the 

following findings: 

1. Tandem Parking will not create an undue hardship for the 

neighborhood. 

2. Other parking options are less desirable than the proposed tandem 

space. 

3. Reasonable efforts, such as automatic garage door openers, lease 

provisions and/or limitation of garage storage, have been made to 

encourage the Use of all Off-Street Parking. 

3. SINGLE-FAMILY DWELLINGS DESIGNATED SIGNIFICANT OR HISTORIC ON 

THE PARK CITY HISTORIC SITES INVENTORY. Internal Accessory Dwelling Units are 

an Administrative Conditional Use for Single-Family Dwellings designated Significant or 

Historic on the Park City Historic Sites Inventory. The Planning Department shall review 

Internal Accessory Dwelling Units proposed for Single-Family Dwellings designated 

Significant or Landmark on the Park City Historic Sites Inventory for compliance with 
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Chapter 15-13 Design Guidelines for Historic Districts and Sites and Section 15-1-10(E), 

Conditional Use Permit Criteria.   

4. REQUIREMENTS FOR REVIEW. The Applicant for an Internal Accessory Dwelling 

Unit must submit a floor plan, architectural elevations, and Site plan showing any 

proposed changes to the Structure or Site.  

5. OWNERSHIP. The Single-Family Dwelling shall be occupied by the Owner and the 

Internal Accessory Dwelling Unit shall not be sold separately.  

6. DEED RESTRICTION. A deed restriction “Notice to Purchaser” must be filed with the 

County Recorder, which states: 

“A permit for an Internal Accessory Dwelling Unit was issued to ___________________, 

the current Owner of this Property on _______________. This permit runs with the land 

and is automatically transferred to the new owner by the sale or transfer of this Property, 

provided however, if the Use by the new Owner does not continue to comply with the 

conditions of approval, the permit may be invalidated by the Planning Department 

pursuant to Section 15-4-7.1XX. Prospective purchasers should be advised that only 

one (1) unit on the Property may be rented; the other must be occupied by the Owner.  

The Owner shall strictly adhere to all the conditions of approval and the prohibition of the 

rental of either Dwelling Unit for short term rentals of less than thirty (30) days.” 

7. NIGHTLY RENTALS. Neither the Single-Family Dwelling or Internal Accessory 

Apartment may be rented for periods of time less than thirty (30) days. 

8. HOMEOWNERS ASSOCIATION NOTIFICATION. All Internal Accessory Dwelling 

Units shall be subject to the Homeowners Association notification requirements 

established in Section 15-1-12(F).  

B. REVIEW. Applicants shall submit a complete Administrative Permit application to the 

Planning Department for an Internal Accessory Dwelling Unit and pay the Application fee as 

established by the fee schedule. The Planning Department shall review and take Final Action on 

applications for Internal Accessory Dwelling Units pursuant to Section 15-1-8.  

C. PERMIT REVOCATION. The Planning Department may revoke an Administrative Permit for 

an Internal Accessory Dwelling Unit for non-compliance with the criteria of this Section. The 

permittee may appeal the determination pursuant to Section 15-1-18.  

Department Review 
The Development Review Committee and Planning, Engineering, and Legal Departments 
reviewed this application.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website on September 1, 
2021. Staff mailed courtesy notice to property owners within primarily residential  
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Zoning Districts on September 1, 2021. The Park Record published notice on September 1, 
2021.8  
 
Public Input 
Staff received several calls and emails from interested community members, but no formal input 
was submitted when this report was published.  
 
Alternatives  

• The Planning Commission may forward a positive recommendation to the City Council;  

• The Planning Commission may forward a negative recommendation to the City Council;  

• The Planning Commission may request additional information and continue the 
discussion to a date certain.  

 
Exhibits 
Exhibit A: Draft Ordinance 
Exhibit B: Ordinance No. 94-4 
Exhibit C: Ordinance No. 02-07 
Exhibit D: Ordinance No. 07-49 
 

 

 
8 LMC § 15-1-21.  
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ORDINANCE NO. 2021-XX 

AN ORDINANCE AMENDING PRIMARILY RESIDENTIAL ZONING DISTRICTS  
IN THE LAND MANAGEMENT CODE SECTIONS § 15-2.1-2; § 15-2.2-2; § 15-2.3-2;  

§ 15-2.4-2; § 15-2.9-2; § 15-2.10-2; § 15-2.11-2; § 15-2.12-2; § 15-2.13-2; § 15-2.14-2;  
§ 15-2.15-2; § 15-15-1; and § 15-15-2 AND ENACTING SECTION 15-4-7.1,  

INTERNAL ACCESSORY DWELLING UNITS 
 

WHEREAS, the Utah Legislature enacted the 5th Substitute of H.B. 82 Single-Family 

Modifications; 

WHEREAS, on March 16, 2021, the Governor signed H.B. 82; 

WHEREAS, on October 1, 2021, H.B. 82 pre-empts certain municipal regulations 

regarding what the state defines as Internal Accessory Dwelling Units, an accessory dwelling 

unit created within the Building Footprint of a Single-Family Dwelling that is occupied as the 

primary residence of the owner of record and for the purpose of offering a long-term rental of 30 

consecutive days or longer; 

WHEREAS, the City has allowed Accessory Apartments—dwelling units within a Single-

Family Dwelling, attached to a Single-Family Dwelling, or added to a detached garage—in most 

primarily residential Zoning Districts since 1994;  

WHEREAS, the City is in the process of amending land use regulations for Accessory 

Apartments to incentivize private development of affordable units; 

WHEREAS, Land Management Code amendments regarding Internal Accessory 

Dwelling Units are proposed as a stopgap to prepare for State pre-emption while the final 

Accessory Apartment amendments are reviewed by the Planning Commission with public 

hearings in October, and November, and the City Council in December;  

WHEREAS, the Planning Commission duly noticed and conducted a public hearing on 

September 15, 2021 and forwarded a ______________ recommendation to City Council; 

WHEREAS, the City Council duly noticed and conducted a public hearing on September 

23, 2021.  

NOW, THEREFORE, BE IT ORDAINED by the City Council of Park City, Utah, as follows: 

SECTION 1. AMEND MUNICIPAL CODE OF PARK CITY, LAND MANAGEMENT CODE TITLE 

15. The recitals above are incorporated herein as findings of fact. Municipal Code of Park City § 

15-2.1-2; § 15-2.2-2; § 15-2.3-2; § 15-2.4-2; § 15-2.9-2; § 15-2.10-2; § 15-2.11-2; § 15-2.12-2; § 

15-2.13-2; § 15-2.14-2; § 15-2.15-2; § 15-15-1; and § 15-15-2 are hereby amended as outlined 

in Attachment 1. Section 15-4-7.1 Internal Accessory Dwelling Units is hereby enacted as 

outlined in Attachment 1.  

SECTION 2. EFFECTIVE DATE. This Ordinance shall be effective upon publication.  

 PASSED AND ADOPTED this 23rd day of September 2021.  
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       PARK CITY MUNICIPAL CORPORATION 

 

       ___________________________________ 
       Andy Beerman, Mayor 
 
 
Attest: 
 
 
_______________________ 
City Recorder 
 
 
 
Approved as to form: 
 
 
_______________________ 
City Attorney’s Office 
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ATTACHMENT 1 1 

15-2.1-2 Uses 2 

Uses in the HRL District are limited to the following:  3 

A. ALLOWED USES. 4 

1. Single Family Dwelling 5 

2. Home Occupation 6 

3. Child Care, In-Home Babysitting 7 

4. Child Care, Family1 8 

5. Child Care, Family Group1  9 

6. Accessory Building and Use 10 

7. Conservation Activity 11 

8. Agriculture 12 

9. Residential Parking Area or Structure with four (4) or fewer spaces  13 

10. Internal Accessory Dwelling Unit9 14 

. . . .  15 

(Footnote 9) See Section 15-4-7.1, Internal Accessory Dwelling Units. Single-Family Dwellings 16 

designated Significant or Landmark Historic Sites on the Park City Historic Sites Inventory are 17 

subject to an Administrative Conditional Use Permit.  18 

15-2.2-2 Uses 19 

Uses in the HR-1 District are limited to the following: 20 

A. ALLOWED USES. 21 

1. Single Family Dwelling 22 

2. Lockout Unit1 23 

3. Nightly Rental1  24 

4. Home Occupation 25 

5. Child Care, In-Home Babysitting2 26 
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6. Child Care, Family2 27 

7. Child Care, Family Group2 28 

8. Accessory Building and Use 29 

9. Conservation Activity 30 

10. Agriculture 31 

11. Residential Parking Area or Structure, with four (4) or fewer spaces  32 

12. Internal Accessory Dwelling Unit10 33 

. . . .  34 

(Footnote 10) See Section 15-4-7.1, Internal Accessory Dwelling Units. Single-Family Dwellings 35 

designated Significant or Landmark Historic Sites on the Park City Historic Sites Inventory are 36 

subject to an Administrative Conditional Use Permit.  37 

15-2.3-2 Uses 38 

Uses in the HR-2 District are limited to the following:  39 

A. ALLOWED USES. 40 

1. Single Family Dwelling 41 

2. Lockout Unit1   42 

3. Nightly Rental2  43 

4. Home Occupation 44 

5. Child Care, In-Home Babysitting3 45 

6. Child Care, Family3 46 

7. Child Care, Family Group3  47 

8. Accessory Building and Use 48 

9. Conservation Activity 49 

10. Agriculture 50 

11. Residential Parking Area or Structure with four (4) or fewer spaces 51 

12. Recreation Facility, Private 52 
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13. Internal Accessory Dwelling Unit12 53 

. . . .  54 

(Footnote 12) See Section 15-4-7.1, Internal Accessory Dwelling Units. Single-Family Dwellings 55 

designated Significant or Landmark Historic Sites on the Park City Historic Sites Inventory are 56 

subject to an Administrative Conditional Use Permit.  57 

15-2.4-2 Uses 58 

Uses in the HRM District are limited to the following:  59 

A. ALLOWED USES. 60 

1. Single Family Dwelling 61 

2. Duplex Dwelling 62 

3. Secondary Living Quarters 63 

4. Lockout Unit1 64 

5. Accessory Apartment2 65 

6. Nightly Rental3  66 

7. Home Occupation 67 

8. Child Care, In-Home Babysitting 68 

9. Child Care, Family4   69 

10. Child Care, Family Group4 70 

11. Accessory Building and Use 71 

12. Conservation Activity 72 

13. Agriculture  73 

14. Parking Area or Structure with four (4) or fewer spaces 74 

15. Internal Accessory Dwelling Unit11 75 

. . . .  76 
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(Footnote 11) See Section 15-4-7.1, Internal Accessory Dwelling Units. Single-Family Dwellings 77 

designated Significant or Landmark Historic Sites on the Park City Historic Sites Inventory are 78 

subject to an Administrative Conditional Use Permit.  79 

15-2.9-2 Uses 80 

Uses in the E-40 District are limited to the following: 81 

A. ALLOWED USES. 82 

1. Single Family Dwelling 83 

2. Secondary Living Quarters 84 

3. Lockout Unit1 85 

4. Accessory Apartment2 86 

5. Nightly Rental3 87 

6. Home Occupation 88 

7. Child Care, In-Home Babysitting 89 

8. Child Care, Family4 90 

9. Child Care, Family Group4 91 

10. Accessory Building and Use 92 

11. Conservation Activity 93 

12. Agriculture 94 

13. Raising, grazing of horses 95 

14. Residential Parking Area or Structure, with four (4) or fewer spaces 96 

15. Internal Accessory Dwelling Unit9 97 

. . . .  98 

(Footnote 9) See Section 15-4-7.1, Internal Accessory Dwelling Units. 99 

15-2.10-2 Uses 100 

Uses in the Estate (E) District are limited to the following: 101 

A. ALLOWED USES. 102 
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1. Single Family Dwelling 103 

2. Duplex Dwelling 104 

3. Secondary Living Quarters 105 

4. Lockout Unit1  106 

5. Accessory Apartment2  107 

6. Nightly Rental1,3  108 

7. Home Occupation 109 

8. Child Care, In-Home Babysitting4  110 

9. Child Care, Family4  111 

10. Child Care, Family Group4 112 

11. Accessory Buildings and Uses 113 

12. Conservation Activity 114 

13. Agriculture 115 

14. Raising, grazing of horses 116 

15. Parking Area or Structure with four (4) or fewer spaces 117 

16. Internal Accessory Dwelling Unit12 118 

. . . .  119 

(Footnote 12) See Section 15-4-7.1, Internal Accessory Dwelling Units. 120 

15-2.11-2 Uses 121 

Uses in the SF District are limited to the following: 122 

A. ALLOWED USES.  123 

1. Single Family Dwelling 124 

2. Duplex Dwelling1  125 

3. Secondary Living Quarters2  126 

4. Accessory Apartment3  127 

5. Nightly Rental4  128 
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6. Home Occupation 129 

7. Child Care, In-Home Babysitting5 130 

8. Child Care, Family5 131 

9. Child Care, Family Group5  132 

10. Accessory Building and Use 133 

11. Conservation Activity  134 

12. Agriculture 135 

13. Parking Area or Structure with four (4) or fewer spaces 136 

14. Internal Accessory Dwelling Unit10 137 

. . . .  138 

(Footnote 10) See Section 15-4-7.1, Internal Accessory Dwelling Units. 139 

15-2.12-2 Uses 140 

Uses in the R-1 District are limited to the following: 141 

A. ALLOWED USES. 142 

1. Single Family Dwelling 143 

2. Duplex Dwelling 144 

3. Secondary Living Quarters 145 

4. Lockout Unit1  146 

5. Accessory Apartment2  147 

6. Nightly Rental3  148 

7. Home Occupation 149 

8. Child Care, In-Home Babysitting4  150 

9. Child Care, Family4 151 

10. Child Care, Family Group4 152 

11. Accessory Building and Use 153 

12. Conservation Activity 154 
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13. Agriculture 155 

14. Parking Area or Structure with four (4) or fewer spaces 156 

15. Internal Accessory Dwelling Unit11 157 

. . . .  158 

(Footnote 11) See Section 15-4-7.1, Internal Accessory Dwelling Units. 159 

15-2.13-2 Uses 160 

Uses in the RD District are limited to the following: 161 

A. ALLOWED USES. 162 

1. Single-Family Dwelling 163 

2. Duplex Dwelling 164 

3. Secondary Living Quarters 165 

4. Lockout Unit1  166 

5. Accessory Apartment2  167 

6. Nightly Rental3  168 

7. Home Occupation 169 

8. Child Care, In-Home Babysitting4  170 

9. Child Care, Family4 171 

10. Child Care, Family Group4  172 

11. Accessory Building and Use 173 

12. Conservation Activity Agriculture 174 

13. Parking Area or Structure with four (4) or fewer spaces 175 

14. Recreation Facility, Private 176 

15. Salt Lake City 2002 Winter Olympic Games Olympic Legacy Displays5  177 

16. Food Truck Location16 178 

17. Internal Accessory Dwelling Unit17 179 

. . . .  180 
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(Footnote 17) See Section 15-4-7.1, Internal Accessory Dwelling Units. 181 

15-2.14-2 Uses 182 

Uses in the RDM District are limited to the following: 183 

A. ALLOWED USES. 184 

1. Single Family Dwelling 185 

2. Duplex Dwelling 186 

3. Triplex Dwelling 187 

4. Secondary Living Quarters 188 

5. Lockout Unit1   189 

6. Accessory Apartment2 190 

7. Nightly Rental3  191 

8. Home Occupation 192 

9. Child Care, In Home Babysitting4  193 

10. Child Care, Family4 194 

11. Child Care, Family Group4 195 

12. Accessory Building and Use 196 

13. Conservation Activity 197 

14. Agriculture 198 

15. Parking Area or Structure with four (4) or fewer spaces 199 

16. Recreation Facility, Private 200 

17. Salt Lake City 2002 Winter Olympic Games Olympic Legacy Displays5  201 

18. Food Truck Location14 202 

19. Internal Accessory Dwelling Unit15 203 

. . . .  204 

(Footnote 15) See Section 15-4-7.1, Internal Accessory Dwelling Units. 205 

15-2.15-2 Uses 206 
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Uses in the RM District are limited to the following: 207 

A. ALLOWED USES. 208 

1. Single Family Dwelling 209 

2. Duplex Dwelling 210 

3. Triplex Dwelling 211 

4. Secondary Living Quarters 212 

5. Lockout Unit1  213 

6. Accessory Apartment2  214 

7. Nightly Rental3  215 

8. Home Occupation 216 

9. Child Care, In-Home Babysitting4  217 

10. Child Care, Family4 218 

11. Child Care, Family Group4 219 

12. Accessory Building and Use 220 

13. Conservation Activity 221 

14. Agriculture 222 

15. Bed and Breakfast Inn 223 

16. Parking Area or Structure with four (4) or fewer spaces 224 

17. Internal Accessory Dwelling Unit9 225 

. . . .  226 

(Footnote 9) See Section 15-4-7.1, Internal Accessory Dwelling Units. 227 

15-4-7.1 Internal Accessory Dwelling Units 228 

Internal Accessory Dwelling Units are subject to the following criteria: 229 

A. CRITERIA FOR USE. 230 
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1. SIZE. One Internal Accessory Dwelling Unit may be constructed on a Lot that is 6,000 231 

square feet or greater and contains one Single-Family Dwelling subject to Zoning and 232 

this Section. 233 

2. PARKING. One (1) Parking Space per Internal Accessory Dwelling Unit must be 234 

provided in addition to the existing requirement for the Single-Family Dwelling. Parking 235 

Spaces for Internal Accessory Dwelling Units need not be covered and may be provided 236 

in tandem subject to one of the following criteria: 237 

a. One (1) Parking Space for an Internal Accessory Dwelling Unit may be 238 

provided in tandem if the existing driveway length equals or exceeds twenty-five 239 

feet (25’) as measured from the Property Line. Parking is permitted only within 240 

approved garages and on paved driveways.  241 

b. One (1) Parking Space for an Internal Accessory Dwelling Unit may be 242 

provided in tandem in an effort to preserve existing Significant Vegetation and 243 

when all other parking alternatives are undesirable.  244 

c. Historic District Zones. One (1) tandem Parking Space, parking one vehicle 245 

behind another, for an Internal Accessory Dwelling Unit proposed in any 246 

residential Historic District Zone may be provided when the Applicant has 247 

secured a Conditional Use permit and the Planning Commission has made the 248 

following findings: 249 

1. Tandem Parking will not create an undue hardship for the 250 

neighborhood. 251 

2. Other parking options are less desirable than the proposed tandem 252 

space. 253 

3. Reasonable efforts, such as automatic garage door openers, lease 254 

provisions and/or limitation of garage storage, have been made to 255 

encourage the Use of all Off-Street Parking. 256 
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3. SINGLE-FAMILY DWELLINGS DESIGNATED SIGNIFICANT OR HISTORIC ON 257 

THE PARK CITY HISTORIC SITES INVENTORY. Internal Accessory Dwelling Units are 258 

an Administrative Conditional Use for Single-Family Dwellings designated Significant or 259 

Historic on the Park City Historic Sites Inventory. The Planning Department shall review 260 

Internal Accessory Dwelling Units proposed for Single-Family Dwellings designated 261 

Significant or Landmark on the Park City Historic Sites Inventory for compliance with 262 

Chapter 15-13 Design Guidelines for Historic Districts and Sites and Section 15-1-10(E), 263 

Conditional Use Permit Criteria.   264 

4. REQUIREMENTS FOR REVIEW. The Applicant for an Internal Accessory Dwelling 265 

Unit must submit a floor plan, architectural elevations, and Site plan showing any 266 

proposed changes to the Structure or Site.  267 

5. OWNERSHIP. The Single-Family Dwelling shall be occupied by the Owner and the 268 

Internal Accessory Dwelling Unit shall not be sold separately.  269 

6. DEED RESTRICTION. A deed restriction “Notice to Purchaser” must be filed with the 270 

County Recorder, which states: 271 

“A permit for an Internal Accessory Dwelling Unit was issued to ___________________, 272 

the current Owner of this Property on _______________. This permit runs with the land 273 

and is automatically transferred to the new owner by the sale or transfer of this Property, 274 

provided however, if the Use by the new Owner does not continue to comply with the 275 

conditions of approval, the permit may be invalidated by the Planning Department 276 

pursuant to Section 15-4-7.1XX. Prospective purchasers should be advised that only 277 

one (1) unit on the Property may be rented; the other must be occupied by the Owner.  278 

The Owner shall strictly adhere to all the conditions of approval and the prohibition of the 279 

rental of either Dwelling Unit for short term rentals of less than thirty (30) days.” 280 

7. NIGHTLY RENTALS. Neither the Single-Family Dwelling or Internal Accessory 281 

Apartment may be rented for periods of time less than thirty (30) days. 282 
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8. HOMEOWNERS ASSOCIATION NOTIFICATION. All Internal Accessory Dwelling 283 

Units shall be subject to the Homeowners Association notification requirements 284 

established in Section 15-1-12(F).  285 

B. REVIEW. Applicants shall submit a complete Administrative Permit application to the 286 

Planning Department for an Internal Accessory Dwelling Unit and pay the Application fee as 287 

established by the fee schedule. The Planning Department shall review and take Final Action on 288 

applications for Internal Accessory Dwelling Units pursuant to Section 15-1-8.  289 

C. PERMIT REVOCATION. The Planning Department may revoke an Administrative Permit for 290 

an Internal Accessory Dwelling Unit for non-compliance with the criteria of this Section. The 291 

permittee may appeal the determination pursuant to Section 15-1-18.  292 

15-15-1 Definitions 293 

. . . .  294 

ACCESSORY APARTMENT. A self-contained Apartment, with cooking, sleeping, and 295 

sanitary facilities, created either by converting part of and/or by adding on to a Single-296 

Family Dwelling or detached garage. Accessory Apartments do not increase the 297 

residential Unit Equivalent of the Property and are an Accessory Use to the primary 298 

Dwelling. 299 

. . . . 300 

INTERNAL ACCESSORY DWELLING UNIT. An accessory dwelling unit created within 301 

the Building Footprint of a Single-Family Dwelling that is occupied as the primary 302 

residence of the owner of record and for the purpose of offering a long-term rental of 30 303 

consecutive days or longer. 304 

 15-15-2 List Of Defined Terms 305 

. . . . 306 

27



-I- 307 

Impact Analysis 308 

Impervious Surface 309 

Inaction 310 

Incidental Retail Sales 311 

Indoor Entertainment Facility 312 

Internal Accessory Dwelling Unit 313 

. . . . 314 
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Ordinance No. 02-07 

AN ORDINANCE APPROVING A COMPREHENSIVE 
AND SUBSTANTIVE RE-WRITE OF THE LAND MANAGEMENT CODE 

OF PARK CITY, UTAH, SPECIFICALLY FOR: 
CHAPTER 4- HISTORIC DISTRICT COMMISSION 

CHAPTER 6- PLANNING AND ZONING ADMINISTRATION, 
CHAPTER 8-SUPPLEMENTAL REGULATIONS, 

CHAPTER 10- MASTER PLANNED DEVELOPMENTS 
CHAPTER 11- MASTER PLANNED DEVELOPMENTS- AFFORDABLE HOUSING 

CHAPTER 14- DAYCARE REGULATIONS 
TITLE 15, CHAPTER 1- GENERAL PROVISIONS 

TITLE 15, CHAPTER 15- DEFINITIONS 
AS RENUMBERED AND INCLUDED IN THE BODY OF THE 

MUNICIPAL CODE AS FOLLOWS: 
CHAPTER 6 BECOMES TITLE 15, CHAPTER 14 

CHAPTERS 8 AND 14 ARE COMBINED TO BECOME TITLE 15, CHAPTER 4 
CHAPTERS 10 AND 11 ARE COMBINED TO BECOME TITLE 15, CHAPTER 6 

CHAPTER 4 BECOMES TITLE 15, CHAPTER 11 
AND ADOPTING THE ZONING MAP OF PARK CITY DATED 5-01. 

WHEREAS, the Land Management Code is designed and enacted t 
implement the objectives of the Park City General Plan; to protect the general health, 
safety, and welfare of Park City's citizen's and property owners; to maintain the quality o 
life and experience for its residents and visitors; and to preserve the community's uniqu 
character and values; 

WHEREAS, in January of 1998 the City Council directed staff to undertak 
a comprehensive and substantive re-write of the Land Management Code; 

WHEREAS, the City is in the process of a comprehensive rewrite of the entir4 
Land Management Code to reorganize the document's structure, clarify and resolv' 
inconsistencies, update regulations to be consistent with the General Plan, and provid' 
self-contained and user-friendly Chapters; I 

i 

WHEREAS, the Planning Commission duly noticed and conducted sever~I 
public hearings at its regularly scheduled meetings, on January 24, February 28, June 1 ~ 
and 22, and November 14, 2001 and forwarded to City Council a positive recommendatio1' 
on Chapters 4, 6, 8, 10, 11, and 14, with additional changes to previously amende 
Chapters 15-1 and 15-15; 

WHEREAS, the City Council duly noticed and conducted public hearings _It 
its regularly scheduled meetings on November 29, 2001 and April 25 and May 23, 2001 
; and 
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WHEREAS it is in the best interest of the residents of Park City, Utah tQ 
amend the Land Management Code and adopt the most current zoning map, to b~ 
consistent with the General Plan and the values and identified goals of the Park Citt 
community, to protect health and safety, to maintain the quality of life for its residents; and 
to preserve the community's unique character. i 

! 

NOW, THEREFORE, BE IT ORDAINED by the City Council of Park Cityl 
Utah as follows: i 

I 

I 

SECTION 1. AMENDMENT TO CHAPTER 6 OF THE LAND MANAGEMENi 
CODE. Chapter 6 is hereby deleted and replaced by LMC Title 15, Chapter 14 attache~ 
hereto as Exhibit A. Any conflicts or cross-references from other provisions of the LMC t 
Chapter 6 shall be resolved by the Community Development Director. Defined terms i 
Title 15, Chapter 14 shall be defined in accordance with the LMC, Title 15, Chapter 15. I 

SECTION 2. AMENDMENT TO CHAPTERS 8 AND 14 OF THE LAN 
MANAGEMENT CODE. Chapters 8 and 14 are hereby deleted and replaced by LMC Titl 
15, Chapter 4 attached hereto as Exhibit B. Any conflicts or cross-references from othe 
provisions of the LMC to Chapter 8 and 14 shall be resolved by the Communit 
Development Director. Defined terms in Title 15, Chapter 4 shall be defined in accordanc 
with the LMC, Title 15, Chapter 15. 

! 

SECTION 3. AMENDMENT TO CHAPTERS 10 AND 11 OF THE LAN 
MANAGEMENT CODE. Chapters 10 and 11 are hereby deleted and replaced by LMC Titl 
15, Chapter 6 attached hereto as Exhibit C. Any conflicts or cross-references from othe 
provisions of the LMC to Chapters 10 and 11 shall be resolved by the Community 
Development Director. Defined terms in Title 15, Chapter 6 shall be defined in accordanc~ 
with the LMC, Title 15, Chapter 15. i 

SECTION 4. AMENDMENTS TO TITLE 15 CHAPTER 1 OF THE REVISE 
LAND MANAGEMENT CODE. Title 15, Chapter 1- General Provisions, is hereby revise . 
to include Section 15-1-13, Completion of Site Improvement Work Prior to the Approval at 
Plats or Issuance of Certificates of Occupancy, as stated on attached hereto Exhibit D and 
as deleted from Chapter 8. Any conflicts or cross references from other provisions in th~ 
LMC to Section 8.21 of Chapter 8 shall be resolved by the Community Developmen 
Director. Defined terms in Section 15-1-13 shall be defined in accordance with the LMC 
Title 15, Chapter 15. 

1 

I 
SECTION 5. AMENDMENTS TO TITLE 15. CHAPTER 15 OF THE REVISEq 

LAND MANAGEMENT CODE. Title 15, Chapter 15- Definitions, is hereby revised t1 
include new definitions and revised definitions as stated on attached hereto Exhibit E. · 
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I 

I 

SECTION 6. AMENDMENT TO CHAPTER4 OF THE LAND MANAGEMEN~ 
CODE. Chapter 4 is hereby deleted and replaced by LMC Title 15, Chapter 11 attache 
hereto as Exhibit F. Any conflicts or cross-references from other provisions of the LMC tq 
Chapter 4 shall be resolved by the Community Development Director. Defined terms irl 
Title 15, Chapter 11 shall be defined in accordance with the LMC, Title 15, Chapter 15. I 

i 
i 

SECTION 7. ADOPTION OF THE ZONING MAP DATED 5-01. The Par~ 
City Zoning Map, dated May 2001, is hereby adopted as presented at the May 23, 2002 
Council Meeting. ' 

SECTION 8. EFFECTIVE DATE. This Ordinance shall be effective upo~ 
publication. 

PASSED AND ADOPTED this 23 rd day of May 2002 

PARK CITY MUNICIPAL CORPORATION 

Mayor Dana Williams 
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P
ARK CITY MUNICIPAL CODE - TITLE 15 LMC, Chapter 14 - Zoning Administration 
and Enforcement 15-li4-1 
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TITLE 15 - LAND MANAGEMENT CODE (LMC) 
CHAPTER 14-ZONING ADMINISTRATION AND 

ENFORCEMENT 

Chapter adopted by Ordinance No. OJ-

CHAPTER 14-ZONING 
ADMINISTRATION AND 
ENFORCEMENT. 

15-14-1. ADMINISTRATION AND 
ENFORCEMENT. 

The provisions of this Ordinance shall be 
administered by the Community 
Development Department under the 
supervision of the City Manager, or the 
Mayor. in the absence of the City Manager. 
The Community Development Director 
shall, when deemed appropriate, recommend 
legal action to the City Council in order to 
enforce this Code or other land use related 
ordinances or regulations. The Community 
Development Director, under the 
supervision of the City Manager or the 
Mayor, in the absence of the City Manager, 
shall determine when violations exist, when 
a development is in substantial compliance 
with this Code, m 1?Vhen strict compliance 
should be demanded or excttsed, or other 
enforcement actions taken. The failure of 
any person to property interpret or apply this 
code or any provision of it shall not operate 

Draft - 11/29/01 

' 

to waive or estop the City from subsequen~ 
enforcement action. Permits issued in i 

i 

violation of this Ordinance shall have no I 

force or effect and persons knowingly or I 

negligently building under improperly issu~d 
permits do so at their own risk. j 

15-14-2. 
PERMITS. 

I 
ZONING AND DUILDINfJ 

i 
I 

Constrnction, alteration, repair, or remo\'all 
of any building 01 strnctm e or any part ! 

thereof, as provided for or as restricted in I 

this ordinance and the Uniform Building ~ 

Code, shall not be commenced except upor~ 
I 

elem ance by the City staff for compliance . 
~ ith this Code and issuance of a building 
permit by the Building Official. I 

15-14-2. OCCUPANCY PERMIT. I 
I 

Land, buildings, or premises in any distric~ 
shall hereafter be used only for a purpose I 
permitted in such a district and in · 
accordance with the appropriate regulationf. 
A pennitcertificate of occupancy shall be 1 

issued by the Building Official to the effec~ 
that the use, building, or premises conform 
to provisions of this and all related 
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ordinances, regulations, and requirements 
prior to occupancy, for any building erected, 
enlarged or altered structurally for the 
occupancy or use of any land. Such a 
per mitcertificate is needed whenever use or 
character of any building or land is to be 
changed. 

15-14-3. INSPECTION. 

The City, through its designated officials, 
shall, upon presentation of evidence of his 
authority, have the right of access to any 
premises at any reasonable hour for the 
purpose of inspecting all buildings and 
structures during the course of their 
construction, modification, or repair, and to 
inspect land uses to determine compliance 
with the provisions of this Code. 

15-14-4. SITE PLAN REQUIRED. 

A detailed site plan, drawn to scale, shall be 
filed with the City. as pmt of any application 
for a bttilding pct mit f01 a pct mittcd ttsc. 
The site plan shall show whc1e pc1tinent. 

(A) Seale and 1101th arrow. 

(B) Lot lines and their dimensions. 

(C) Adjacent streets. roads, rights-of-
way, and easements. 

(D) Location of all existing str ttettu es on 
subject p1ope1ty and adjoining properties, 
completely dimensioned, including ntility 
lines, poles, fences. etc. 

~ Draft - 11129/0 I 

(E) 
i 

(F) Existing and pt oposed gt ading, 
drainage, and landscaping plans. 

(G) Location of proposed constrttction I 
and improvements, inelttding location of aU 
landscape elements tetaining walls, dtainase 
works, and signs. · 

(I I) Motor ~chide access, inelttding 
indi v idttal par king stalls, cir cttlation 
pattetns, ctttb, gntter, and sidewalk and tt~il 
l . I 

ocatton.I 

1 

(I) Necessary e.<planatory notes. 

(J) Name, addtess, and telephone 
nttmber of bttilder and owner. 

(K) Other information which may be 
reqttcsted by the City or in this Code. 

15-14-4. TIME LIMIT. 

Unless there is actual construction and a [ 
permit issued within a period of 180 days I 

from the date of plan approval by the Zonipg 
Administrator, the plan approval for a 1

1 

permitted use shall expire. 
1 

I 
15-14-5. PENAL TIES/ 1 

ENFORCEMENT. 

The provisions of this Code may be enforqed 
by either civil or criminal actions in courts 
of appropriate and competent jurisdiction. I 
Suit may be brought by the City, or by i 
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affected property owners in the manner set 
forth below: 

(A) CRIMINAL CITATIONS. The 
Building Official and other designated City 
officials may, when there is probably cause 
to believe that construction has occurred in 
violation of this ordinance, issue a citation 
and swear out criminal complaints against 
the appropriate individuals and business 
entities. Specific approval from the City 
Council for such misdemeanor citations is 
not required. 

(B) CIVIL ACTIONS. The City, with 
the authorization of the City Council, may 
bring actions for civil and equitable relief, 
including enjoining specific land uses and 
affirmative injunctions. The Building 
Official, Planning Department and other 
designated City Officials may recommend 
such actions at any time to the Council, 
provided that no civil proceeding shall be 
commenced without the specific 
authorization of the Council. 

(C) THIRD PARTY ACTIONS. 
Individuals affected by zoning violations 
within Park City shall have the right to 
maintain private actions to enforce the Code 
without joining the City as a party. 

15-14-6. VIOLATIONS. 

Violations of this Code are Class ''B" 
misdemeanors, and are punishable by a fine 
and/or imprisonment described in the current 
Park City Criminal Code. The officers and 
directors of a corporation shall be 
responsible for the acts committed by that 

~ Draft - 11/29/01 

corporation. Corporations and individuals 
shall be responsible for the acts of their 
agents committed in violation of this 
ordinance if they had knowledge of the act • 
committed, and the owner of the property 1 

and improvements made to it. Each day th~t 
a violation occurs shall constitute a separat¢ 
offense. 
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TITLE E 15 - LAND MANAGEMENT CODE CLMCl 
CHAPTER 4 - SUPPLEMENTAL REGULATIONS 

Chapter adopted by Ordinance No. 00-

CHAPTER 4 - SUPPLEMENTAL 
REGULATIONS. 

15-4 -1. PURPOSE. 

The regulations set forth in this chapter 
qualify or supplement, as the case may be, 
the regulations appearing elsewhere in this 
Code. 

15-4 -2. SUBSTANDARD LOTS. 

Nothing in this Code shttll be eonstrued tts 
preventing the division of approved Md 
platted duplex Lots into separate ovmership 
under the terms of either tt Condominimn 
OVvl'Wrship StruettH'e, tt Plftlmed Unit 
Dcvclop111ettt: ovvnership Structure, or tt 
party wall agreement. No nevv Lots may be 
platted or ercttted by deed which do not 
comply with the minimum Lot si2':e 

requirements established fut that ~one. This 
language is now in individual zoning 
districts and in Chapter 15. 

15-4 -3. REDUCED SITE 
REQUIREMENTS. 

Draft - 11129/01 

I 

=~~~~ 
whieh would prevettt: Building beeausc of l 
the Profit Y ttrd, Rcttr Y ttrd, Md Side Yard 

1 

set baek required by the Z':one in vvhieh the 
Lot is located, Md ttfiY Lot whieh has been 
ttppro·vcd by the City Council prior to the I 

effective dttte of this Code 'vvhich would I 

lines must be met. This l;as already been 
addressed in the non..,confprmiJit use 
chapter arid withthe B().Alyarjar1p<;1 
procedur,e: 
(A) NotwithstMding the above, in the I 

:1:=::~~~~:t 
if reduced put suMtt to this section, then n1 
Side Yard exceptions as provided in Seeti . n 
15 4 14 shall be permitted; Md in the RD ! 

"6ne for single tmit dwellings, ftllmely in J 
Thaynes Canyon Subdi'tision I and II, 

=~::::!!: :c1:::fi~:!:;:;::, n 
(20'), and the Front Yard fer garages shall 
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not be less thttn ten feet (10'), a:nd the Side 
Yard sha:ll be not less tha:n five feet (5') 
ex:eept on Corner Lots. On Comer Lots, the 
Side Y m ds abutting the Street shall not be 
less than ten feet (1 O'), a:n:d the Rear Ya.rd 
may be reduced to ten feet (1 O'). ln the 
Prospector Square Cmnmereial Subdivision, 
Lots 2 to 3 8 it'i the G C :fone, front, side, and 
Rear Y a:rds may be reduced to :fero feet 
ex:eept fur eommcreia:l Lots which front on 
state highvvays. 

This language was incorporated into zorti71g 
districts. 

(B) This section is not ifttended to 
conflict vvith Subsection 15 4 9 nor shall it 
be interpreted as taking precedence over the 
requirements of Subsection 15 4 9. 

This language was incorporated into th(! 
5pecific zoning districts. 

15-4 -4. LOT STANDARDS. 

Ex:eept as may otherwise be provided in this 
Code, no Building permit shall be issued fur 
a Lot unless such Lot shall have Area, 
width, and depth a:s required by the 
regulations fo1· the :fone in which the Lot is 
located, a:t'id the Lot has Frontage en a Street 
sho·vVn as a City Street on the Official Streets 
Master Pla:n, er on private casemeftts 
em'ineeting the Lot to a Street sho·vVfi on the 
Official Streets Ma:ster Pla:n. 

This language was incorporated into the 
specific zoning districts. 

Draft - 11/29/01 

15-4 •5. SALE OR LEASE OF 
REQUIRED SPACE. 

No spa.cc needed to meet the v1idth, yard 
Area, coverage, parking, or ether 
requirements of this Code fur Lot or 
Building ma:y be sold or lea:sed B:"Na:y from 

sueh Lot orBuilding. Th(slaiigµage ha$ 
been deleted as it i$ iupli~dti~~; 

15-4 -6. SALE OF LOTS BELO\¥ 
MINll\iUM SPACE REQUIREI\1ENTS. 

No Parcel of land \Vhieh has less than the 
minimum: 'vVidth a:nd Area reerttirements for 
the district in which it is loea:ted ma:y be 
created from a larger Parcel of land for the 
purpose, -n'hether immediate or future, of 
Building or Development as a Lot. 'this 
lang~age~i.Siiz.Chii5JJi~~i{a~4}~~i 

15-4-27. FENCES, WALLS, 
BERMS, AND/OR HEDGES. 

(A) Fences, walls, berms and hedges 
higher tha:n six: feet (6') may be erected or 
allowed within the buildable Area. provided 
tha:t Aa:ny fence or wall greater than six feet 
(6') in height req\lit~s shall receive 
adminis.ti~tive conditional use approval and 
a Building permit. Fences, walls, berms, and 
hedges shall not exceed four feet ( 4') in 
height within any required Front Yard or 
side Street Side Yard and shall not exceed 
six feet (6') within any required Rear Yard 
or interior Side Yard. Where a Fence or wall 
occurs along a Property Line separating two 
Lots and there is a difference in the Grade of 
the properties, the Fence or wall or hedge 

.. 
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may be erected or allowed to the maximum 
height pennitted on either side of the 
Property Line. 

This language will be incorporated into Tlze 
Design Chapter 9 at a later date. 

(B) RESTRICTIONS ON 
MATERIALS. Chain link Fences are 
prohibited in all zones with the following 
exceptions which must be approved by the 
Community Development Director. 

( 1) For recreational facilities 
such as tennis courts, 

(2) As temporary vegetation 
protection during construction as 
directed by the Community 
Development Department. 

(3) Chain link Fences may be 
permitted in other circumstances by 
the Community Development 
Director when it is found that the 
Fence is necessary in the interest of 
security or public safety, and when 
the fencing needs cannot be 
reasonably met with any other type 
of fencing. 

(C) Berms may be constructed no higher 
than six feet subject to the following: 

( 1) Landscaping shall be 
incorporated into the design of the 
berm and shall extend its entire 
length. 

Draft - 11/29/01 

(2) Berms shall be designed wi 
sufficient undulation to provide [ 
visual relief and shall meander thei~ 
entire length. i 

I 

This language wil[be 'i~~qrp~~~i~~}nto;ifh~ 
Design Guideline IS, .Chapter tit a](fter dgte,; I 

I 

15-4 -8. FRONTAGE . 
PROTECTION, LlMITED ACCESS T' 
IIIGIIVlAYS. I 

The Frontage along both sides of Park 

with Prospeet Avenue to the south City 
limits, both sides of Kefll'fis Boulevftfd (S~ 
248) from Park Aventte eost !tl the eost 81 
limits, Md Deer Valley Drive from Pftfk 
A-efenue to I leber Avenue (U 224 Belt 
Route) Me subj eet to speeial revie·vV fur 
proteetion of the bighvvay Frontage. These 
Areas ftfe sho\Vfi as a supplement: to the 

these highways is sttbjcet to review by the 
1 

Community Developme1:1:t Depftrtment. Thp 
highwtty frtlffiftge review shol! ~e limited r 
the follovling fttetors: 

, (A) To the extent possible to minimi~e 
Aeeess points and drivevvays to the [ 

~JSE§;r 
I 
' 
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are required in order to provide A:eeess shftll 
be placed vvherc they create the least 
interference with through traf:fie on the 
highways. 

(B) The Depttrtment shall re efiew 
proposals for pcdcstriftl:1 ftl:'ld bicycling 

. pathways through the Frontage Property, 
proposals fo1 opCl'l space, buffered Areas, 
ftl:1d preservation of vicvv corridors. 

(C) RcgMdless of the :z:onc Setbacks in 
Chapter 7, no Strueturc shall be erected 
within thirty feet (3 O') of the neMcst 
highway Right of Way line in order to 
preserve view corridors, buffer Areas, ttnd 
allovv for possible future improvements of 
the high~vay themselves. The Board of 
Adjustment may grttnt vMittnecs of this 
Setback. 

(D) AH construction in the Setback Area 
between thirty feet (30') ftl:1d one hundred 
feet (100') from the neMcst Right of \Vay 
line is a conditional use, ttnd subject to the 
conditional use review proeess, including 
design revie·.v, evc11 'Nhen the occupancy is a 

permitted use elsevv'lrere in the :z:one. 

This language has been inc()rporated into 
Chapter 2. 20 as the FPZ district. 

15-4 -9. CLEARVIE'tV OF 
INTERSECTING STREETS. 

In all :z:ones, no obstruction to vievv in excess 
of two feet (2') in height above road Grade 
shall be placed on ftl:'l:Y Corner Lot within a 
triangular Area formed by the Streets at 

Draft - 11/29/01 

Property Line and a line eofl:l1eeting them at 
points hventy five feet (25') from the 
intersection of the Street lines, except a 
reasonable number of trees prtm:ed low 
enough to pemlit automobile drivers ftl:'l 
unobstmeted view. This shall not require 

ehmrges in the Naturftl Grade on the Site. 

Th# l¢:11~aiew&~~,!~¢ii~~~~~~·iRi~~1b:~ 
individuaf:toning district'i~'artd.€nlipier 15 .. 
SubdivisiOns. 

15-4 •16. PUBLIC UTILITY 
STRUCTURES. 

Public utility Structures may be permitted on 
less than the required si:Z'.!e Lots in ttny 
district as approved by the Comm:unity 
Development Department. These facilities 

MC conditional ttses. 

Thi.f langilage yv'C,i~ncqr pprated l"rito··the 
zoning diJ"trlct~; 

15-4 -11. ZERO SIDE YARD 
REQUIREMENTS. 

In Subdivisions or Master Planned 
Developments where the arrangement and 
placement of Buildings ftfe fixed ancl so 
clesignated on both the f'reliminary ttnd Finftl 
Plats, the Planning Commission may, after 
review, approve the Subclivision or Plftl:med 
Unit Development waiving one of the 
required Sicle Yards. In the Prospector 
SquMe Commercial Subclivision, Lots 2 
throttgh 38 in the GC Zone, the front, side, 
ancl Reftf' Y Md set backs may be redtteed to 
~ro set back, exeel't those Lots fronting on 
a state highway, if any, or if the set back is 
neeessMy to comply with Section 15 4 9 of 
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this Code. This rcductio11 in the Prospector 
Square Commercial Subdivision is 
predicated on the preservation of the 
Common Areas, pedestrian malls, and 
common parking Lots. If those Cornman 
Areas do l'Wt exist fur the use and benefit of 
a Lot on vvhich Development is proposed, 
the norm:al GC Zone requirements shall 
ttpply; 
This language was incorporatedinto the 
specific zoning districts. 

15-4 -H3. HOME OCCUPATION. 

A Home Occupation is a lawful use 
permitted accessory use, conducted and 
carried on entirely within a dwelling by 
Persons residing in the dwelling, which use 
is clearly incidental and secondary to the use 
of the Dwelling for dwelling purposes and 
does not change the residential character 
thereof. 

Only those Persons making the home their 
primary residence may be employed in a 
Business operated from that home. 

A Home Occupation shall not include the 
on-site sale of goods or merchandise except 
those which are produced on the premises, 
or those that are clearly Incidental Retail 
Sales, and shall not involve the use of any 
outdoor yard space to conduct the busine.ss, . . 

with the exception of permitted agricultural 
and horticultural products. 61' Aactivity 
outside of the Buildings, related to the Home 
Occupation, that is not normally associated 
with a residential use is not permitted. 

\...,. Draft - 11/29/01 

Incidental retail sales;mean,~ the.sgl~ of 
commor:. items nor prp~uc.e4:Pl1 JM:"fl?rem~! 
that mfght.B~§t?{'44l<Jr.Jg)f'il~ 5i:lj?tdlJ~qfj"';":' 
is, such as apictur:~frtim~fot¥JJJ!l!:flt~)'.·bf'<. 
swatch· ofmateriqf .(Jt C3Xtf'q bU,tt¢ajf()t;a 
item of clot/1.ing; etc; 

The use of mechanical equipment shall be ll 

limited to small tools whose use shall not 
generate noise, vibration, smoke, 4ust,l1~.~t· 
glare, or odors perceptible beyond the i 
premises of the dwelling. I 

I 

I 
The total area usedfotthe.HomcrQccup;;t.tir 

~~~b;l~::~~:a:~T.~~~) 
not chang'-\s$e ~~~i4~}.ltiaj;~hat~¢\~r'l)~~!1 · 
building .• J:;!iis·.dpes}lotI~9.l:li,t~.':~~-~dm~ 
Occupation t9 .oc9upy .011.!X;,tj:}ef.it~t, fl9~r,: 

Outdoor storage ofjequiPl11.~n~~~t~fi~~' 
and supplies assoeiate<.f with:a'F:Iome 

, ' .;', ' , ,' ;., ' ·' · ·, ·:· o ,, ,,;;.. , ,/f.j , , .,,";.· .; •. •<,';, '.c~·" 

Occupatio~ is. proh,i~itecl'.·:~;r ~~Rt~S~;:tj;f 
equipment,,ll1atet~'1ls,··an:d.suppl,!q§ 
associat~dwith: a>~om¢.Q9g\lp~tiqp, with· 
a garage,·sQ.alLnot4isplace req};l1red off
street parking. 

In all eases, There shall be no extetj<?r 
advertising of sttid-Home Occupation 
businesses on tj:}e. prel1lises by window ~ 
displays or signs. , and no one outside oft c 

immediate family m~·. be employed; . . . . . I 
This language cd',;./J,iBis witli'y;{[}fgrgph; 2 
and removing it 'allows roomnfilte&of: othe 'S 

commonly{iving'in g (}_welling ~fiit<asthef . 
primary dwelling tohav~a ho_me qccupati'n 
in that dwelling, as r;urrenilyallowed in t e 
second paragraph. 
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No traffic may be generated by such H<?lfie 
Occupation in a volume that creates a n:~~g 
for parking greater than that whic]J. ca.ii li~ 
accommodated on the Site consistent with 
the residential parking requirements or 
which is inconsistent with the nornial 
parking usage of the district. 
I Iome Oeeupfltion ·.vill not flllov; fl resident, 
professionfll m otherwise, to use the 
dwelling for his generfll prfletiee "W'fien thflt 
prflctiee is normfllly flSsociflted with some 
other zoning district. I Iome Oeeupfltion will, 
however, flllow the use ofthe dwelling by fl 
physieia:n, dentist, la:vvyer, clergymfln, 
engiI1eer or the like for consultation or 
emergency treatment. Consultation shflll 
include the use of fl dwelling to receive mflil 
a:nd mflintain a: telephone or fllltomfltie 
a:nsvvering device 1 clflted to the I lome 
Oeeupa:tion, but sha:ll ttot allow frequent or 
eonstmit visitation to the residence by clients 
to trflttsa:et Business. 

This language is vague and has been 
confusing to applicants in the past1 ie. can a 
professional engineer use his home as a 
home occupation when professional 
engineering offices are associated with 
general commercial zoning, The followi~g 
language is recommended instead: 

A Home Occupation may include,,but is ~o,t 
limited to, the following, provided'that all 
requirements contained herein are met: 

(A) arts and crafts studio; 
(B) culinary products kitchen or studi9; 
( C) dressmaking or millinery work; 
(D) professional office; 
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(f,:) 

(F) 

home office for. inmttance''or real 
'·· ·' · " ,f~$ .. - ..::. .,i,',./:o··· ·, •• 

estate sale,sJdP, teJ~Jf!~~~fin,g~. or 
teachin.g.and'tttt9~mm.·,;1:~ 

; ' _,,.,,··,, 

A Haine OccµpatiQJ.l$}1".ll;pot~Q.~·.interprfi1ted 
, ' '• ·:;, • ~'); ;,~, "·,·., ' 'J_, ,'· '""' • ' ; "•"'"-'·" •v • ' ', 

to include. the follq'\1fjllg; 

(A) 
(B) 
(C) 

(D) 
(E) 

animaj;hospitaj~ 

Icw:gJef,rtl ~c8f~:f~9Ui~; 
re~taurants;;, R~~~\'.S:~~~t'Md;~~tlJet 
general com,rtg~r~ia:Pt~~r'l,lSes~ 
bed and breakfa$tjnns;·,br 

, < '•" '.;. { ~l •.; .• ,, v: ,.r, 

Child Cate or. Grql.lp .ea:te Facilit~~s: 

I Iome Oeeupfltion sha:ll itteludc the care of 
fewer thflfi three (3) ehildrett other thfll1 
members of the fflm:ily residing itt the 

dwelling. rhis.,:~l!l'fgt.?agf!tgtJiJJ~ert-!ft·Se~tWn 
xX"'XXi!!thild'Cai''e'Re··:ri.tettiorts;:' ;,·,,,;•· · , ··· ·.,,~;•<'«•·'•.'·•''·ni'' 

15-4 -14. SIDE YARD 
EXCEPTIONS. 

The Area: of a: reei:uired Side Yard sha:ll be 
open Md unobstructed except for the 
followittg flfid similar uses: 

(A) The ordinfifY projections of v;indow 
sills, belt courses, cemiees, flfid ether 
omftincntfll feflttH'es to the extent of not more 
thfll't four inehes (4"). 

(B) The proj eetiott of fill eftve ttot more 
thfll'l two feet (2'). 

(C) The projeetien of a: step not over two 
feet (2'). 
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(D) Awnings projecting OYcr door·ways 
and vvindows not more than three feet (3'). 

(E) A Bey Window or chimney not over 
ten feet (1 O') long projecting not more than 
two feet (2'), provided such extension 
maintains the minimum Side Y Md allowable 
for the stuaHcst Side Yard in that district. 

(F) A light or 'vVindovv well not over t'vvo 
feet (2') in Vf'idth. 

(G) Walls or Fences not more than six 
feet (6') in height. 

(I I) A driveway leading to a pr opcrly 
loci:ttcd garage 01 PMkin:g Area; htYvVcver, a 
Side YMd cannot be used for a Parking Arca 
except as hereinafter provided, nor for 
stornge, nor can it be hMd surfaced in such a 
way as to make possible the parking of 
automobiles or other vehicles unless it is a 
drivcwt:ty thfit leads to a gMagc or a properly 
loefitcd PMking Arca in the RcM Y i:trd. 

(I) A detached garnge mt:ty be loefitcd in 
a Side Yard provided said garnge meets the 
requirements specified for the district in 
which it is loci:tted, and the requirements of 
the Building and Fire Codes for Buildings in 
close proxi1nity to the Lot lines. 

(J) Hot tubs, decks or similM uses at 
grnund level shall be allowed in a Side Yard 
provided they arc loei:ttcd at least ten feet 
(10') from a dwelling on an adjoining Lot or 
five feet (5') from Property Linc. 
Language incorporated in each zoning 
district. 
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15-4 -15. REAR YARD 
EXCEPTIONS. 

(B) Window wells extending not more 11 

thB:H four feet (4'). 

(C) The projection of an cave or comic 
not more than two feet (2'). I 

(D) Private swimming pools, tcoois I 

:z:~~::::;~~1!::1!::~~; 
thirty feet (3 O') from any dwelling on an I 
adjoining Lot and at least ten feet (10') frof 
any Property Linc. 1 

I 
(E) G Mages and other Accessory I 

Buildings as hereinafter provided. Such f 
Structures shall not cover O'f"Cf fifty pcrcen 
(50%) ofthe ReM YMd Area. 

(F) I IMd surfaced Parking Areas subj elt 
to the Sfl:lilC location requirements of a r 
garage. I 

I (G) Underground bomb or fallout 
shelters for emergency use only provided 
they Me constructed at least four feet (4') 
from any Property Line and also that they 
conform to all requirements established b~ 

i 
I 
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the Civil Defense Agency for B:ppreved 
shelters. 

(I I) Air conditioners. 

(I) Fences not over six feet (6') in 
height. 

(J) I lot tubs 01 simihir uses shftll be 
ttllowed i11 fl ReM Y B:rd provided they Mc 
locfl:tcd flt lcftst ten feet (1 O') from fl dwelling 
on fill ttdj eining Lot or five feet (5 ') from 
Property Line. 
Language incorporated into zoning 
districts. 
15-4 -16. FRONT YARD 
EXCEPTIONS. 

The Arett of fl required Front Y ttrd shall be 
open filld unobstructed except for the 
following vv'hieh Me permitted: 

(A) A Fence 01 vvall not more thM fuur 
feet (4') in height; 110 Fence more thftll three 
feet (3 ') in height shttll be allowed within 
thirty feet (30') of the i11terseetion on filly 
Comer Lot. 

(B) Uncovered steps lcttding to the Main 
Building; provided, hewever, that they MC 
not mo1 e than fuur feet (4') in height ftlld do 
not cause filly dfil1ger er ha:~Md to tra:f:fie by 
obstructing the view of the Street or 
intersection. Any portion of My steps, 
covered or uncovered, thfil MC mere thfl:il 
four feet (4') a:bffte Gra:de must maintttin the 
requi1ed Sctbttek line. 

Draft - 11/29/01 

(C) Ea:ves er eemiees projecting net 
mere thftll twe feet (2'). 

(D) A drivevva:y lea.ding te a: preperly 
leea:ted gMage er Parking Area; provided, 
hewever, ne pertien ef fl Prent Y Md as 
required in this Cede except fur these 
ttppreved driveways, sha:ll be Ilflrd surfaced 
or graveled se a:s te eneeurttge er make 
pessible the parking ef a:utemebiles, ner 
shttll the City a:llow' MY curb cuts or a:ppro·ve 
My driveways except fur entrMee Md exit 
drive·.vays lettding te preperly leeated 
Parking Aretts. Hard surfaced parking ma:y 
be permitted in the Fren-t Yard ef HR l Md 
R l properties subj eet te eemplittnee vvith the 
~enc district requirements. Such parking 
sha:ll not be permitted in the reqttired Side 
Y Md extended furward to the Front Preperty 
bine: 

(E) CireulM driveways sha:ll be 
permitted in required From Yard Areas of 
single family dwellings lea.ding to ttnd frem 
a: properly loefl:ted gara:ge or carport on the 
Property subject to the fullo"vving conditions: 

( 1) Such drives sha:ll be Hard 
surfaced. 
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15-~-9 
(2) Such drives shttll not be over 
sixteen feet ( 16') in width. 

(3) There shall be ttn Area in 
landscaping at least fifteen feet (15') 
in depth from the Front Property 
Linc to the inside of the drive. 

(4) Driveway Areas are not to be 
used for the parking or stOI age of any 
trailer, camper, IIrntor home, boat, or 
other equipment at any time, nor is 
the Arca to be used for pennanent 
parking of any vehicle. 

(5) Passenger automobiles mtty 
be parked on driveways serving 
pri-vtttc residc1iecs, pI ovidcd the 
automobile is parking com:pletely on 
privttte Property. 

Language incorporated into zoning districts. 

15-4 -17. HEIGHT PROVISIONS. 

The total height of the Building shall be 
measured as the vertical distance from 
Natmal Grade or Final Grade, v.'hiehcvcr 
yields the smallcr\shorter Building, at a 
point three feet (3 ') out from the fottftdation 
wall, as dcfoied in this Code, to the highest 
point of tl flttt roof or to the deck line of tl 
mftnsard roof or to the highest ridge of a hip 
or gable roof. In no cttse shall a mansard 
roof or the parapet 'vVall of a flat roof extend 
more than eighteen inches (18") abo•ve the 
deck li1ie. Roofs not clearly fitting flft)' of 
the above three classifications shttll be 
classified by the Community Development 
Department iii accordance with the roof 
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elassifietttion it most resembles. Roofs 
'vVhieh drain to the center shall be 
considered as flat or mansard depending 
on their configuration. To allow for roof 
pitches ttnd provide usable space within 
the Structure, the follovving exceptions 

~ 

(A) In all but the I IR 1 and I IRL 
Districts, the ridge of a gable, hip, gambr~l 
or similarly pitched roof may extended ut 
to five feet (5') above the specific I 
maximum height liniit for the :tone. 

1 

I 
(B) Antennas, chimneys, flues, vents,l 
or similar Structures may extend up to fi1 e 
feet (5 ') above the specified maximum I 

height limit for the :tone. t 

I 
I 

I 

(C) Woter ltlwers ond meehonielll ~ 

:~:~v:~:;:::=~==i=t~~~t. 
I 

(D) Church spires, bell tovvers, flag I 

poles, and like architectural features as I 

permitted under the I Iistorie District 1 

Guidelines, may extend over the spccifi~d 
maximum height limit by up to fifty J 
percent (50%) of the height limit, but shill 
not contain any I Iabitable Spaees above 

1 

the maximum :z:one height stttted. I 

(E) In order to accommodate a one I
I 
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midpoint of the frofit/Street side Preperty 
Line. Additienal Building Height, pursuant 
to this exeet'tion, shall net be permitted fur 
portions ef the Strueture fttrth:er back tha:n 
thirty fuur feet (34') from the Street Prent 
Prof'erty Line. Prier te granting ttfi)' 

additiena:l Building I !eight, the Cemm:unity 
Develef'ment Departmen·t shall find that the 
prnpesal eeinplies with all requisite pelieies 
in the I Iisterie District Design Guidelines 
and results in a better everall architectural 
design and neighberheod Comf'atibility. 

(F) In order to accommodate a pitched 
roof running 'vVith a ridge design runnin-g 
perpendicular to the Street, the Comm:unity 
Devclof'tltent Department may grant 
additional Building Height provided that no 
more than hventy percent (20%) of the ridge 
line exceeds the height requirements. Prior 
to granting any additional Building Height, 
pursuant to this excef'tion, the Comm.unity 
Develof'n1e1tt Def'artmcnt shall find that the 
prnposal eomf'lies with all requisite f'Olicies 
in the I Iistoric Distriet Design Guidelines, 
t"esults in a better overall architectural 
design, and does not substantially interfere 
with sight li11es of adjacent prof'erties. This 
is inten-ded to f'romote more I Iistoric roof 
furms and to prevent the proliferation of 
non I Iistoric, 1011g slof'ing roof furms that 
run parallel to the Slope. 
Language incorporated into zoning districts 
or deleted during LMC Phase I 
amendments. 

15-4 -t84. REGULATION OF 
SECONDARY LIVING QUARTERS 
'llITIIIN RESIDENTIAL D\VELLINGS. 

Draft - 11/29/01 

Seconqafy Liviftg.~Q~~~s<M'0~1'·?.:'~niiitt~Ci 
accessbrY: use ii1,1all{Jis'tt1. 't:tll~ 

~t~Jk~~~11t~~ 111k~ 
DevelopiJ:ietif. Any request for Secondary 
Living Quarters within residential 
dwellings shall be reviewed and approved 
by the Planning Department. The 
following criteria must be esta1Jlished prior 
to Buildi,ng Permit or C~rtiffd~teof 
Occupaj::tcy issuance: 

(A) SIZE. The maximum size for 
Secondary Living Quarters shall be -800 
1,000 square feet. This amount shall be 
included in the total Building Floor Area 
square footage calculations for all 
Structures. 

(B) PARKING .. One{l) cm-Site Parking 
space for eaQit)·~econdafy 1ivillg· qit~er 
shall be provided in addition to the 
underlying parking requirement. Tcihdefii 
Parking:,15 'allaweci. 
(C) SINGLE UTILITY METERS. The 
main Dwelling and the Secondary Living 
Quarters shall be on the same utility 
meters. 

(D) KITCHENS. Secondary Living 
Quarters shall not contain full Kitchens. 

(E) ACCESS. The secondary quarters 
shall be designed to have direct Access 
into the main dwelling. 

(F) NO SEP ARA TE LEASES. The 
secondary quarters shall not be rented or 
leased separately from the main Dwelling. 
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Nightly Rentals and other seasonal rentals 
are prohibited. Secondary Living Quarters 
are for the use of the Owner of the main 
Dwelling for guests, household help, 
relatives, and other similar uses. 

(F) PROIIIDITED IN HISTORIC 
DISTRICT. Seecndro:y living qnroters will 
net be approved in the Ilistcric District 
See .first paragraph. 

15-4 -5. LOCKOUT UNITS. 

Lockout Units are a Conditional Use in the 
HR-L District and are an Allowed Use in all 
other Zoning Districts, except in the ROS1 
SF, and LI Districts where they are not 
permitted. A Lock Out Unit is an area of a 
Dwelling with a separate exterior access and 
toilet facilities but does not contain a 
Kitchen. Lockout Units are limited to a 
maximum Floor Area of 1,000 square feet. 

Nightly rental of Lockout Units is a 
Conditional Use in all Districts where 
Lockout Units are an Allowed or 
Conditional Use. 

15-4-6. GUEST HOUSES. 

Guest Houses are a Conditional Use in 
zoning Districts where they are permitted 
and must be reviewed against the 
Conditional Use Permit regulations in 
Section 15-1-10. Guest Houses are only 
permitted on lots of one acre or greater. 
Guest Houses are not allowed in the HRL, 
HR-2, HCB, ROS, RCO, GC, or LI zoning 
Districts. Guest Houses may be attached or 
detached from the Main House and may not 
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be sold orleased separate fr9fu:1tge.M~ I 

~=~~~i~1r~~~I 
may nof.be solu'o~,leM~ , ~,. ajefiQW 

1

1 

the M,~ti-~.~U,se;,:~~a:µ~~~;£¢b,3r(l~~hit tli~ 
County Recor~rs Office; I 

I 

15-4 -f97. REGULATION OF 
ACCESSORY APARTMENTS. 

i 

The intent and purpose of this section is ~ 
encourage Accessory Apartments as an I 

Affordable Housing opportunity while 1 
protecting the existing quality of life fo d 
in single family zones throughout the 
community. While preservation of the I 

single family zone is of paramount I 

importance, increasing Affordable 
Housing opportunities will benefit the I 

community in its entirety. -l-l'l-P-4A-Hi~~ 

provisions ftfe intended to faeilita:te 

lfmd use eonfliets a:nd environmenta:l 
degradation. Accessory Apartments ~ 
be are subject to the following criteria: I 

(A) CRITERIA FOR USE. I 

(1) SIZE. Accessory I 

Apartments may be no more than 
one fuurth third of the dwelling i 
size, shall be .. li1:11ited to a maximJm 
Floor Area of s1:z:e of 800 1,000 I . I 
square feet and shall be no less I 

than 400 square feet with no mor~ 
than two (2) Bedrooms. An I 

Accessory Apartment may not I 

increase the ~ Floor Area of a I 
! 
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Structure over the maximum Floor 
Area as specified in the Land 
Management Code or Subdivision 
approval. 

(2) PARKING. One (1) Parking 
Space per Bedroom must be 
provided in addition to the existing 
requirement for the primary 
residence. Parking Spaces for 
Accessory Apartments need not be 
covered and may be provided in 
tandem subject to one of the 
following criteria: 

(a) One (1) Parking 
Space for an Accessory 
Apartment may be provided 
in tandem if the existing 
driveway length equals.or 
exceeds thirty twenty., five 
feet (:3-925') as measured from 
the Property Line. N6 
parking shall be permitted 
within the Front Y a:rd 
Setbaek Area. Parking is 
permitted only within 
approved garages and on 
paved driveways. 

(b) One (1) Parking 
Space for an Accessory 
Apartment may be provided 
in tandem in an effort to 
preserve existing Significant 
Vegetation and when all 
other parking alternatives are 
undesirable. Signifieant 
Vegetation is vegetation 
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whieh has a ea:liper 
(diameter) in ex.eess of twe 
inehes (2") as mea:smed 
fottr inehes (4") above 
Grade or other vegetation 
providing desirable visual 
Screening between 
properties. Significant 
Vegetation.is a d~fined 
term. 

( c) Historic District 
Zones. One tandem (1) 
Parking Space for an 
Accessory Apartment 
proposed in any residenti~ 
Historic District Zones may 
be provided when the 
Applicant has secured a 
Conditional' Use Permit and 
the Planning Commission 
has made the following 
findings: 

(i) Tandem 
Parking will not 
create an undue 
hardship for the 
neighborhood. 

(ii) Other 
parking options are 
less desirable than 
the proposed 
tandem space. 

(iii) Reasonable 
efforts, such as 
automatic garage 
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door openers, lease 
provisions and/or 
limitation of garage 
storage, have been 
made to encourage the 
use of all off-Street
parking. 

(3) APARTMENTS PER LOT. 
No more than one ( 1) Accessory 
Apartment may be located on a Lot. 

(4) REQUIREMENTS FOR 
REVIEW. The Applicant for an 
Accessory Apartment must submit a 
floor plan, architectural elevations, 
and Site plan showing any the 
proposed changes to the Structure or 
Site. 

(5) DENSITY LIMITS. A 
permit for an Accessory Apartment 
may not be granted if more than 
three (3) of the homes within three 
hundred feet (300') of the Applicant's 
Property boundary contain other 
established Accessory Apartments. 
There maybe no more than four (4) 
Accessory Apartments within a 300' 
radius. 

(6) OWNERSHIP. One (1) 
unit, either the main Dwelling Unit 
or the Accessory Apartment shall be 
occupied by the Owner of the 
Structure and the Accessory 
Apartment shall not be sold 
separately. 

Draft - 11/29/01 

(7) DEED RESTRICTION. ' 
A deed restriction must be filed 
with the County Recorder which 
states: 

"A permit for an Accessory 
Apartment was issued to 

the current Owner of this 
Property on 

. This -------
permit does not run with 
the land and is 
automatically invalidated 
by the sale or transfer of 
this Property. Prospective 
purchasers should be 
advised that only one unit 
on the Property may be 
rented; the other must be 
occupied by the Owner. 
Prospective purchasers who 
intend to reside in one of 
the units on the Property 
may apply to the Planning 
Department for an 
Accessory Apartment 
permit. If the Apartment 
already exists and all of the 
conditions required by 
zoning continue to be met, 
a new permit will typically 
be granted. The Owner 
shall strictly adhere to the 
prohibition of the use of the 
accessory Structure as a 
Nightly Rental. 
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(8) NIGHTLY RENTALS. 
Accessory Apartments are intended 
for long term rental of six (6) mottt:hs 
thirty (30) days or more and may not 
be used for Nightly Rentals. 

(9) HOMEOWNERS 
ASSOCIATION 
REGISTRATION AND 
NOTIFICATION. All Accessory 
Apartments shall be subject to the 
Homeowners Association and 
Notification requirements established 
in Section 15-1.;12 (E). Chapter 1, 
Seetion 1.15 (D). 

(BB) REGULATED USE REVIEW. 
The Community Development Department 
shall review Accessory Apartments in those 
zones where the Apartments are a Regulated 
Use. This includes all zoning districts w~~re 
Accessory Apartments are an Allowec,iIJ;s¢ 
and not a Conditional Use; After 
submission of a complete application and 
payment of the application fee as established 
by the Fee Schedule, the Community 
Development Department shall approve a 
permit if the requested ttSe Accessory 
Apartment complies with the criteria for use 
in Section 15-4-7 (A), established herein. 
The Regulated Use permit shall be subjectto 
the one-year review outlined in Section ~5~ 
4-7(D). 

(1) PERMIT REVOCATION. 
The Accessory Apartment permit 
may be revoked by the Community 
Development Department for non
compliance with the criteria of this 
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Chapter. The permittee may 
appeal the determination to the 
Board of Adjustment which will 
evaluate the Community 
Development Department's 
determination of permit non
compliance and decide if permit 
revocation should occur. 

(BO) CONDITIONAL USE REVIEW. 
In those zones where Accessory 
Apartments are subject to a Conditional 
Use permit, the Planning Commission 
shall review the requested use. After 
Submission ofa COIJ1plete,;app,lication an~ 
payment of the application fee as 
established by the Fee Schedule, the 
Planning Commission shall approve a 
permit if the requested ttSe Accessory 
Apa¥~eilt complies with the criteria 
established in. S,e,ctiothl:?.-,-:1:."~~~l herein. 
In addition, prior to issuance of a 
Conditional Use permit, the Planning 
Commission shall determine that parking 
and other impacts as outlined in Section 
l.13G) 15.:.1-10 have been mitigated. The 
Conditional Use permit shall be subject to 
the one-year review outlined in Section 
15-4-,7(D). 

(1) PERMIT 
REVOCATION. The Accessory 
Apartment permit may be revoked 
by the Community Development 
Department for non-compliance 
with the criteria of this Chapter and 
any additional conditions of 
approval. The permittee may 
appeal the determination to the 

57



P
ARK CITY MUNICIPAL CODE - TITLE 15 LMC, Chapter 4 - Supplemental 
Re ulations 15- -15 

Board of Adjustment which will 
evaluate the Community 
Development Department's 
determination of permit non
compliance and decide if permit 
revocation should occur. 

(BD) ONE-YEAR REVIEW. Both 
regulated use permits and conditional use 
permits for Accessory Apartments shall be 
subject to a one-year review by the 
Community Development Department. The 
review shall occur one ( 1) year after 
issuance of the Accessory Apartment permit. 
If no complaints have been filed and the 
Community Development Department finds 
that the Owner and tenants are complying 
with the conditions of the permit, then the 
permit may be extended until ownership of 
the Property is transferred. If complaints 
have been filed, the Community 
Development Department shall ensure that 
the Owner of the Property is complying with 
the requirements of the Accessory 
Apartment permit. 

(E) EXISTING NON-CONFORMING 
ACCESSORY APARTMENTS. Existing 
non-conforming Accessory Apartments may 
be approved by the Community 
Development Department provided that the 
Accessory Apartment meets all of the 
criteria outlined in Section 15-4-7 (A). If 
the existing Accessory Apartment does not 
meet the criteria as specified, the Planning 
Commission shall review the use. Permits 
for non-conforming Accessory Apartments 
shall be subject to the one-year review 
provisions of Sections 15-4-7 (D). The 
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Planning Commission shall approve the 
request only if the following findings can 
be made: 

( 1) The Apartment contains n~ 
more than two (2) Bedrooms. 

1 

(2) One ( 1) Parking Space perl 
Bedroom is provided for use by ttie 
Accessory Apartment occupants. I 
On-Street parking shall not be I 

I 

counted to fulfill parking i 
requirements. 

(3) One (1) unit is Owner-
occupied. 

( 4) Impacts of the use can be 
mitigated. I 

15~4~8. GROUP CARE }?A'.CILITIE.$.1 

A) PURPOSE.cTo 'l!lSUte that orol 
~"il:~~~:~~~:!tJi~I!~ise r 
neigb.p,er,}lpod~~JW:gt9 .e,~s~.~!P.a!;!~~11e.s,. fc. 
publjC.safety ;.tr:i1:lk11lld p·a:r:~n /are 

. •. .,.. . . . . . . . •.. ·' '· t•.•' 8, ,, 
ll1itigtt!ed, J1e,n11j!!!ng; .Pf these, .f a~iliti~s;i. 
go.x~f!!e9::~Y.fll~···f()ll£'\Wng,legul~t!o~~~ 
Th'.e'ihterlt ofthese.fe · 1a.tiohs is to lbca e . ." . ,, • ' "' . " . @,, . ' .. · .. ·\· ·•·•··· .... ' . · .. 
sucli(Jroµp; GareJ•'(lcilitie,~.;\Ylle!~:flle 
adjacent street;systein:is'~~ci~~rto 
accgmmod_ate,~~-U-a.ffi.~1!,tn:pa~~s ge,p~rat · d 
by theGtoup CareFa~ilities;.wher.e the, 
site can accommodate adequate of{".stree 
parking; where the stfl1Ptur.es,are ciesign, 
to be compatible with the cb.ara£ter of ,th. 
adjacent neighborhood; and,where the e 
of use, activities, and services provided 
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the Group Care Facility are substantially 
consistent with the activities otherwise 
permitted in the District 

(B) PERMIT REQUIRED. All Group 
Care Facilities require a Conditional Use 
Permit prior to occupancy. A business 
license and certificate ofoccupan¢y for tge 
Group Care Facility is also_req'llired .. N,q 
certificate of occupancy will be issued By 
the City for a Group Care Facility until t.he 
Applicant has submitted a valid license,:'Qf 
other appropriate authorization, or copy 
thereof, from a governmental agency having 
proper jurisdiction. 

Family foster horn.es are exempt from th~~e 
regulations, provided thatfile maxirnW'J;l 
number of foster children ili any given }1oaj,e 
shall not exceed.four (4). 

Child Care homes and facilities are 
regulated in Section 15-4..;9. 

Elder care homes are exempt from these . . . . . . 
regulations, provided that the maximum 
number of elderly persons receivfug ca);e; 
protection and supervision.in any ~l!Ch.l12P1:~ 
shall not exceed four (4}atany giventiille~ 

Dependent on the review criteria herein~'tlie 
maximum permissible mmiber·of resid~tits; 

,, ~.,:!~ --~ 

excluding supervisors, is eight (8) inthe:"~7 
1, HRC and HCB zoning districts; twelve 
(12) in the RCO, GC, and LI zoning 
districts; and six ( 6) in all other Districts 
where Group Care Facilities are a 
Conditional Use. 

Draft - 11129/01 

The .miliil'n.um separat}qµ.;eqy}!e:rhent 
between ahY.9th~rj;Q!ou1\g8r~.·f;~µity;: 
shallbe 750'feey.;'~Tfi'¢ Pl~il;g 
Commiss!()n maY'.:P~rp:rit:~~.rsl.lc]l 
facilities to belOeated clbser:than 750feet: 

•, ,,_,·. -;-··,·.~·, >,y,,>·•,\{:.·-.~~o·{t«·.i.:;;··~ .·, "'.·,·...\<~~-'>-·*,"'.'.>' -·-' 

if they are Sep3111Eifed lJY,i;~ en)'.:si~~tb8rf~~~ 
inc~l1d,fug,:Wi9J,Q!ll;litt!!~t!~!K~!PJ~~.f1,~ 
stteetbr:•Star:Hf '"hwa·~a1;c6mmercial 

, , ··. )'',/, · >c,,·~;1', ,;.~;~\<~:< •. '.~h~g,, ,,'rt' :»~~,'&~"*\:..,~~~~'O .. ;.~;,~';:,_;,,;_,;:,"'-~:;-;;:u;. 
districtl_br a'.to t> , a illlt~feattfre tlial 

. < .• :.; ,, . ;.". : ... ,. '!',. gr ,llnw:.; •. · .. •'».·•.\,)/,·: -.• "':.::.,(, 

avoids ·tlie need for di"'' ersallf'Reduction :in 
''• '• ., .• ;-.,;...,c·,,<J,.c.c:·· :,;.~:i•ii<:·· ..... •,, :, .,,,.,, . 

the se, aiatibif 2re··· wremenfshfil[be p ...... ,.,, ·,.q .. '" .. ·:. ,, ..... ,.,•: .. 
allow~d·only ~er tliei9;£ip,µajs,sfon.has 
determin~d thattllebatf,ier a,p,§rth~ 
resulting sepa:fa.tfort·ar~ ~deq~a~~,o prp~~ct 
the City .ancl n~igbbprP:qo~;iftom ;~y 
detrimemaJ.·imp~~ts·re,~ti9~;'.tJ;o.l'n.:~ 

exc~ssiv;~'.:~~n,q~ii.tt!!!~~m2~9t9.\!P,:Gat:e 
facilig~s,~f~l',;;t;)J~~'.f~1~Yl£lm~li:1ifh~ 
Pl8n.p.iµg'.[).e';.attitfeil.t\main'fmns•ifina· .''a.il<i . _ .. B ......... , ,, ...................... · ... ,:P. "'··" 
notebook sho'wih tlieltication:of.such 

, ·'"'·''•.:"· .. ·.<·.\; g,,,.. ..:w:.•·•,•··· , .. ,. .. ' 

Group C~e F,~cilitjes:~ 

(C) REVIEW'€RJTERIA~'Tije 

Commupity-Dev¢lopfu~~t·'J:)epimtnent 

shall revi~~alkQfOl1P98re'Faciiitjes 
applicatiotis '1lld,5[orwarfi· th~!ll to th~ 
Plaµnirig.·carmnission.,;-The>Rlanning 
Corri.111i~~!.gri spajl'C,Oll;~~c!~J:;.@e.{~llo~g 
criteria; in a.dditionto aU4Cfiteria.;;Hsted 

, ,. ;, " ,, ~'.,,;~, ', > '' .,· '~.o > • • <,•''.0,:,,<, ' ,;p-;,''~ •. : ,; ""' N' 'i .,,.,,,, / 

Secti.on 15-1-lQ· (Cond~~ionaPUse Permii 
review)· herein: 

(l)Wh,e~er the::adj~~ntstreet 
system is;:suffi,cientto 
accommodat~the traffic. impacts 
generated bythe GroupCare 
Facility. 
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(2) Whether the Group Care Facility 
has made on-site accommodations 
for all parking and circulation 
requirements. 

(3) Whether the architectural design 
of the Facility is compatible with the 
character of the adjacent 
neighborhood. 

( 4) Whether the types of treatme11t 
activities or the rendering of services 
proposed to be conducted upon the 
premises are substantially consistent 
with the activities otherwise 
permitted in the District. No person 
shall make a Group Care facility 
available to an individual whose 
tenancy would constitute a direct 
threat to the health and safety. of 
other individuals or whosetenaricy 
would result in substantial physi9al 
damage to the property ofothers. 
This determination that ari indiviqual 
poses a direct threat to the health and 
safety of others or a risk of 
substantial physical damage to 
property must be based on a history 
of overt acts or current conduct of 
that individual and must not be based 
on general assumptions or fears 
about a class of disabled persons. 

(5) Whether there are other such 
facilities located within 750 feet of 
the proposed location. 

(D) NOTICE. A notice of any Group 
Care Facility Conditional Use Permit 
granted by the City, and any 

Draft - 11/29/01 

(E) 

conditions impose(fupou'such 
Facilizy shall i)~iaitl'.·';f~~~l'(f .... 
the.Gi~~tli~~~oUn~:~i~ 
Recordef;:s1i ··· q.. :the;a~scti 

oftne'pr~p~··: ; .. · .• ~·~~~~~~ .. : 
Group·. Care':E;aeilicy'fsp:eµllitt~; 

;:,_ .. · ·' .' ., ,_.,,_,.,· •.. ' ., :; ''! }?t ,;.··; -::·, ',, •• , .. ' 

PROIDBITED:;~"'Ot9\!p.,Gar~ 
Facilfti~s#epf,§,1µ~ . · .. ;~.the 
HRL~ POS. 'ruidJtbs .1strfcts; 

1s-4-9. cHIL·n;cARE·ANfi cml.n 
CARE FACILITlES~ 
CHAPTER 14. CHILD CARE 
REGULATIONS 

(A) POLICY AND PURPOSE. It is 
1 

the intent of Park City to encourage 1 

th:rottgh the pri'fttte seetor the provision o 
Child Care which meets the fluctuating 
needs and demands of the City's resident , 
employees, and employers. The City has 
detennined thttt Hhealth and safety, I 

convenience, compatibility, afford abilit~, 
and adaptability are of primary importan e 
in the regulation of Child Care facilities. 
Accordingly, the City has adopted the 
following definitions and regulations 
vv'hieh a:re believed to thitt reflect state an 
national demographic and social trends 
while also reflecting the unique 
characteristics of Park City's population 
and economy. 

(B) ~IN-HOME BABY-SITTING. 
In-Home Baby-Sitting includes the 
provision of Child Care for fuwer than: 
four or fewer children within a prh ate 
lwmeDwelling, and within commercial 

1 

buildings outside of residential zones. Int 

I 
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Home Baby-Sitting shall be permitted in all 
zoning districts exeept fur the Light 
Indust1i11l (LI) ftl'l:d Reeie!ition Open Spaee 
(ROS) :z:ones, vvherein in home baby sitting 
shall m1ly be ttllmved if it is fur employees 
of ftl'l: ttpprnved business with the stune 
business providing the ehild eare service. In
Home Baby-Sitting shall not be regulated by 
any other Child Care provisions contained 
herein and shall be considered a permitted 
accessory use. Standard building and zoning 
regulations shall be complied with. 

State licensing requirements start with 5 
children in either family child care or ch,fld 
care centers, although there are different 
rules based on mixed ages and howma~y 
are under 2 yearsofage where licensing 
may kick in with fewer. 

Staff recommends charzges to the .use tables 
for various zoning districts as :a r~~11;li.:tJj 
these changes in state requirements a.rt# 
subsequent LMC requirements, ie. chtmging 
certain Allowed uses to Conditional us<{.ffor 
the Family Group Child Care homes: · · 

(C) f4± FAMILY DA¥ CHILD CARE. 
Family Btty Child Care is a small scale 
Child Care facility home which includes the 
provision of Child dtty Care for futtr to six 
up to eight (8) children. Family day Child 
Care in residential :z:ones must be within the 
provider's primary residence and shall 
include in the total the provider's own 
children under the age of eighteen if they are 
cared for in the same area of the structure as 
that designated for Family Child dtty Care. 
ConfurmttJ:1ee to the eriteria eontained herein 
ttJ:1d ttll State Child Care Building Code 
requirements meet Park City requirements; 

Draft - 11/29/01 

ho·.vever, state lieensiflg reqtlirements fur 
ehild care may be more restrictive. 

St(lte has chang~t! nu:ljj.q~fs f<J[Th.is 
category fro'tr{sfX to;~ttflf, 'l'q:Y;fe 
consistept lt1if4§tii(~'t~@lqtp~~,.fo1" 
Family;GhildGare:,fhiPDMG."bif!l;b·e··· 
.,. ''' .,,.,,,;,, ,·,,.,,,:'< ,, .·1J"l>:ii'=>'.,,.';;,~,;,"",_,..,;,_·y;J;:,<,;'i'J0,:','.;,_,..__~-"-")(,--\,,.~·-4'1!: 
reviseiJto inC,ij/f!.$C?;;tlj'C.'.l:JJfip~B,'i(ffoif!/~ tq,.~~ 

Family Child Care isregJilatec:l.pytbe 
State.of Utah;. A'.lfreq~4:~d"lib~hs~s, · 
certificates, chilC;t to ca;retaker ratios, play 
area ·requireµients; hea1tli and,$afety 
regulations, .. and otliet regulatibns as 
required by !}l~ $1a~~:.sba1t::be~the · 
resp9nsil:lility.·of~e:~~et1/flie~ 
regu1£ttiqns ~· peif 0'1l.lti:.1ri1th:e>ifiili 
Adrtiinistrati~e ~odei< .. , ·· ·· · · ·· 

. . ' . ,.' ' ' , .. -~ ,; .. ' ,, ~ 

(1) PE~:g'S;;~Ql,!~D~ 

Family dtty C]lild Care homes shall 
be permitted in ~h 6ther 
emnmereial a:n:el residential zoning 
Districts subject to issuance by!}le 
Chief ~11il~~g;{Qfµ~~aJi:of a' · · 
certffiaate,.:~fi .. <i9C~Pall.~Y for the 
home~ aJ.1.<i ei1:ij,~f an administrative 
permit issued by the City Planning 
Director or a~Conditional Use . "·'•'.; ; ' . . 

Permit issued by··the Planning 
Comm.issioll.' 'vvhieh shall be 
subjeet to the following eonditions. 
Family Chil4Care.;iAsirtgle family 
homes an,q~dun1exes'is ~Allowed 
U se.reqµi~!l1g· ~·~~iajsi,r~tive 
Permit issued: by4he CQrfununity 
Development Department. 
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Family Child Care in Multi- Unit is ~ot require.d for em. plo. yee or I 
Dwellings, such as.apartments, resident parkmg as requiredhereitj.. 
condominiums, and townhouses,, 
requires a Conditional Use Permit 
issued by the Planning Commission. 

Family Child Care requires a 
Conditional Use Permit in the ROS 
and POS zoning Districts and is 
restricted to existing Structures and 
Buildings that are the primary 
residence of the care provider. 

(2) REVIEW CRITERIA. 

Prior to the issuance of either an 
Administrative permit or.a 
Conditional Use Permit, all Family 
Child Care homes are subject to the 
following requirements: 

(a) Parking. One off-street parking 
space is provided required for each 
non-resident or non-family member 
employee in addition to the 
underlying parking requirements for 
residential dwellings. The residential 
driveway may be used for this 
purpose if provided that parking is 
not within the side setbacks 
established for that zone or-if and the 
driveway is not required for a drop
off/pick-up area as required herein. 

(b) Drop-off/Pick-up Area. Two 
drop off/pick-up parking spaces must 
be provided. These spaces can be 
street parking spaces provided that 
they are located within 50 feet of the 
property and can be reached without 
crossing the street. The driveway 
may be used for drop-off/pick-up if it 

Draft - 11/29/01 

(de) Arterial Street. If located on 
an arterial street or State Highwayr 
an off-street drop-off/pick-up area! 
is required. I 

I 
( ed) Play Area Size and Locatio*. 
Minimum)ndo~n:Ju1ii o:utd.oor pla;. 
areas ~e tegu~f;i(~d by: th~ State, b t 
in no case sfalllthere b~'.~ · 
structured play area me~suring les 
than of at least 240 square feet 
shall be provided on site. Ne 
struetured area for active play e>r 
pltty stmctttrcs may be located in 

residential ~ones. Play;~tfu.ctures 
and eqµipment·~halbneet 
Consume~iro4~ct .S~f~ 
Comrhlssfon go,id.elines. ·· I 

( e) Signsttge. All. sig~s must I 

conform to the ParkCity &ign / 
Co~e re~ui~ements.of the specifi~ 
zonmg d1stnct. In smgle family I 

zones, no signs will be permitted I 

for a Family Bey Child Care homp. 
I 

(f) Primary Residence. If Child I 

Care is provided in a residential I 
structure, the structure must be th~ 
primary residence of the ptjmary I 
care provider and the residential . 
character of the house and its lot 
shall be maintained. If required b 
the State, a second care provider 

. .. ' 
who is not a residentof the horn , 
may be employed at the residenc . 
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(g) Multi· Unit Dwellings family 
Hottsing. Family dtty Child Care in tt 
Multi-Unit family Dwelljbgs 
hou~ing t prnjeet (projects t"Vhieh me 
eondomininmized)is a Conditional 
Use, subject to the review criteri~ . 
for Conditional Use Permits statedin 
Section 15.1.10 with review and 
approval by the Planning 
Commission. Family day Child 
Ccare will not be approved for 
Multi-family Unit Dwellings honsing 
projects unless it can be shown that 
playground areas are on private 
property and not within Common 
Areas, or unless the applicant 
receives approval from 100% of the 
owners for use of the Common Area, 
or unless the project was designed to 
accommodate a Child Care facility. 

(D) M+. FAMILY GROUP CHILD 
CARE. Family Group Child Care is a 
medium scale facility Child.Care home 
which includes the provision of Child Car.e 
for seven (7) to tt"Velve (12) child1en nirte(9) 
to sixteen (16), inclusive. Family Group 
Child Care in 1 esidential zones must be 
provided within the provider's primary 
residence and shall include the provider's 
own children under the age of 18 if they are 
cared for in the same area of the structure as 
that designated for Family Group Child 
Care. 

Family Group Child Care is regulated by the 
State of Utah. All required licenses, 
certificates, child to caretaker ratios, play 
area requirements, health and safety . 
regulations, and other regulations as required 

Draft - 11/29/01 

by tl'le;.State.:sh~lfb~f 
the ()Wp~t.:·T4~s~le· 
in the tf fali·Adiniru§. 

~i~ilify:pf 
· fuit>·e ioUD.a 

~js·"' . ' , , . , ,,',. 

. ... ~··· 

A Family Gronp Cme:f~;ft't'.Y home shall 
not be permitted in the Light Indns'hial 
(LI) or Recreation Open Space (ROS) zone 
nnless it is for the nse of the employees of 
a business, t"Vith the same bnsincss 
opct ating the Child Care Facility . 

All;~iiii care iliai:do' ·· .. 
the.prihi~r:~~i4~~~~: 
providefiis .co~i ere 
chiI<ifC~e ceiltetor• 
cen!er •. 'fh~~fqr~;~l.; 
andFamily Groi.lpQhi 
definitions lierei · 
priinai:hresicf · · ·· 

proyid~f ·> . 
regulated f"' . 
includ· A 

business . 

(i)I'iiJ{Mtr~~Q!Jootn4 
Family QrpuP.' :e·:hob:l' 

require~~·i36nd1 ' .. e~: .... ·' .... in 
all re$iderttia1.Pi~tti , l)·~<fieqtlite 
an A,;dfuhiistrafi~e P:eirllitlssu'ed: by 
the.Commum'tf'.Development 
D~~~~ht.~.:·L~:.;,ci'?<< ~R,~AS1 ......... . 
Di$,fiic&}fa,ni p:Ghil,d(~~e 
wiihin.Millii~:ct 'iiin thttt 
are not~iihi~ 1 

. .. . .. #~~hink . 
disitticts/aisot .. · .. ~i~:.aConclitfonat 
Us~:Remiit~~·Fajpily d~ ;Group 
Child'.:(]~ ~Q~~ ¥~ ~i+bJectto 
issuance by the Chie~BtpJding 
Official, of a Certiffo~te.of 
Occupancy for the home. an 
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Administ1a:ti ve Permit issned by the 
City Phmning Director 

Family Group Child Care requires a 
Conditional Use Perm.it in the ROS 
and POS zoning Districts and is 
restricted to existing Structures and 
Buildings that are the primary 
residence of the care provider. 

- homes sha:ll be permitted in a:ll other 
eonm.l:ereia:l zmd residential zoning districts 
subjeet to the issuance of flft a:dministra:frve 
permit by the City Planning Director and 
subjeet to the sa:me eonditions listed in 
Section 14.3. of this Chapter a:nd subjeetto 
the following exceptions and additions: 

(2) REVIEW CRITERIA. 

Prior to the issuance of either an 
Administrative Permit or a 
Conditional Use Permit, all Family 
Group Child Care homes are subject 
to the following requirements: 

(a) Parking. One off-street parking 
space is required for each non
resident or non-family member 
employee in addition to the 
underlying parking requirements for 
residential dwellings. The residential 
driveway may be used for this . 
purpose provided that parking is not 
within the side setbacks established 
for that zone and the driveway is not 
required for a drop-off/pick-up area 
as required herein. 

(ab) Drop-off/Pick-up Area. Four 
( 4) drop-off/pick-up spaces must be 
provided. For Family Group Child 

\..., Draft - 11/29/01 

Care homes with ten VO} or fewer! 
childre~ not including the care 
providers own,;chil,df~!j.ftfiree'(3) r 

drop-of[lpick-:qp, ~PM~.~~.;uay0~e· I 
provided:.· These·· ·· aees~Bifbe ··.··· ..... ~ •. ''.:·"<.<>•.•··"···· . I 
street p~i'kirig s,p!pe~pf~y1dedJ!1E1:1 

~~:~:;;:,at~:!!%t~~!~~:~f I 
without crossing th~~tfe~t .. ifid 
driveway maybe ~~¢4i{9£ cltqP
off/pick;:up ifitisiJ:otJrequired for 
employee ot reside~t,pfu'king as ' 
required herein. 

sha:ll be provided (ra:ther tha:n two) \Vith 
two of the spa:ees being provided on the 
site. The dfrve·Na:y m:a:y be used for this 
Pttl'f'OSe if the dtivewa:y is not neeessa:ry 
for employee or resident pa:rking. 

( clc) Arterial Street. If located o 
an arterial street or State'Highwa· , 
an off-street drop-off/pick-up file 
is required. 

(bd) Density. No more than one 

Family Group Child Care home f 
may .be. permitted on any one stre t 
or w1thm any 300 foot radius 

(whichever area is less), and no ~1· 
more than two Family Group Chi, d 
Care homes may be located in an 
one 500 foot radius area. Family I 
dtty Child Care homes and other I 

fmnily child care operations whic~ 
are not regulated shall not be i 

include~ in these density / 
cal~ulat10ns. Also, Family Group! 
Child Care homes in commercial 
zones, such as the RCO, GC, LI,! 
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HRC, HCB shall not be subject to 
these density restrictions. 

( ee) Play Area Size and Location. 
An outdoor play area of at least 48B 
360 square feet shall be provided on
site, with an additional 40 square feet 
for each additional child over a 
minimum of nine (9). Additional 
indoor play areas are regulated by 
the State. No structured Mea fur 
active play or play structures may be 
located in the front yMd (nat 
ctf.pitttliud.9 in residential :t.emes. 
Play structures and equipment s)lall 
meet Consumer Product Safety 
Commission guidelines. 

( df) Screening. Screening for all 
play areas in residential zones is 
required. Screening may consist of 
an opaque fence, berm, dense 
shrubbery, or similar, subject to 
Community Development 
Department approval. 

( eg) Structure Inspection 
Required. The structure shall 
conform to UBC requirements and 
shall be inspected and approved by 
the Park City Building Department. 
Prior to inspection, the applicant 
must notify the Building Department 
of the number of children that will be 
cared for in the facility. Additional 
requirements may be required before 
a Family Group Child Care permit 
can be issued fur more than ten 
children. 

Draft - 11/29/01 

(fu) Neighborhood Meeting. Prior 
to permit issuance for a Family 
Group QhjJd:Care fionie faeility in 
a residential zone, a neighborhood 
meeting, under the direction of the 
Community Development 
Department, shall be held to 
discuss the proposed facility with 
property owners within 300 feet of 
the subject parcel, subject to 
standard notification requirements. 
Very often neighbors' conccms can 
be cased by explaining bcfurehtl:ftd 
ho·.v the grottp cftl'c home shall be 
operated. moreover, Tthe hearing 
gives the child care provider an 
opportunity to understand the 
neighborhoo4.f concerns and 
perhaps modify t{) con,stg~r 
operational policies or make 
reasonable modifications to the site 
plan tomi,!ig~tedniHac!Softhe use. 
in an effurt to maintain a f'Ositivc 
neighborhood relationship. 

(gi) One Year Review. Bie All 
Conditibnal Use Pemiits for 

' ·-·_' ''",· •''" . ''".,/!-

Family Gr(),up. Cliild QN~ hom~s 
administrative f'Crmit fur a shall 
receive a one time review by the 
Planning Commission one year 
following permit issuance. The 
review request shall be placed on 
the Consent Agenda of the 
Planning Commission. However, 
the staff may determine to place 
the item under New Business if it 
is determined that there have been 
excessive problems related to this 
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use which justify further discussion concerns and require a second ~ 
by the Planning Commission. Such review in one year. 1 

decision shall be based on staff 
observation and/or public input 
received during the past year of 
operation alleging the following: 

1 . The faeility use has 
consistently generatetls more 
parking demand than can be 
handled within 50 feet of the 
property pMeel bountlMy on 
the same side of the street. 

2. The facility use has 
generated noise levels 
exceeding that allowed by the 
City's noise and nuisance 
ordinance. 

3. Patrons of the faeility 
Family Group Care home 
have consistently violated 
traffic laws. 

4. The faeility Family Group 
Child Care home antl uses or 
objects related to the facility 
does not conform to Code 
defined standards. 

If the Planning Commission finds 
that the faeility Family Group Child 
Care home meets all Code defined 
standards and that there have been no 
excessive problems related to its use, 
the use shall receive final approval 
with no further review required. 
Otherwise, the Planning Commission 
may either deny continued operation 
or advise the applicant of specific 

\.,.. Draft - 11/29/01 

(hj) Multi-family Uni(D\Velli!ig~ 
Ifousing. Family Group Clii,ld 
Care in a Multi-family {3'n,it 
Dwelling heusing proj eet is a 
Conditional Use and must receive i 
Planning Commission approval. I 

Family Group Child Care will not 
be approved for Multi-family U:ni: 
housing proj eets Dwellj11gs unless 
it can be shown that playground 
areas are on private property and 
not within Common Areas, or 
unless the applicant receives 
approval from 100% of the owner~ 
for use of the Common Area, or i 
unless the project was designed to 
accommodate a Child Care facilit . 

(E,)-14:-5:- CHILD CARE CENTER. A 
Child Care Center is a lMge seale eenter 
~ Child Care facility in which the 
provision of Child Care for 5 B or more 
children occurs in aplace othei:thanthy 
care providers primary residence and 
regulM basis for less th,an 24 hours pe.r 
day;: ChlldCare may be provid~('.i'on~ 
reguhy:ly schediiled, ~n':'.g9ing ~nrol:lme~t 
bas~J)r on an hoµrly? dt9p-:i~;b~s~.;,see 
pre¥Ious sections for"~e~g}1:1JiQn Qf :~Iii.lg 
Car~,provided within a c0f~ proyid,~rs 
prin1al:'y reside1,1ce, syphas E'aD:lilY Child 
Care and Family GrouP, Child CaJ:'e. 

Child Care Centers, including.Hourly 
Child Care Centers, are regulated by the 
State of Utah. All required licenses, 

I 
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certificates, child to caretaker ratios; play 
area requirements, health and safety 
regulations, and other regulations as 
required by the State shall be the 
responsibility of the Owner. These 
regulations can be found in the Utah 
Administrative Code. 

A Child Care Center is an Allowed Use in 
all non-residential ~Districts except fur 
the Recreation Open Space (ROS), Protected 
Open Space (POS), Estate (E), Estate -40 
(E-40), and the Regional Commercial 
Overlay (RCO) ~Districts. In these 
Districts wherein a Conditional Use Permit 
is required. , ftnd in the Light Indttstrial (LI) 
wne where a child care ecttter is not 
pennittcd unless it serves the employees of a 
business, with the business operating the 
facility, in ·.vhich case a eondition:ttl use 
pcrm:it is required. A Child Care Center may 
be located within a residential wne J:?istfi~J 
with a Conditional Use Permit Etpprovftl, 
pursuant to Section 15-1-10. 

A site designated and planned for a Child 
Care Center may be required for all new 
single and multi-family housing projects if 
the Planning Commission determines that 
the project will create additional demands 
for Child Care. 

The Planning Commission shall consider, as 
part of the Conditional Use Permit review, 
in addition to the criteria stated in Section 
15-1-10, the proposed building fur 
architectural compatibility of the proposec,I 
Child Care Center and shall also consider 
the following location ttl criteria guidelines 
and site requirements during the review 
process. 

Draft - 11/29/01 

(1) LOCATION CRITERIA. Locational 
Guidelines. For projects within a 
residential neighborhood, the Planning 
Commission shall consider the following 
location:al guidelines for 19p~tjp,g 'Child 
Cate.,Centers. 

(a) Traffic will n:ot be eneottraged 
onto local roads within a 
Subdivision is.discouraged.. tl:fid 
Location of Child Cat~:c~nters i~ 

, . , ,' - - --- ,- ', ~. ' ; - "' 'y•') - ' ".- ,', •> " 

encouraged.·s1lcb;:tJ:iatthe Center 
facility can be conveniently 
accessed byff;oI11 existing collector 
or arterial roads. 

(b) LocatjopThc facility is on the 
periphery of the subdivision or 
neig. liborhood'is1'"feferable tQ ~, •/ ·-·,,'./"<><::-,'- ·>->-,; __ ;_- /•,-.,~,.;.,;,,''"-!<,:.;:/,.,«i{",,.,;;~-'~"' 

location•.Withiitth'e.c~b.ter o:Pthe 
, : ' . : ''•<· .. · .,::'i'w /A,.· t.-·.,:::. /,.,' . · 

subdivision. .. '. ·· .. · ,·· ', ... ;; .. ;; .. · 

( c) The faeility ~hi!4ICl3,te Center 
is adjacent to a school, library, 
house of worship, or other 
traditional neighborhood facility 
with large landscaped areas or 
playing fields. 

(d) The facility ChildCare Centyr 
is conveniently accessed by public 
transportation. 

(e) The subdivision or multi-family 
project was designed to 
accommodate a Child Care Center. 

(2) SITE REQUIREMENTS. Site 
Requirements. The followi11g site 
reqttirements shall be observed. 
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(a) Parking. At lease one parking 
space shall be provided for each on
duty staff person per shift and one 
space for every six children cared 
for. 

(b) Circulation. An on-site vehicle 
turnaround, or separate entrance and 
exit points, and passenger loading 
area must be provided. 

(c) Fencing. An opaque fence six feet 
in height must be installed around all 
designated play areas. Dense 
shrubbery may compensate for 
fencing requirements provided that 
the lot is secured according to State 
regulations. If the lot is adjacent to 
open fields or playgrounds, a less 
opaque fencing material may be used 
with Planning Commission approval, 
but chain link fencing shall not be 
used. in: l'l:ny ttrel'l: of PMk City. 

(d) Play Areas. No structured area 
for active play or play structures may 
be located in a front yard. Play 
structures and equipment shall meet 
Consumer Product Safety 
Commission guidelines. 

(e) Density. No more than one Child 
Care Center shall be permitted in any 
one residential subdivision or multi
family project. If the Center is in a 
residential zone, it shall be no closer 
than 300 feet to a Family Group 
Child Care home within the same 
neighborhood. Family Child Care 
homes and other fainily child care 
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operations which are not regulate~ 
shall not be included in density ' 
calculations. 

(~ ~ot Size and Con~guration. T~e 
mm1mum Lot Area ~ for a Chiltl 
C 

• I 

are center w1thmo~ethanspqee' 
children shall be 12,000 square I 

feet. The lot shall be reasonably I 

standard in its configuration so th4t 
all portions are easily developed i 
for Child Care Use. The Planning I 
Commission may, at its discretio~', 
deny a Child Care Center on a Lo 
which is usually narrow or which 
does not allow for usable play I 

areas which are contiguous to the I 
structure. I 

(g) Setbacks. Standard setbacks 
shall be observed except thatChi 
Care Centers facilities located in,, 
residential ~ Di$tticts shall 
provide at least 18 f~~t side yards 
and 25 foot rear yards. I 

(h) Play Area within Setbacks. N~ 
mor~ than 50% of the State Code I 
reqmred play area may be within 

the standard setback area of the llt 
as defined in the underlying zone 
unless the setback area is adj acen 
to perpetual open space or playin 
fields. I 

(i) Signs. One small sign, either I 

free-standing or wall mounted, I 
may be permitted for a Child Carf 
Center. The sign must be no larger 
than six square feet, setback at I 

' 
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least ten feet from the property line 
and must conform to all other criteria 
of the Park City Sign Code. 

(j) EXCEPTIONS; The Planning 
Commission may grant an exception 
to these site requirements if it can be 
shown that the impact of the foeility 
Child Care Center on traffic 
circulation or on adjacent properties 
will not be increased if the exception 
is granted. 

15-4-:E-10. TIMESHARE PROJECTS. 

(A) INFORMATION TO BE FILED 
WITH TIMESHARE PROJECT 
APPLICATIONS. The Developer of any 
Timeshare Project other than a Timeshare 
Conversion shall file with the Planning 
Department the following information as 
part of a Building permit application: 

( 1) The proposed duration of 
Timeshare Intervals. , whieh shall 
not be less than seven (7) days. 

(2) Identification of the 
Timeshare Interval as a Timeshare 
Estate or Timeshare Use. 

(3) Any restrictions on the use, 
occupancy, alteration or alienation of 
Timeshare Intervals. 

( 4) A copy of the proposed 
Timeshare Instruments whereby the 
Timeshare Project is established, 
which may include, without 
limitation, the following: Timeshare 
Declaration; Condominium 
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Declaration; Covenants; 
Conditions and Restrictions; 
Declaration of Trust; Cooperative 
Articles of Incorporation; Bylaws 
and Proprietary Lease; Vacation 
Club Master Agreement and 
Membership Agreement; Vacation 
License Contract; Articles of 
Incorporation of Owners' 
Association; Bylaws of Owners' 
Association; Rules and 
Regulations; and Management or 
Agency Agreement for the 
maintenance of the Timeshare 
Project and/or units. 

(5) The name, address, and 
phone number of the managing 
Agent of the project having 
authority to act on behalf of the 
Developer and/or the Owners' 
Association in emergency 
situations. Any change in name, 
address or phone number of the 
managing Agent shall be filed with 
the Community Development 
Department and the Park City 
Business Licensing Division. 

( 6) The name, address and 
phone number of the central 
contact Persons for the Developer 
and/or the Timeshare Project for 
Business license, tax and utility 
service payments who will be 
responsible for making such 
payments on behalf of the 
Developer as provided by the 
Timeshare Instrument. Any change 
in name, address or phone number 
of the central contact Persons shall 
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be filed with the Community 
Development Department and the 
Park City Business Licensing 
Division. 

(7) Whether the Developer plans 
to offer resale assistance and/or 
exchange program affiliation to 
Timeshare Interval purchasers. 

(8) A description of the methods 
to Guarantee the future adequacy, 
stability and continuity of a 
satisfactory level of management and 
maintenance of the Timeshare 
Project. 

(9) Any other information that 
the Developer or Community 
Development Department deems 
reasonably necessary to the 
consideration of the project. 

(B) DENIAL OF NEW TIMESHARE 
PROJECTS. The creation of new 
Timeshare Projects is a Conditional Use. 
The Planning Commission and other City 
departments shall review the project 
according to the standards of review set 
forth in Section 15-1-10, as well as specific 
criteria stated in Section 15- 4-11, 
Timeshare Conversion, except that the 
consent of the unit Owners is required only 
in the case of a conversion of an existing 
Structure. 

Unless The Applicant has established that 
shall also demonstrate that there are is no 
seriously adverse effects on City services, or 
City finances through the loss of sales tax 
revenue, or adverse affect on the use of 
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convention and meeting space. ,-the 
projeet's Conditional Use Permit will be 
denied. 

(C) EXISTING PROJECTS 
EFFECT OF Til\iESHARE 
AMENDl\iENTS TO ORDINANCES. I 

Any Timeshare Proj eet established by a 
1 

Timeshare Instrument wherein Timeshare/ 
Intenals V{cre sold or offered for sale on l 
or before July 16, 1981, Md the rights an~ 
obligfrtions of all parties interested in any I' 

sueh existi~ Timeshare Project shall, to 
the extent that the Timeshare Instrument I 

eoneeming such existing Timeshare I 

P . . . . . h h" d h I reJ eet ts 1neons1stent wit ti ts an o~er I 

ordinances relating to Timeshare Proj eets~ 
be govemed and controlled by the I 

:::::::~:;:t::~:x:=!l 
ordinanee and by the terms of such 

1

1 

existing Timeshare Projeet's Tim:eshare 
Instrument to the extent that the terms of I 

:;e;e;:=:===t 
expansion of an existing Timeshare 
Project or the erefrtion of any additional 
Timeshare Intervals therein must fully 
comply with these amendments. 

This language conjlictswithJbe non7" 
conforming use language ttf!.dshouldbe 
cJ,eleteil: I 

15-4 -24. SALE OF Tl:MESIIARFt 
UNITS. I 

I 

70



P
ARK CITY MUNICIPAL CODE - TITLE 15 LMC, Chapter 4 - Supplemental 
Regulations 15-4-28 

(A) PRESALE OF TIMESHARE 
INTERVALS. Prior to the time that a 
Building permit has been obtained for a 
Tin1eshare Proj eet other than a Timeshare 
Co1n·ersion, or a Conditional Use Permit has 
been obtained for a Timeshare Conversion, a 
timeshare Developer may offer reservations 
to purehase Timeshare Intervals sttbjeet to 
the follo"vving reqttirements: 

( 1) A reservation to purehase a 
Timeshare Interval shall be binding 
ttpon the timeshare Developer bttt 
shall provide that the reservation 
may be eanecllcd by the prospeetive 
pttrehaser at any time prior to the 
date that a Bttilding permit has been: 
obtained for the Timeshare Proj cet if 
the projeet of vvhieh the Timeshare 
Interval is a part is a Timeshare 
Proj cet other thftfi a Timeshare 
Conversion, or a eonditional use 
permit has been obtained for the 
Tin1cshare Proj cet if the proj cet of 
whieh the Timeshare Interval is part 
is a Timeshare Corrversion. 

(2) The form of reservation 
agreement used by the timeshme 
Developer must eall for exeeution of 
a final eontraet of purchase before 
the prospeetive pttrehaser is legally 
bottnd to purchase the Timeshare 
lflterval, and exeetttion of stteh final 
eontraet of purehttse mtty not ta:ke 
plaee prior to the date that a: Bttilding 
permit has been obtained for the 
Timeshare Proj eet if the proj eet is a: 
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(B) 

Timeshare Proj eet other tha:n a: 
Timeshare CotYversion, or a: 
Conditiona:l Use Permit has been 
obtained for a: Timeshare Proj eet if 
the proj eet is a: Timeshare 
Conversion. 

(3) Any presale a:etivity by a 
timeshare Developer, its Agents, 
employees or subeontraetors mttst 
meet all reqttirements goveminis 
the offering or sale of Timeshare 
Intervals other thM the 
requirement for proj eet a:pprova:l 
pursttfl:ltt to a: permitted use or 
conditional ttse a:pplieation. 

VIOLATION8 OF 
REQUIREMENTS. Any timeshare 
Developer who violates the reqttiremen:ts 
of this seetion in the reservation: of 
Timeshare In:terva:ls sha:ll be gttilty of a 
Class B misdemeftftor and upon eoitVietion 
thereof may be punished by a fine and/or 
imprisonment as deseribed in the eurren:t 
Park City Criminal Code. Each sa:le or 
other violation shall be a separate offense. 
In addition to criminal penalties for 
violations of the provision of this Code 
relating to sales of Timeshare In:terva:ls, 
the City Council m:a:y, upon hearing at 
whieh the timeshare Developer is 
permitted to state his position, rescind the 
eonditiona:l use a:pproval, and ·vaeate the 
platting of Timeshare In:tervals or 
Timeshare Estates as to those ttnits whieh 
are not sold as of the date of reeision. 
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Regulation of Timeshare sales is not a 
function of the LMC. Regulated elsewhere, 

15-4 -112.Z. TIMESHARE 
CONVERSION CONVERSION, 
CONDITIONAL USE REQUESTS. 

(A) TIMESHARE CONVERSION. 
Developers of Timeshare Conversions shall 
file with the Community Development 
Department the following information as 
part of a Conditional Use Permit application: 

( 1) The proposed duration of 
Timeshare Intervals, which shall not 
be less than seven (7) days. 

(2) Identification of the 
Timeshare Interval as a Timeshare 
Estate or Timeshare Use. 

(3) Any restrictions on the Use, 
occupancy, alteration or alienation of 
Timeshare Intervals. 

( 4) A copy of the proposed 
Timeshare Instruments whereby the 
Timeshare Project is established, 
which may include, without 
limitation, the following: Timeshare 
Declaration; Condominium 
Declaration; Covenants, Conditions 
and Restrictions; Declaration of 
Trust; Cooperative Articles of 
Incorporation; Bylaws and 
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Proprietary Lease; Vacation Club I 

Master Agreement and I 

Membership Agreement; Vacation: 
License Contract; Articles of 1 

Incorporation of Owners' 
Association; Bylaws of Owners' 
Association; Rules and 
Regulations; and Management or 
Agency Agreement for the 
maintenance and operation of the 
Timeshare Project and/or 
Timeshare Units. 

(5) The name, address and 
phone number of the managing 
Agent of the project having 
authority to act on behalf of the 
Developer and/or the Owners' 
Association in emergency 
situations. Any change in name, 
address or phone number of the 
managing Agent shall be filed wit 
the Community Development 
Department and the Park City 
Business Licensing Division. 

( 6) The name, address and 
phone number of the central i 

contact Persons for the Developer I 
and/or the Timeshare Project for 
Business license, tax and utility 
service payments who will be 
responsible for making such 
payments on behalf of the 
Developer as provided by the 
Timeshare Instrument. Any chan e 
in name, address or phone numbe 
of the central contact Persons shaUl 
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be filed with the Community 
Development Department and the 
Park City Business Licensing 
Division. 

(7) A list of all Owners of the 
Property being converted, or if the 
Property has previously been divided 
into separately owned units, 
Dwelling Units or Lots, a list of all 
Owners of such units, Dwelling 
Units or Lots. This list shall be 
prepared by a title company or 
licensed abstractor. 

(8) A plan showing in reasonable 
detail the means by which the 
Timeshare Conversion will comply 
with the Park City parking 
requirements for Timeshare Projects, 
including the purchase of any 
necessary additional Property. 

(9) Evidence of a review and 
approval by the appropriate sewer 
district and the Park City Water 
Department regarding anticipated 
increases in sewer flows and water 
use resulting from the change in use. 

(10) For the conversion of any 
units in any Condominium project or 
Dwelling Units in any Planned Unit 
Development project, the written 
statements from not less than sixty 
five percent (65%) of the Owners of 
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all existing units or Dwelling Units 
in the project indicating their 
unconditional approval of the 
Timeshare Conversion signed by 
such Owners not more than ninety 
(90) days prior to the date of the 
application for a conditional use 
permit. 

(11) Any other information that 
the Developer or Community 
Development Department deems 
reasonably necessary to the 
consideration of the project. 

(B) CONDITIONS FOR 
CONVERSION APPROVAL. In 
determining whether, and under what 
conditions, to issue a Conditional Use 
Permit for Timeshare Conversions, the 
City shall review the following conditions 
and considerations and approve the project 
if: 

(1) Timeshare Conversion will 
have no serious adverse effect on 
present and future City services, 
including loss of sales tax revenue 
due to time share uses being 
exempt from sales tax. The 
cumulative effect of the subject 
project and other Timeshare 
Projects may be considered. 
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(2) Timeshare Conversion will 
have no serious adverse effect on 
traffic circulation and parking. 

(3) The Applicant's ability to 
Guarantee the future adequacy, 
stability and continuity of a 
satisfactory level of management and 
maintenance of the Timeshare 
Conversion. 

( 4) Whether an office of the 
managing Agent or agency is located 
locally or within the Timeshare 
Conversion and the impact that may 
cause. 

(5) Timeshare Conversion will 
have no serious adverse effect on 
meeting space, convention Business 
and Nightly Rentals within the City. 
The cumulative effect on the 
proposed conversion and other 
existing projects may be considered. 

(6) Compliance with this Code, 
parking requirements, Park City 
Planning Commission policies, the 
City's Comprehensive Plan, and 
other applicable City ordinances and 
guidelines in force at the time of 
application. 

(7) Compliance with the Park 
City Uniform Building Code and 
other Park City Building Department 
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regulations in force at the time of 
application. I 

I 

(8) Any other factors that the 
I 

Applicant or Planning Commissioiji 
deems reasonably necessary to thei 
consideration of the Timeshare I 

Conversion. I 

(9) For the conversion of any i 

units in any Condominium project!' 
or Dwelling Units in any Planned 
Unit Development project, the I 
written statements of not less than I 
Owners of sixty five percent (65%~ 
of all existing units or Dwelling I 

Units in the project indicating theip 
unconditional approval of the / 
Timeshare Conversion signed by 

1 

such Owners not more than ninety 
(90) days prior to the date of the 
application for a conditional use 
permit. 

(10) The Structure proposed fo 
conversion is in substantial 
compliance with the Building 
codes and fire codes adopted by 
Park City. 
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Department, subject to ratification by the 
Planning Commission, or the City Council 
shall give written findings on the matter, and 
state specifically the reasons for the denial. 

(D) OFF-PREMISES TIMESHARE 
CONTACTING LOCATIONS 
PERMITTED SUBJECT TO A 
CONDITIONAL USE PERMIT. In 
determining whether, and under what 
conditions to issue a conditional use permit 
for an off-premises timeshare contacting 
location, the Community Development 
Department may consider: 

( 1) The impact the off-premises 
contacting location may have on 
pedestrian and vehicular traffic 
circulation in the Area. 

(2) The proximity of the off-
premise contacting location to other 
off-premises contacting locations 
servicing the same Timeshare 
Project. 

(3) Whether the off-premise 
contacting can be confined to a 
completely enclosed Building. 

( 4) Compliance with this Code 
and Park City Planning Commission 
policies, the City's Comprehensive 
Plan and other applicable City 
ordinances and guidelines in force at 
the time of application, and 
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compliance with the Business 
licensing provisions of Park City. 

(5) Any other factors that the 
Applicant or Planning Commission 
deems reasonably necessary to the 
consideration of the off-premises 
contacting location. This provision 
shall not apply to licensed 
solicitors, soliciting on behalf of 
timeshare companies in the fully 
enclosed premises of another 
Person with the consent of that 
Person. No conditional use permit 
is required under these 
circumstances. 

(E) TIMESHARE CONVERSIONS. 
Existing projects, properties or units, 
including, without limitation, those 
presently owned and operated as 
Condominiums, Planned Unit 
Developments, Hotels and Motels, shall 
not be converted to Timeshare Projects as 
defined in Section.15":1?:-l Chapter 2 
without first obtaining a Conditional Use 
Permit as required by this Chapter. A 
Conditional Use Permit must be obtained 
for the conversion of each separate project 
or Property being converted. 

15-4-21. COMPLETION OF SITE 
lMPROVEl\fENT 'NORK PRIOR TO 
THE APPROVAL OF PLATS OR 
ISSUANCE OF CERTIFICATES OF 
OCCUPANCY. 

(A) POLICY. 
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( l) SECURITY REQUIRED. 
In order to protect the City from the 
finftfl:cittl burdens resulting from 
dttmttgc to or increttscd mttintcmmcc 
costs f01 City facilities thttt may 
occur tts tt result of incomplete or 
inttdcqutttc S itc inrprovcmcnts on 
privttte construction proj cets, it is the 
policy of the City to require thttt 
Developers either complete ttll Site 
imprO'v'Cments prior to OCCtlf'ttney, or 
if thttt is not possible, thttt adcqutttc 
finttncial security fur thttt 
completion, together with a right of 
entry to the Property to complete that 
work be grnnted to the City. It is 
spceificttlly the intention of the City 
to require thttt storm drttinagc ·.vork, 
paving, curb ttnd gutter, tttility 
facilities, soil retention Structure, 
and landsettping as needed to control 
erosion be conrplctcd ttceording to 
stttndttt·ds adopted by the City, so 
thttt residents ttnd ttl:Xf'ttyers ttt lttrge 
arc not required to pay the costs of 
damage 1epttir or disproportiontttcly 
incrcttscd mttintcnttncc fur mads, 
storm drainage, or other utility 
facilities. No plat will be ttppro·v'cd, 
where required, tmd no ccrtifictttc of 
occupttncy granted mtless ttnd until 
adcqutttc finttttcial security is posted 
in accordtmec Vv'ith this section. 

(2) NO THIRD PARTY 
BENEFICIARIES INTENDED. It 
is the intention of the City thttt this 
financittl security given by the 
Developer be limited to a contrttet 
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(B) 

bct·Ncen the City ttnd the : 
Developer fur the express purpose i 
of pren·iding for the protcctie>n e>f I 

City facilities and climinatie>n of I 
conditions which could become 
public nuisances. It is not intended! 

that thi• •eemily be ..,.;1o1>!e fur i 
payment of subcontractors or 
mtttcrial Stlf'pliers in the nature of 
surety bond, or that the security 
provided become ttvailablc to the 
purchasers of Property to correct 

purposes other thttn those stttted in 
this section Md the time and 
mttttner of the cxpCflditurc, and 
prioriti:l:ation of work performed 
shttll rest in the sole discretion of 
the Commooity Development 
Director. 

CONSTRUCTION 
ACCORDING TO APPROYED I 

PLANS. All construction shall be 
eompleted tteeording 16 the ttpproved pll' 
on vvhieh the Building perm.its were 
issued. The ttppro·v cd pltlfls shall ttlso I 

include the Site improvements shown on 
the Site plttn. For purposes of this Code, 

on the set of plttns on 'vvhich the final 
ttpproval ttnd Building permits arc based. 
Deviations from the ttpprovcd plans must 
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be ttpproved in advance by the Community 
Development Depftl'tment. 

(C) SECURITY FOR COMPLETION. 
No certificate of oeeupaney ·will be issued, 
nor a1ty plat ttpproved Vv'h:en plats are 
1equired by this Code, unless the Building 
and all required Site improvemcrtts arc 
emnpleted, or the Developer has provided 
adequate security to Guarftfttee completion 
of the Site impro•vements. When the Site 
improvements an:d the Building earmot be 
completed simultaneously due to weather 
conditions or other factors beyond the 
control of the Developer, excluding finftllcial 
inability to complete the project, the City 
ntay grant plat ttpproval for recording Md/or 
issue Certificates of OecupMcy for the 
project, p1·ovided the follo·wing conditions 
ftlC met: 

( 1) The Building or Buildings, or 
portions thereof, on the Property to 
be platted or occupied have been 
constructed in accordftftee with the 
ttpprovcd plMs for those Buildings, 
and arc in full compliftftee • .. vith 
ttpplicable Building and fire codes, 
and arc completed to the extent that 
only exterior Site itnprovemcnt work 
remains unfinished; Md, 

(2) The Building Official 
determines that occupancy of the 
Buildings, 01 portions thc1cof, prior 
to completion of required Site 
iinpro•vc1ncnts is safe and that Access 

Draft - 11129/01 

for emergency vehicles is adequate 
vv·ith the Site improvements 
unfinished; Mtd, 

(3) The Developer posts 
adequate security for the benefit of 
the City to insure completion of the 
Site improvements in full 
compliftftcc with the approved 
plftfts ·within one year from the date 
of plat approval, if required, or 
issuMcc of the certificate of 
occupMey, whichever occurs first. 

(D) AMOUNT OF SECURITY. The 
ft111ount of the security to be posted by the 
Developer shall be determined by the 
Community Development Department, 
ftftd shall be equal to 125% of the Mtount 
reasonably estimated by the Dcpftl'tmcnt as 
being ncccssftfy to complete remaining 
Site improvements as shown on the 
ttpprovcd plftfts. In the event that the 
Developer disputes the cost estimate of the 
Department, the Developer may prove a 
lo·.vcr construction cost by pro·tiding 
binding contracts bctvv·ccn the Developer 
Md contractor or subcontractor 
appropriate to perform the required work 
at ft stated, fixed price. These contracts 
must be supported by ft 100% pcrformMec 
bond, insurittg pcrformMcc by the 
subcontractor or contractor. Bid proposals 
are not satisfactory for this purpose. If the 
contracts submitted arc acceptable in form, 
the Mtount of security required shall be 
125% of the total contract price of all such 
co1maets submitted, plus the estimated 
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rcttsonable cost of performing MY work not 
covered by the contracts. Specifications in 
such emttraets sha:ll be sufficiently elea:r to 
identify the work ettllcd for under the 
contract. 

(E) TERM:S OF SECURITY. The 
term:s of a:ny security a:mm:ge1nmt offered to 
the City shttll sta:tc a date certain b)' Vv'hich 
the Developer ag1ees to have Site 
iinpro·veinent work completed in accordance 
with the plan:s, and fttrther proYide that in 
the event that the Developer has not 
completed required Site improvemettt work 
by that date, the City Inay at its option and 
on its schedule, drn·vv on the funds in Escrow 
Escrmvcd, or credit established, or such 
other security dcYicc by its o'vvn act, and 
sha:ll not be required to obtain consent of 
Developer to withdraw funds for eotttpletion 
ofthe work shown on appro•ved plans. The 
City's actual costs in admi11istering the 
completion of wori<: in the e•vent of a default 
by the Developer shall be 1eimbursed from 
the Eserovv or other security arrangemettts. 

(F) FORl\I OF SECURITY. Security 
arrangements offered in lieu of simultaneous 
cmnpletion of Buildi11gs a11d Site 
improvcinents shall be in an amount fiX:ed 
under the terms of Section 15 1 13(D), a:nd 
shall be in: 011e or more of the following 
forms: 

( 1) An irrevocable letter of credit 
from a bank ttuthmiz~ed to do 
Business in the State of Uta:h, 

Draft - 11/29/01 

naming Pa:rlc City MUllieipa:l 
Corporation as the payee of funds 
drft'Nn against that letter of credit 
ftftd Gua:rtm:tceing the availability 
of funds fur one yea:r, or, 

(2) A deposit of cash vvith a 
third party Escrow, or, 

(3) An agrecmettt with the 
construction lender providing that 
the lender •.vill withhold funds in 

above as approved by the City. 

I 
(G) RETAlNEB AMOUNT J 
RETAINAGE. The fl:ftlount in eX:eess o 
the actual construction costs, bttt in no i 
evettt more than twenty five percent (25~t) 
of the actual construction cost, shall be I 
held for a period of one yea:r fullovving 

Hnol in'J'eetien orul "l'l'l"'Vol of !he Sile j 
iittprovcmcnt work by the City. No 
retained a:mouttt rctainage shall be held f1 r 

I 
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landsettping i111provements onee the 
installatimi: of the required materittls htts 
been ttpproved by the City. The rettti:ttcd 
amoUii:t 1 etttinage mnount mtty be provided 
in any of the wttys deseribed in Section 15· 
l • 13 (F). If the De·veloper fails to prnvidc 
new seeurity instruments within thirty (3 0) 
days frnm the expiration of the seeurity 
instrmncnts provided for the initittl 
eenstruetion under Seetion 15 1 13(F), the 
City shttll make a demand or drft'vv on thttt 
seeurity to the extent of the required retttined 
amount, and hold the proceeds in eash until 
and unless other adequate seeUI ity, as 
prnvided in this Code, is posted by the 
Developer. The retained a:m:otmt retainage 
will be used to replaee or repair ftft)' Site 
imprnvements whieh fail or appear to be 
defeetive during the one year period. The 
eorreetive 'vvork may be done by the City or 
the Developer. At the eoni:pletion of that 
·work, the rettti:ned ftli:i:ount 1etainage, or so 
rnueh of it 1 e1nains, shall be released. 
Retained ftlnounts rnay be dra•.vu ftftd applied 
to any outstanding fees ov.·ed by the 
Developer to the City, pro•vided that sueh 
fees are imposed by ordinanee and the 
amount of the fees is not be eontested by the 
Developer. 

(II) MODIFICATION OF PLANS. A 
Developer may, at its option, request 
modifieations to plans covering Site 
improvement work by submitting revised 
plftfis to the Community Development 
Departmrnt for revievv and aetion. Until the 
revised plans have reeeived appro•val by the 
Department, the Developer shall be required 
to offer seeurity for the performanee of the 

Draft - 11129101 

Site improvement 'vvork tts shoVVfi on the 
last set of plttns to hft've reeeived 
Depttrtment appro·vttl. Upon aeecptanee of 
revised J'lans by the DeJ'ftrtment, the City 
shall relettse ttny eash, eredit or other 
seeurity held, which is in excess of 125% 
of the eompletion eost, estimttted, of work 
shown: on the most reeently reYised plM:. 
If the modification of the plttns increases 
the eost of required Site improvements, 
additionttl seeurity must be provided by 
the Developer to eover the inereased eosts. 

(I) PAYMENT OF INTEREST. 
Any interest tteeniing on funds in Eserow 
shttll, unless expended for eo:m:pletion of 
Site improvements required, inure to the 
benefit of the Developer upon release ttnd 
not to the City, and the City shttll not be 
required to pay interest to the Developer 
on ftfiY funds in Esy~()"\V Eserovved for this 
purpose. 
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leqnired ttnder other provisions of the Land 
Management Code. 

(K) SINGLE FAMILY HOMES. This 
provision shall apply to all constrnction in 
Pmk Cicy, inclnding single fmnily homes, 
provided, ho~ever, that the mnonnt of 
seem iey 1 eqnir ed for single fmnily homes 
shall be the reasonably estimated cost to 
complete constr nction of any retained 
amonr:rt mid drainage works on a lm,or and 
materials basis, and the estimated cost to 
complete landscaping, to the extent 
necessary to hold the soil in place, on the 
basis of materials only. 

(L) PHASED PROJECTS. Site 
improvements applicm,le to each phase of a 
phased project or Development shall be 
completed or secnr iey for completion 
provided as each phase is constrncted 
andeithe1 platted 01 occnpied. Site 
improvements on othe1 phases of the 
project shall be completed 01 secn1iey 
offe1ed as those phases me completed. 

This language has been moved to Chapter 
1 as part (f th;s revision. It 1vill become 
Section 

15-1-13 and the sections following it in 
Chapter 1 will be renumbered .. This ~will be 
re.fleeted in the ordhwnce to adopt phase II. 

15-4-12B. CONDOMINIUM 
CONVERSION. 

Existing Structures shall not be converted 
to Condominium ownership without first 
receiving the review and recommendation 

Draft - 05/21/02 

of the Community Development 
Department, City Attorney, and record of 

1 
I 

survey plat approval from the City. Requiredl 
Public Improvements and landscaping shall 
be completed at the time of conversion or I 

security provided to ensure completion as 
provided by ordinance. The Structure must 
be brought into substantial compliance with 
the Building code as a condition precedent 
to plat approval. Timeshme Conve1sion is 
addressed in Section 15-4-21. ?? 

15-4 -2-513. REGULATION OF THE 
PLACEMENT OF SATELLITE 
RECEIVING ANTENNAS. 

(A) PURPOSE. To ensure that Satellite 
Receiving Stations do not have an adverse 
impact on aesthetic values and public safety 
in residential, commercial and industrial 
Areas, and the Historic District, installation 
of these devises is governed by the 
following regulations. The intent of these 
requirements is to locate such Antenna and 
equipment where they are least visible from 
Public Streets and public Areas and, to the 
extent possible, provide Screening from 
adjacent Property Owners. 

(B) PERMIT REQUIRED. The 
installation of Satellite Receiving Stations, 
unless otherwise provided in this ordinance, 
shall be deemed a permitted use. It shall be 
unlawful to install any Satellite Receiving 
Station reater than two feet 2' in diameter 
without first having obtained a Building 
permit from the City. Plans of such 
Satellite Receiving Station shall be 
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I 

-il:iftll be 6eeme6 a l'ermitted nse. It sha:H:-.be 
ttsl1rnfttl to install any ~atellite fteceiving 
Sta-tien without first having obtained a 
Btiilaiag fl01'Hiit from tl:ie City . ..Plans of 
SWIDA. ~atellite R ecejyjng Statigg, i.ball Ge· 
submitted with each application for a 
Building permit, which shall include a Site 
plan indicating the height, color, location, 
Setbacks, foundation detail, landscaping, 
and Screening and such plan shall be 
subject to approval by the Community 
Development Department. 

(C) INSTALLATION STANDARDS. 
The following standards apply to the 
installation of a Satellite Receiving Station 
that is greater than 2' in diameter: 

(1) HEIGHT. Ground-
mounted receiving stations shall be 
limited to a maximum height often 
feet ( 1 O') above Grade. Height of 
the receiving station shall be 
measured from the highest point of 
the apparatus to the finished Grade 
beneath the apparatus, with the 
apparatus set in its operating 
position. Finished Grade may not 
be raised to form mounds or berms 
to accommodate increased heights 
for receiving stations. 

(2) SETBACKS. Satellite 
Receiving Stations installed on the 
ground must maintain all normal 
Building Setbacks applicable to the 
zone in which the station is located. 

Draft - 11129/01 

If Setbacks are not specified for thF 
Development, Setbacks for the , 
underlying zone must be met. Thd 

I 

Community Development Directot. 
may vary Setback requirements if Fe 
most effective Screening can be 'I 

achieved by placing the station 
within one of the required Setbacl 

(3) LOCATION. All ground 1 

based receiving stations shall be : 
located behind the front facade off' e 
Main Building on the Site. Statio s 
may be allowed in the Front Yard 
Area if it can be shown that no oth6r 
reasonable locations are available I 

and that Site specific conditions '1 

including steep Grades, dense I 
vegetation, or other natural feature 
which serve to Screen the receivin 
station exist on the Site. A Satelli e 
Receiving Station may be located n 
the Front Yard Area only upon r. 
written approval by the Communit 
Development Department Directo 

1

. 

I 
(4) SCREENING. Each I 

Satellite Receiving Station mount~d 
on the ground shall be Screened frtm 
ground view from Public Streets, 
rights-of-way, parks and golf cour~es 

through the addition of vegetat~v~t 
and non-vegetative features and/or 
landscaping as shall be approved y 
the Planning Department. Screeni g 
may also be required for adjacent I 
Property Owners. Screening shall 1 

consist of a combination of design 
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elements involving a variety of 
sizes, shapes and textures that 
harmonize with the elements and 
characteristics of the Property. 
When initially installed, Screening 
shall include at least three (3) tall 
shrubs or trees the height of which 
is at least equal to the height of the 
Satellite Receiving Station, and low 
level Screening to protect the 
reception window such that the 
structural base is not visible from 
beyond the boundaries of the Site. 
A security shall be required to be 
posted to ensure installation of 
required Screening. The security 
shall be 125% of the estimated cost 
of the Screening. 

(5) MATERIALS AND 
COLOR. All installations shall 
employ materials and colors that 
blend with the surroundings. All 
receiving stations shall be a dark 
neutral color and satellite dish 
Antennas shall be of a wire mesh 
material. Variations may be 
reviewed by the Community 
Development Department. Highly 
reflective materials shall not be 
permitted. 

(6) ROOF OR WALL
MOUNTED. Roof or wall
mounted Satellite Receiving 
Stations will be approved only if 
they do not extend above the ridge 
line of the roof or wall to which 
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they are attached, are not located on i 
the portion of the roof or wall i 
fronting on any Public Street, and 
maintain normal Setbacks. Satellite 
Receiving Stations on flat roofs may 
be approved if they are Screened by 
the addition of architectural features 
which integrate with the 
characteristics of the Structure and 
are not located on the portion of the 
roof fronting on any Public Street. 
The receiving station and Screening 
shall not exceed the maximum heig t 
limit for the zone, except as allowed 
by this Code for Architectural 
Details such as chimneys, vents, or 
similar Structures. Roof or wall
mounted receiving stations in the 
Historic District may be approved bt 
the Historic District Commission I 

providing no other feasible location 
exists and they meet the criteria of 
this section. The HDC shall review 
all applications for receiving station 
and shall consider Screening 
materials, integration into the 
Structure, visibility, size of the 
receiving station and such other 
factors as deemed necessary by the 
HDC to achieve Compatibility of tht 
receiving station with the I 

architecture and aesthetics of the I 

Historic District. 

(7) CABLES TOBE 
UNDERGROUND. All wires 
and/or cables necessary for the 
operation of the receiving station 
shall be placed underground rather 

I 

I 
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than installed overhead. Wires or 
cables attached flush with the 
surface of a Building or the 
Structure of the receiving station are 
the only exceptions. 

(8) MULTI-FAMILY 
DEVELOPMENT. One (1) 
Satellite Receiving Station shall be 
allowed per project. A second 
receiving station may be allowed 
upon written approval by the 
Community Development 
Department Director. A letter from 
the Owner's Association or 
Management Committee indicating 
consent to the location of the 
Satellite Receiving Station shall be 
required as part of the permit 
application filed with the City. 

(D) SUBDIVISION AND 
CONDOMINIUM COVENANTS. Many 
Subdivision and Condominium covenants 
may address the location of Satellite 
Receiving Stations within Condominium 
units and the Lots of a Subdivision. The 
City is not a party to those covenants, and 
no permit from the City shall have the 
effect of overriding or amending those 
covenants which might be more restrictive 
than this ordinance. Applicants for permits 
for the installation of Satellite Receiving 
Stations are advised to determine what 
private land use restrictions apply to their 
Site before applying for the permit from the 
City. If the proposed installation is within 
the Common Area of a Condominium or 
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Planned Unit Development, and the 
application submitted is not in the name of 
the Owner's Association or Management 
Committee, the Applicant shall provide a 
letter from the Owner's Association or 
Management Committee indicating consent 
to the location of the Satellite Receiving 
Station within the Common Area has been 
granted as a part of the permit application 
filed with the City. 

(E) PENALTY. Violations of this 
ordinance are a Class "C" misdemeanor, and 
upon conviction, violators may be sentenced 
to a fine described in the current Park City 
Criminal Code. If the violator is a licensed 
contractor or vendor of Satellite Receiving 
Stations, the Business license of the 
contractor or vendor shall forfeit upon the 
second conviction within any one calendar 
year, provided however, that a new license 
may be issued upon payment of the 
applicable license fee. 

15-4 -3614. TELECOMMUNICATION 
FACILITIES. 

The intent of this section is to ensure that 
telecommunications facilities are 
Compatible with the unique characteristics 
of each zoning district of Park City, and that 
adverse impacts on community quality and 
safety in residential, commercial and 
industrial Areas, are mitigated. The intent of 
these requirements is to locate 
Telecommunications facilities and related 
equipment where they are least visible from 
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15-~-41 
Public Streets, public Areas and designated 
view corridors and, to the best extent 
possible, provide Screening from adjacent 
Property Owners. The installation of these 
devices is governed by the following 
regulations. 

(A) PERMIT REQUIRED. The 
installation of telecommunication facilities, 
unless otherwise addressed in this Code, 
shall be deemed a conditional use and 
subject to the Park City Building Permit 
process. It shall be unlawful to install any 
telecommunication facility without first 
having a Conditional Use Permit and 
Building Permit from the City. 

(B) DEFINITIONS. 

(1) ANTENNA. A device that 
transmits and/or receives 
Telecommunications and/or radio 
signals for Telecommunications. 

(2) ANTENNA, DRIVE 
TEST. A Temporary Antenna 
which is used for field testing of 
Telecommunications signals and 
possible locations but does not 
provide Telecommunications to 
customers. 

(3) ANTENNA, ENCLOSED. 
An Antenna or series of individual 
Antennas entirely enclosed inside a 
Structure including but not limited 

Draft - 11/29/01 

I 

to a cupola or wall of a Building or/ 
chimney. 1 

(4) ANTENNA, I 

FREESTANDING. AnAntenna I 
mounted on or within a stand-alone

1 

support Structure including but not i 
limited to a wooden pole, steel pole~ 
lattice tower, utility pole, lift tower,! 

I 
light standard, flag pole or other 
vertical support. 

(5) ANTENNA, ROOF 
MOUNTED. An Antenna or serie 
of individual Antennas mounted on a 
roof of a Building. 

(6) ANTENNA, 
TEMPORARY. An Antenna use 
for a time period of less than thirty 
(30) days. 

(7) ANTENNA, WALL 
MOUNTED. An Antenna or serie 
of individual Antennas mounted 
fully against the exterior face of a 
Building including on the face of a 
chimney or penthouse. A wall or 
face of a Building is defined as the 
entire Area of all exposed vertical 
surfaces of a Building that are abo~e 
ground and facing approximately ,e 
same direction. 

(8) CO-LOCATION. The 

1

1 

location of Telecommunication 
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facility on an existing Structure, 
tower or Building in a manner that 
precludes the need for that 
Telecommunications facility to be 
located on a free-standing Structure 
of its own. 

(9) EQUIPMENT SHELTER. 
A cabinet or Building used to house 
equipment for Telecommunications 
Facilities. 

(10) STEALTH 
TELECOMMUNICATIONS 
FACILITY. A 
Telecommunications Facility which 
is disguised as another object or 
otherwise concealed from public 
view. 

( 11) TELECOMMUNICATIONS. 

The transmission, between or 
among points specified by a user, of 
information of the user's choosing, 
without change in the form or 
content of the information as sent or 
received. 

(12) TELECOMMUNICATIONS 
FACILITY. A 
Telecommunications Facility 
consists of Antenna, Equipment 
Shelters and related Structures used 
for transmitting and/or receiving 

Draft - 11/29/01 

Telecommunications and/or radio 
signals. 

(14) TECHNICAL 
NECESSITY. A particular design, 
placement, construction, or location 
of a Telecommunications Facility 
that is technically necessary for 
Telecommunications consistent with 
the Federal Telecommunications Act 
of 1996, as amended. 

(C) SUBMITTAL REQUIREMENTS. 
A Complete Application shall include all 
elements of the proposed 
Telecommunications Facility and shall 
produce all information required by the 
Telecommunications Facility Application. 
Applicants shall provide tl).e following 
submittal requirements. 

( 1) Each Applicant shall present 
documentary evidence regarding the 
need for Telecommunications 
Facilities within the City. This 
information shall identify the 
Applicant's existing 
Telecommunications Facilities and 
coverage Areas to demonstrate the 
need for the proposed 
Telecommunications Facility within 
the City. 

(2) An Applicant proposing to 
erect a new Telecommunications 
Facility shall provide documentary 
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evidence that a legitimate attempt 
has been made to locate the new 
Telecommunications Facility on 
existing Buildings or Structures or 
as a co-location. Such evidence 
shall include a radio frequency 
engineering analysis of the potential 
suitability of existing Buildings or 
Structures or co-location Sites in the 
radio frequency coverage Area for 
the proposed Telecommunications 
Facility. Efforts to secure such 
locations shall be documented 
through correspondence between 
the Applicant and the Property 
Owner(s) of the existing Buildings, 
Structures or co-location Sites. 

(3) Applicants proposing to 
construct new Telecommunications 
Facilities shall document the 
locations of all of the Applicant's 
existing Telecommunications 
Facilities that provide 
Telecommunications within the 
City, as well as any changes 
proposed within the following 
twelve-month period, including 
plans to discontinue or replace such 
existing Telecommunications 
Facilities. Applicants shall provide 
competent testimony from a radio 
frequency engineer regarding the 
suitability of potential 
Telecommunications Facility 
locations in relation to the 
Applicant's existing 
Telecommunications Facilities. 

Draft - 11/29/01 

( 4) Each application shall 
include a Site location alternative 
analysis describing the location of 
other Sites considered for the 
proposed Telecommunications , 
Facility, the availability of those i 

Sites, the extent to which other Sitet 
do or do not meet the Applicant's I 

Telecommunications needs and the I 
reason why the subject Site was 
chosen for the proposed 
Telecommunications Facility. The 
analysis shall address the following 
issues: 

(a) How the proposed 
location and 
Telecommunications Facilit 
relate to the object of 
providing full 
Telecommunications servic s 
within the City Area; 

(b) How the proposed 
Telecommunications 
Facilities relates to the 
location of the Applicant's 
existing Telecommunicatio s 
Facilities that provide 
Telecommunications within I 
and near the City; 

( c) How the proposed t 
Telecommunications F acilit 
relates to the Applicant's 
anticipated need for 
additional I 

I 

I 
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Telecommunications 
Facilities that provide 
Telecommunications within 
and near the City; 

( d) If applicable, how 
the Applicant's plans 
specifically relate to, and are 
coordinated with, the needs 
of all other 
Telecommunications 
providers within and near 
the City. 

(5) A visual impact study, 
graphically simulating through 
models, computer enhanced 
graphics or similar techniques, the 
appearance of any proposed 
Telecommunications Facility and 
indicating its view from at least five 
(5) locations around and within one 
mile of the proposed 
Telecommunications Facility will 
be most visible. 

(D) COMPLIANCE WITH OTHER 
LAWS. Telecommunications Facilities 
shall comply with applicable Federal 
A via ti on Administration and Federal 
Communications Commission regulations 
available. Evidence of substantial 
compliance must be submitted prior to the 
issuance of a Building Permit for a 
Telecommunications Facility. 

Draft - 11129/01 

(E) NOT ESSENTIAL SERVICES. 
Telecommunications Facilities shall be 
regulated and permitted pursuant to this and 
other applicable sections of the Park City 
Land Management Code, General Plan and 
Sensitive Lands Ordinance and shall not be 
regulated or permitted as essential services, 
public utilities or private utilities. 

(F) CONDITIONAL USE REVIEW 
PROCESS. A Conditional Use Permit is 
required for all Telecommunications 
Facilities. The Community Development 
Department shall review all 
Telecommunications Facility Applications 
and forward the applications to the Planning 
Commission. The Planning Commission 
shall review an application pursuant to 
Section 15-1-10 herein. 

(1) NOTICING. Noticing of all 
applications shall comply with 
Section 15-1.10( c) which requires a 
published notice of not less than 
fourteen (14) days prior to the 
hearing and courtesy mailed notice to 
Owners of Property within 300 feet 
of the proposed Telecommunications 
Facility. If there are no occupied 
properties within 300 feet, notice 
shall be given to the closest, 
registered Home Owners 
Association. 

(2) CONSENT AGENDA 
REVIEW. Applications meeting the 
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(D) 

Telecommunications 
Facilities that provide 
Telecommunications within 
and near the City; 

( d) If applicable, how 
the Applicant's plans 
specifically relate to, and are 
coordinated with, the needs 
of all other 
Telecommunications 
providers within and near 

_the City. 

(5) A visual impact study, 
graphically simulating through 
models, computer enhanced 
graphics or similar techniques, the 
appearance of any proposed 
Telecommunications Facility and 
indicating its view from at least five 
(5) locations around and within one 
mile of the proposed 
Telecommunications Facility will 
be most visible. 

COMPLIANCE WITH OTHER 
LAWS. Telecommunications Facilities 
shall comply with applicable Federal 
Aviation Administration and Federal 
Communications Commission regulations 
available. Evidence of substantial 
compliance must be submitted prior to the 
issuance of a Building Permit for a 
Telecommunications Facility. 
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(E) NOT ESSENTIAL SERVICES. I 

Telecommunications Facilities shall be t' 
regulated and permitted pursuant to this an 
other applicable sections of the Park City 
Land Management Code, General Plan and 
Sensitive Lands Ordinance and shall not b~ 
regulated or permitted as essential services 
public utilities or private utilities. 

(F) CONDITIONAL USE REVIEW 
PROCESS. A Conditional Use Permit is 
required for all Telecommunications 
Facilities. The Community Development 
Department shall review all 
Telecommunications Facility Applications 
and forward the applications to the Planni 
Commission. The Planning Commission 
shall review an application pursuant to 
Section 15-1-10 herein. 

I 

(1) NOTICING. Noticing of ll 
applications shall comply with 
Section 15-1.10( c) which requires 
published notice of not less than 
fourteen ( 14) days prior to the 
hearing and courtesy mailed notice to 
Owners of Property within 300 fee 
of the proposed Telecommunicatio s 
Facility. If there are no occupied 
properties within 300 feet, notice 
shall be given to the closest, 
registered Home Owners 
Association. 

(2) CONSENT AGENDA i 
REVIEW. Applications meeting ,he 

I 

I 
! 
i 
i 
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(G) 

Consent Agenda Review criteria 
will be placed on the Planning 
Commission's agenda and will not 
require a public hearing. 
Applications placed as a consent 
agenda item may be removed by the 
Planning Commission from the 
consent agenda and set as a public 
hearing on the same date or a later 
meeting of the Planning 
Commission at the Applicant's 
discretion. 

(3) PUBLIC HEARING. 
Applications requiring a public 
hearing shall be placed on the 
Planning Commission's regular 
agenda for review. 

SITE REQUIREMENTS. 

(1) SETBACKS. The 
placement of Telecommunications 
Facilities on a Lot shall comply 
with the Setbacks of the underlying 
zone as stated herein. 
Telecommunications Facilities shall 
comply with the Setbacks for main 
Structures and shall not be 
determined accessory Structures. 

(2) HEIGHT. The 
Telecommunications Facilities shall 
comply with the base height 
requirement, as stated in Title 15 of 
the Land Management Code, for the 

Draft - 11129/01 

zone in which it is placed. The 
height shall be measured from the 
Grade or roof beneath to the top of 
the Antenna or mounting hardware, 
whichever is higher. The following 
exemptions shall apply: 

(a) Roof Mounted 
Antenna, placed on a flat 
roof, may extend up to ten 
feet (10') above the existing 
Structure, provided that the 
Antenna Setback from the 
edge of the roof is a 
minimum distance equal to or 
greater than the height of the 
Antenna. 

(b) Roof Mounted 
Antenna, placed on a pitched 
roof, may extend a maximum 
of five feet (5') above the 
existing Structure. 

(3) Use of Property. The 
Telecommunications Facility shall 
be an ancillary use on the Lot on 
which it is placed. The Lot shall 
contain a separate principal use. 

(4) DESIGN. 

(a) Equipment Shelters 
located outside of an existing 
Building shall require a 
public hearing in front of the 
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Planning Commission for 
compliance with the 
Architectural Design 
Guidelines if applicable, and 
Park City Design 
Guidelines. 

(b) Antenna and 
associated equipment shall 
incorporate materials and 
colors present in the context 

, of the surrounding Area. 
Stealth Telecommunications 
Facilities shall be designed 
in a manner to blend with 
the existing and natural 
environment. 

( c) Panel Antennas shall 
be no more than five square 
feet ( 5 sq. ft.) in Area per 
face. 

( d) Freestanding 
Antennas and Wall Mounted 
Antennas shall be mounted a 
maximum of twelve inches 
( 12 ") from the wall or pole. 

(H) SITE DISTURBANCE. Any 
application, temporary or permanent, which 
requires the removal of Significant 
Vegetation or proposes any new, or 
improvements to driveways or roads a 
length greater than twenty feet (20') and/or 
a width greater than ten feet ( 1 O') wide, 

Draft - 11/29/01 

shall require a public hearing before the 
Planning Commission. As used herein, 
"Significant Vegetation" includes trees six 
inch (6") in diameter or greater measured 
four feet six inches ( 4'6") above the ground 

groves of small trees or clumps of oak and J 
maple covering an Area of twenty square 
feet (20 sq. ft.) or more measured at the dri 
line. Plans must show all such trees within 
twenty feet (20') of a proposed 
Telecommunications Facility. The 
Community Development Department shal 
determine the Limits of Disturbance and 
may require mitigation for loss of 
Significant Vegetation consistent with 
Landscape Criteria in Chapter 9. 

(I) ZONING RESTRICTIONS. 
Unless otherwise required within this 
Section, applications for Antennas shall be 
permitted and reviewed as follows: 

(1) FREESTANDING 
ANTENNA. 

(a) Prohibited. Any 
Antenna located on Histori 
Structures and all 
Freestanding Antenna locat d 
within the HRL, HR-1, HR 2, 
HRM, E-40, E, SF, R-1, 
and COS zones. 
Freestanding Antenna on n w 
Structures within the ROS 
zone are also prohibited. 
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(2) 

(b) Consent Agenda 
Review. Freestanding 
Antenna located in RDM, 
GC, and LI zones may be 
approved by the Planning 
Commission on its consent 
agenda. 

(c) Public Hearing 
Required. Freestanding 
Antenna located in HRC, 
HCB, RD, and RC zones. 
Any Freestanding Antenna 
located on existing poles in 
the ROS zone. 

ROOF MOUNTED 
ANTENNA. 

(a) Prohibited. Any 
Roof Mounted Antenna 
located on a Historic or 
underground Structure or 
within the COS zone. 

(b) Consent Agenda 
Review. RoofMounted 
Antenna within the RDM, 
RC, GC, and LI zones may 
be approved by the Planning 
Commission on its consent 
agenda. 

( c) Public Hearing 
Required. Roof Mounted 
Antem1a located in HRL, 
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HR-1, HR-2, HRM, HRC, 
HCB, ROS, E-40, E, SF, R-1, 
RD, and RM zones. 

(3) WALL MOUNTED 
ANTENNA. 

(4) 

(a) Prohibited. Any 
Wall Mounted Antenna 
located on a Historic or 
underground Structure or 
within the COS zone. 

(b) Consent Agenda 
Review. Wall Mounted 
Antennas located within the 
RD, RDM, RC, GC, and LI 
zones may be approved by 
the Planning Commission on 
its consent agenda. 

( c) Public Hearing 
Required. All Wall 
Mounted Antennas located in 
HRL, HR-1, HR-2, HRM, 
HRC, HCB, ROS, E-40, E, 
SF, R-1, and RM zones. 

Enclosed Antenna. 

(a) Prohibited. Any 
Enclosed Antenna located 
within a Historic Structure or 
within the COS zone. 
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(b) Consent Agenda 
Review. Enclosed Antennas 
located within the HRL, 
HR-1, HR-2, HRM, HRC, 
HCB, ROS, E-40, E, SF, R-
1, RD, RDM, RM, RC, GC, 
and LI may be approved by 
the Planning Commission on 
its consent agenda. 

( c) Public Hearing 
Required. The location of 
Enclosed Antenna which 
require an increase in height 
or exterior wall modification 
to the existing Structure. 

(J) TECHNICAL NECESSITY 
EXCEPTION. If the application does not 
meet the criteria as stated in Section F, G, 
H and I, the Applicant may apply to the 
Board of Adjustment for a Technical 
Necessity Exception. The Board of 
Adjustment shall review the application as 
a Variance pursuant to Chapter 5 and shall 
require the Applicant to provide any 
additional technical information in order to 
approve the variance including the 
following: 

( 1) A written explanation 
describing the surrounding 
topography, Structures, vegetation 
and other factors which make the 
proposed Telecommunications 
Facility technically necessary for 
Telecommunications consistent 

Draft - 11/29/01 

with the Federal 
Telecommunications Act of 1996, a' 

amended. I 

(K) CO-LOCATION. To discourage 
the proliferation Telecommunications 

1 

Facilities co-location is both permitted and I 
encouraged. Co-location on a Lot may be ' 
permitted by the Planning Commission if ~l 
Setbacks, design and landscape requirements 
are met for each Telecommunications 1

1 

Facility. The application shall include any 
existing or approved, but unbuilt, I 
Telecommunications Facility within the 
Telecommunications Area that may meet e 
needs of the Applicant. The supplied 
documentation shall evaluate the following 
factors: 

(1) Structural capacity of the 
Antenna towers; 

(2) Geographic 
Telecommunications Area 
requirements; 

(3) Mechanical or electrical 
incompatibilities; 

( 4) Inability or ability to locate 
equipment on existing Antenna 
towers; and 

( 5) Any restriction or limitatio 
of the Federal Communication 
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Commission that would preclude 
the shared use of the Antenna tower. 

(L) SIGNS. Signs shall only be 
permitted if they are related to the health 
and safety of the general public. All 
proposed signs shall be submitted with the 
Telecommunications Facility application 
and subject to review by the Planning 
Department. 

(M) ABANDONMENT. The 
Applicant, or the Applicant's successor(s) 
and/or assign(s) shall be responsible for the 
removal of unused Telecommunications 
Facilities within twelve (12) months of 
abandonment of use. If such tower is not 
removed by the Property Owner, then the 
City may employ all legal measures, 
including as necessary, obtaining 
authorization from a court of competent 
jurisdiction, to remove the tower, and after 
removal may place a lien on the subject 
Property for all direct and indirect costs 
incurred in dismantling and disposal of the 
tower, including court costs and reasonable 
attorney fees. 

(N) SUBDIVISION AND 
CONDOMINIUM COVENANTS. Many 
Subdivision and Condominium covenants 
may address the location of 
Telecommunications Facilities within 
Condominium units and the Lots of a 
Subdivision. The City is not a party to 
those covenants, and no permit from the 
City shall effect the enforce ability of such 
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covenants which might be more restrictive 
than this ordinance. Applicants for the 
installation of Telecommunications 
Facilities are advised to determine what 
private land use restrictions apply to their 
Site before applying for the permit from the 
City. If the proposed installation is within 
the Common Area of a Condominium or 
Planned Unit Development, and the 
application submitted is not in the name of 
the Home Owner's Association or 
management committee, the Applicant shall 
provide a letter from the Home Owner's 
Association or management committee 
indicating consent to the location of the 
Telecommunications Facilities within the 
Common Area has been granted as a part of 
the permit application filed with the City. 

(0) TEMPORARY PERMITS. A 
temporary permit may be approved for 
Temporary Antennas only in conjunction 
with a special event licensed under Title 4, 
Chapter 8, of the Park City Municipal Code. 
A Temporary Antenna permit application 
must be submitted to the Community 
Development Department. The application 
will be administratively reviewed by the 
Community Development Department based 
on the following criteria: 

(1) TIME. Permits will be 
issued only for the duration of a 
licensed special event plus five (5) 
calendar days. In no case will a 
temporary Administrative Permit be 
issued for a period of greater than 
thirty (30) days. 
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(2) HEIGHT. The height of 
the Temporary Antenna may not be 
greater than five feet (5') more than 
the zoning height for the specific 
zone where the Antenna is placed, 
as stated in the Park City Land 
Management Code. 

(3) ZONING. Temporary 
Antennas are permitted in the 
following zones: RCO, GC, HCB, 
HRC, RC, and LI. 

(4) PERMISSION. Temporary 
Antenna permit applications shall 
be accompanied by written 
permission from the Property 
Owner. 

If the above criteria are met, the 
Planning Department shall grant a 
temporary Administrative Permit 
for the Facility. 

(P) TEMPORARY ANTENNA FOR 
USE DURING DRIVE TESTS. 
Telecommunications companies wishing to 
perform drive tests shall submit notice to 
the Park City Planning Department stating 
the location and the date of the proposed 
test. Antennas in use for a drive test shall 
not be left standing for a period greater than 
one day. Drive tests shall be limited to 
testing functions only and shall not be used 
for Telecommunications services to 
customers. Drive tests on City Property 

\..,, Draft - 11/29/01 

also require Planning Department approval 
and execution of the City's standard drive 
test agreement. 

OLYMPIC 
TELECOMMUNICATIONS 
FACILITIES. 

regulations contained in this Subsectio 
shal ovem the use, installation, 
maint ance, and removal of temporary 
Teleco unications Facilities associated 
with the 02 Olympic Winter Games. All 
application for temporary 
Telecommun·cations Facilities not 
associated wi the 2002 Olympic Winter 
Games shall be oyemed.by. Sttbsection 
8.JO(o) Settionl ·~4-14{9);. 

1. Purp se. Park City 
recogm es that due to the 
influx o organizers, 
sponsors, ompetitors, and 
visitors ass ciated with the 
2002 Olymp· Winter 
Games, Telec munication 
companies requ· e the use o 
temporary 
Telecommunicati s 
Facilities to meet i reased 
demand. Park City a o 
recognizes that the de and 
for increased coverage, s 
well as necessary set-up 
take-down time, far excee 
the permitted time limit for 
temporary 
Telecommunications 
Facilities as described in 
Subsection 8.30(0). The 
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2. 

purpose of this Subsection is 
to accommodate the unique 
increase in demand for 
Telecommunications 
er sociated with the 2002 

ter Olympic Games for a 
reas nab le period of time, 
and t ensure that such 
temp or 
Telecom mnications 
Facilities e compatible 
with the um ue 
characteristic of each 
zoning district f Park City. 
This Subsection urther 
intends to ensure t at any 
adverse impacts on 
community quality an 
safety are temporary an 
mitigated to the greatest 
extent possible. 

Definitions. As used in this 
section, the following terms 
shall be defined as follows: 

a. 

b. 

"Cell on Wheels," or 
"COW" means a 
mobile temporary 
Telecommunications 
Facility which is 
located on a trailer. 

"Olympic 
Telecommunications 
Facility" means a 
temporary 
Telecommunications 
Facility associated 
with the 2002 

Draft - 11129/01 

3. 

Olympic Winter 
Games. 

Submittal Requirements. A 
complete application for an 
Olympic 
Telecommunications Facility 
shall include all requirements 
as stated within the Olympic 
Telecommunications Facility 
Application available in the 
Community Development 
Department, as well as the 
following: 

a. 

b. 

Each applicant shall 
present documentary 
evidence regarding 
the need for 
additional capacity 
within the City. This 
information shall 
identify the 
applicant's existing 
Telecommunications 
Facilities and 
coverage areas to 
demonstrate the need 
for the proposed 
Telecommunications 
Facility within the 
City; and 

A visual impact study, 
graphically simulating 
through models, 
omputer enhanced 

gr hies or similar 
tee · ques, the 
appe ce of any 
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2. Definitions. As nsed in this 
section, the following terms 
shall be defined as folio w s. 

a. "Cell on Wheels," or 
"C01N" means a 
mobile temporary 
Teleeommnttieations 
Faeiliey which is 
located on a trailer . 

b. "Olympie 
Teleeommttt1ieatior1s 
Faeiliey" means a 
temporary 
Teleeo111mm1ieations 
Faeiliey associated 
with the 2002 
Olympie Winter 
Games. 

3. Submittal Requ:h ements. 
A complete application for 
an Olympie 
Teleeommnnieations 
Faciliey shall indnde all 
r eqnit ement:s as stated 
within the Olympie 
Teleeomrnttnieations 
Facility Application 
available in the Commnniey 
Development Department, 
as well as the following. 

a. Each applicant shall 

Draft - 05121102 

pt e:sent documentary 
e v idenee regarding 
the need for 
additional capacity 
within the Ciey. This 
information shall 

identify the 
applicant's existing 
Teleeommttnieations 
Facilities and 
coverage meas to 
demonsttate the need 
for the proposed 
Teleeommttnieation:s 
Faciliey within the 
City, and 

tinongh models, 
eompnter enhanced 
graphics or similar 
tedmiqnes, the 
appearance of any 
proposed 
Teleeornmttnieations 

five locations mottttd 
and within one mile 
of the proposed 
Teleeomn1ttnieations 
Facility whete it will 
be most visible. 

applications for Olympie 
Teleeo1111ntmicatio11s 
Facilities shall be 
administt ativ ely reviewed 

' 
the criteria pto~ided bek1w. l 
At the applicant's option, l 
application that is denied £0:

1 

I 
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noncompliance ~ ith the 
administrative re vie"' 
criteria ma, be revie~ed by 
the Plmming Cornmission 
pnr snmrt to the Land 
Management Code, 
Sttbseetions 8.30(a-n). 

a. Noticing. Notice of 
applications ~ill be 
serrt too all property 
o~ners ~ithin three
hnndred (300) feet of 
the pt oposed 
Olympie 
Telecommnnieations 
Facility once Staffs 
preliminary 
determination of 
eomplim1ee has been 
reached, establishing 
a ten ( 10) calendar 
day period in ~hieh 
Staff's decision can 
be appealed to the 
Planning 
Cornmission. 

Adminish a:tn e RC\' ie"' 
€1 iter ia:. The itrterrt of 
these criteria is to locate 
01,mpie 
Teleeo1nmm1ieations 
Facilities where they me 
least visible from pnblie 
streets, pttblie meas, and 
designated vie~ eon idot s, 
and to the greatest extent 

Draft - 05/21/02 

possible, provide screening 
from adjaeetrt property 
o~ners. The Commttt1ity 
Dev elopmetrt Departmerrt 
shall not issne an 
administrative Conditional 
Use Permit fot an 01,1npie 
Teleeommnnieations Facility 
unless it finds that the 
application complies with all 
of the follo~ing erite1ia. 

a. Rights of 'vVro. No 

b. 

01,1npie 
Teleeommttnieations 
Facility shall be 
located ~holly 01 in 
part within any tight 
of "'a'.Y, either pttblie 
or p1hate. No 
01,mpie 
Teleeommnnieations 
Facility shall be 
located in a mannet 
that impedes 
vehienlar, pedestrim1, 
or other tr affie in any 
way: 

Setbacks. Olympie 
Teleeommnnieations 
Facilities shall 
comply ~ ith the 
setbacks of the 
underlying :lone as 
stated in the Land 
Managemerrt Code. 
Olympie 
Teleeommnnieations 

!
I 
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c. 
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Facilities shall 
comply with the 
setbacks for main 
strnctnres and shall 
not be determined 
accessory str ttctnr es. 

Height. Olyrnpic 
Telecommunications 
Facilities shall 
comply with the base 
height reqniternents, 
as stated in Title 15 
of the Land 
Management Code, 
for the zone in which 
it is placed. The 
height shall be 
measured ft om the 
grade 011oof beneath 
to the top of the 
Ante1ma or mounting 
hardware, whichever 
is higher. The 
following 
exernptions shall 
apply-: 

t. Antein1a, 
placed on a 
flat roof, 
may extend 
np to ten (10) 
feet above the 
existing 
strnctme, 
provided that 
the Antetnia 
setback ft om 
the edge of 

d. 

111. 

Design. 

the toof is a 
tntntmnrn 
distance eqnal 
to or gr eater 

Ante1n1a, 
placed on a 
pitched roof, 

existing 
strnctnre. 

Ft eestar1ding 
Antenna may 
exceed the 
base height of 

visible from 
the right-of-
w a'Y s dne to 
either existing 
vegetation or 

the 
snrr onnding 
strnctnres. 
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1. 

11. 
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Mechanical 
Eqttipment 
located 
otttside of an 
existing 
bttilding shall 
be secme and 
sc1eened to 
pt event 
tarnpe1ing. In 
cases \'Vhe1e 
the 
Mechar1ical 
Eqnipment is 
visible fiom a 
right-of- \lV ity 

01 is adjacent 
to-a 
pedesttian 
~ alk \lV ay , the 
eqnipment 
mnst be 
sci eened by a 
\'Vood fence, 
01 othe1 
appt opt iate 
matetial. 

Ante1ma and 
associated 
eqttipment 
placed on 
existing 
strnctmes 
miaH 
incorp01ate 
materials and 
colon; present 
in the context 
of-the 

e. 

f. 

sm r ottnding 
arect: 

Site Ciicnlation. The 
location of the 
Olympic 
Telecommttnications 
Facility shall not 
impede traffic and/01 
pedesttian eitettlation 
of the site. The 
location of the 
Olympie 
Telecommttnications 
Facility shall not 
canse the ren1oval of 
ar1y existing parking 
spaces, nor 
compromise parking, 
tr ash containers, 
deliveries 01 
eme1gency access to 
adjacent strnctmes 01 

I 

Site Di5tttrbance. , 
Olympic 
Telecommnnications 

temporary and/01 
lasting impacts on 
access to the site nor 
on the site ~hete the 
facility ~as located, 
sttch as 1 emo val 01 
disttttbance of 

As nsed herein, 
"Significant 
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Vegetation" means 
ttees six inches (6") 
in diameter or greater 
measmed fottt feet 
six inches (4'6") 
above the gr onnd, 
groves of small trees 
or clumps of oak and 
maple covering an 
area of twenty (20) 
sqnar e feet or more 
meas med at the drip 
line. Plans mnst 
show all ttees within 
twenty feet (20') of a 
proposed Olympie 
Teleeommnnieations 
Facility or \"9ithin 
twenty (20) feet of 
any proposed access 
r onte thereto. 

The Commm1icy 
Dev eloptnent 
Department will 
reqnue, as a 
condition of 
approval, the 
mitigation of any site 
distmbanee 
oeenn ing dm ing 
installation of the 
facility. This 
condition will need 
to be met prior to the 
site becoming 
operational. 

g. 

Upon remova1 of the 
Olympie 
Teleeommtmieations 
Facility, the applicant 
shall reasonably 
r etnr n the site to its 

of infr astr ttetttt e 
permit approval. The 
Commnniey 
Dev eloptnent 
Departtnent may 

site specifying 
vegetation fype, si2:e, 
location and grass 
seed mixtme. The re-

Zoning Restrictions. 

t. Olympie 

atiom 
Facilities in 
the IIRC, 
IICB, IIRL, 
IIR· 1, IIR-2, 
IIR:M, E-40, 
E, SF, R-1, 
RM, ROS, 
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FPZ, and h. filgm:. No signs nury I 
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POS zones be attached to or 
me reqttired associated ~ith any 
to-be Olympie 

1 

revie~ed Telecomnltlnieations I 

pttrsttant to Faeiliey except those I 

Section relating to the health 
8.30(f) of the and safeey of the 
hmd genera-I pttblie. 
:Management 
Code. 
Olympie 
Telecommttni 
cations 
Faeiliey me 
additionally 
to-be 
revie~ed 

pttr S ttant to 
Sttbsections 
8.30(a-n) of 
the Land 
:Management 
€ode:-

Telecommuni 
cations 
Facilities me 
perntitted to 
be revie~ed 
pttr S ttant to 
Sttbseetion 
8.30(q) 
within the 
RDM,GC, 
LI,RCO,RD 
and RC 
~ 

6. 

t. Noise. The Olympie 
Teleeommttnieations 
Faeiliey must comply I 
~ith any noise I 

regnlat:ions applieabli 
to the zone in ~hich 

1 

the facility is loeated.1 

Exemptions. Those Olympi 
Teleeommttnieations I 

Facilities located ~ ithin the 
Olympie Sports Vennes or 
Use Areas, ~hieh me 

and/01 City Set vices 
Agreement, me exe1npt. 

Development Department 

a. Conditional Use 
Permit. 
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b. 

e. 
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Infr astr netnr e Permit. 
The infr astr netttr e 
plan for the site shall 
be teviewed and 
appt o v ed 01 denied 
thtongh an 
Engineet ing 
Department Permit 
ptiot to installation. 
Infr astrnetm e 
petmits shall specify 
a date not ear liet 
than Aptil 15, 2001, 
npon which the 
applicant ma, begin 
inft astr netttr e 
eonst1 netion. This 
permit shall be 
separate and distinct 
ftom the Building 
Permit for the 
installation of the 
Anterma, Eqttipment 
Shelte1, and all) 

other non-
inft astrnetttr e 1 elated 
components of the 
Olympie 
Teleemnmnnieations 
Facility 

Antenna Installation 
Permit. No Antem1a, 
Equipment Shelte1, 
01 any other non-
infr astrnetm e related 
components of the 
Olympie 
Teleeommm1ieations 
Facility shall be 
installed withont first 

8. 

receiving approval of 
a Building Permit. 
Antetma Installation 
permits shall specify 
all installation date 
not ear lier than 
Oetobet 1, 2001. 

Olympic 
Telecommurrications 
Facility Remo' al. All 
conditional nse permits for 
Olympie 
Teleeommnnieations 
Facilities shall specify a date 
npon which the applicant 

Co1nmttniey Development 
Department shall determine 
the 1 e1no val date taking into 
consideration the location of 
the site and any possible 
en v it onmental faetot s 
effecting the removal 
ptoeess. Remo'\' al of the 
Olympie 

shall inelnde 1 easonably 
1 etm ning the site to its 
natm al andfor original 
condition at the date of 
inft astr netnr e permit 
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by the dme specified in the 
Conditional Use Permit. If 
snch facility is not t emo v ed 
and-lot the site is not 
t etnt ned to its n<rtttt al 
condition ptttsnant to the re
\' egetation plan by the 
applicant, then the City may 
employ all legal meastu es, 
inelnding as necessary, 
obtaining attthot ization fr om 
a conrt of competent 
jmisdiction, to remove the 
facility, and after t emo val 
may place a lien on the 
snbject property for all direct 
and indirect costs incnned in 
dismantling and disposal of 
the to t'\i et, inelnding conrt 
costs and reasonable 
attorney fees. 

Amended by Ordinance No. 99-51: 00-37; 
01-03. 

15-4 -2915. OUTDOOR DISPLAY OF 
WORKS OF ART. 

The intent of this section is to allow the 
display of art for the benefit of the public. 
Approved locations for such displays shall 
include, but not be limited to, public and 
private plazas, pocket parks, certain public 
Property and Buildings, and other locations 
where such art can be viewed by the public. 
Outdoor Display of Works of Art is an 
Administrative Conditional Use permit 
subject to the criteria of this Section and the 
conditional use permit criteria of Chapter 

Draft - 05/21/02 

15-1-10 (E). Approved outdoor displays off 
works of art may be exempt from Chapter ' 
12-9-l(r) of the Park City Municipal Code 
provided such displays meet the following 
criteria: 

(A) The location and work of art must b 
approved~ by the Community 
Development Department and any special 
review committee as may be appointed by 
the City Council. If the art display is locate 
in the Historic District, it must also be 
reviewed and approved by the Historic 
District Commission. 

(B) The display must be of a permanent I 
nature and able to withstand the elements if 
located outside. 

I 
(C) The City shalt-accepts no liability in/ 
case of damage or theft. l 

I 
(D) No sale price may appear on the II 

work of art, however the name of the artist 
and/or gallery may appear. I 

(E) The display shall not create a hazar 
to the public due to moving parts, sharp 
edges, or extension into the required 
sidewalk or pedestrian and vehicular Areas;! 
nor shall the display restrict vision at 
intersections. 

(F) A Building permit may be required 
in situations requiring installation of a base · 
and/or electrical connections. 
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( ) The City matt-accepts no liability in 
ca e of damage or theft. 

(D) No sale price may appear on 
work o art, however the name of th 
and/or g llery may appear. 

(E) lay shall not reate a hazard 
to the public du o movin parts, sharp 
edges, or extensio "nto e required 
sidewalk or pedestria d vehicular Areas; 
nor shall the display 
intersections. 

(F) A B ilding permit may ti required 
in situati s requiring installation a base 
and/or lectrical connections. 

(G) In the case of the denial of a reque 
for a display of a work of art, the Applicant 
may appeal to the City Council. 

(H) All works of art shall meet the 
setbacks and height limitations of the zone: 

(I) Any illumination of the workofart 
shall be reviewed and approved by the . " 
Community Development J?epartment prU>r 
to installation of such lighting .. All lightllig 
shall conform to the lighting regulation5 .hj 
LMC Chapter 9. 

15-4-16. TEMPORARY 
STRUCTURES,TENTS,AND 
VENDORS. 

Draft - 11129/01 

(3) 
~. ,' v.;• • t;~:> •": •' '"'t • vA>'' v '~-' ?-"f;._•o !" .; , • 

Structural Inforination/ 
CalculatiOns EoI"hll 
temporary:s~8fue~ ·great 
than 200.square feefin Flo r 
Area, structural. calculation .~· 
wind load information, fire! 

I 
I 
i 

--··~······-·········-···--- -·-· .. ---·-·----------------------'------
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rating, etc. must be 
submitted. 

( 4) All applicable fees. 

B. REVIEW CRITERIA- PUBLIC. 
PROPERTY (OWNED BY THE CITY) 

( 1) Lease Agreement with Park 
City Required. 

(2) The use shall not violat.e the 
Summit County Health 
Code, the Fire Code, or State 
Regulations on Mass 
Gathering. 

(3) The use must meet all 
applicableUniform Building 
Code (UBC) requirements. 

( 4) The applicant shall adhere fr> 
all applicable City and State 
licensing ordinances. 

C. REVIEW CRITERIA-PRIVATE 
PROPERTY: 

(I) The proposed use must be 
on private property. The 
applicant shall provide 
written notice of the 
property owner's 
permission. 

(2) The proposed use should.not 
diminish existing parldng~\ 
Any net loss of parking shall 
be mitigated in the 
applicant's plan. 

(3) The proposed use shall not 
impede pedestrian 
circulation, emergency 

Draft - 11/29/01 

(4) 

(5) 

(6) 

(7) 

(8) 

access, or,:any,dther public 
·, . ; ~ , ··,, 1·f·Y> .' ·~frt. , 

safe+w•measme: ·~J. . ... , . ...,, .. "'··~ . ..! 

TheUSedil{ ·.·· ate.ibe 
CityNqi$e'~.J1 m@:~~ .. 

~;~l~JJU 
Sign ari&:TIJigP,tirtgiG9des; 

~i~~;f~t6~ 
the.Fife Cod ··· · ·state 
R~gulatibl1s'ii1L ~§ . 
Gatli~ting: 
Th~ ~~~.siiiili~bt::~ioi,~i~•.~~ 
Uniform Builcfui:gC,ode 
(OBC): 

·. . • , . •. ... . .... , I 
The ·appli~AAt·~n,aiRagher~J9 
all ilPJ,>ii4ili~§;ty',"9)d,S~ I 
licensing 0,rdi.D,~c~S. 

15-4 -261~. SETBACK 
REQUIREMENTS FOR UNUSUAL 
LOT CONFIGURATIONS. 

All Lots shall have a front, two sides and a 
rear Setback with the following exceptions 
and clarifications. See illustration at end o 
section. 

(A) Development on Corner Lots shall 
have two (2) front Setbacks. The Rear Y ar 
will be the side of the Property opposite thel 
driveway Access from the Street. If it is nq 
clear which boundary should border the 
Rear Yard, the Owner or Developer may 
specify which is the Rear Yard. 
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(B) Lots with more than four ( 4) sides 
shall have a Side Yard on either side of the 
Front Yard. The third Side Yard and Rear 
Yard may be specified by the Developer or 
Owner. 

(C) Lots with three (3) sides will have a 
front Setback, side Setback and rear 
Setback. In those cases where one side is 
clearly opposite the front, the rear Setback 
must be opposite the drivcwtty front 
Setback. If it is not clear where side and 
rear Setbacks should be, the Developer or 
Owner may choose which is side and which 
is rear. 

(D) On those Lots which border a Street 
on both the back and front, both sides must 
have a front Setback. 

(E) Any Lots which arc not specified in 
this section shall have Setbacks determined 
by the Community Development 
Department. 

15-4 -27. SENSITIVE LANDS 
REVIE'N. 

This language is now in the zoning sections 
under Sensitive Lands Review. 

Any prnjcct falling within the Sensitive 
Lttnds Arca Overley Zone mtty be stlbject 
to additiorrnl rcqtliremcnt:s and rcgtllfltions 
as otltlined in the Sensitive Arca Overlay 
Zone Rcgtllfltim~s. 

Draft - 11/29/01 

15-4-61 ...J 
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R or s 
R = Rear setback 
S = Side setback 

"' L. 
0 .., 

I 
FRONT 

- --·-·-·-
Fig. a. Fig. b. 

fig. c.2. Fig. c.3. 

15-4 -28. CRITERIA FOR 
CONDITIONAL USE REVIEVl OF 
OUTDOOR SPEAKERS IN 
CONJUNCTION \VITII OUTDOOR 
DINING. 

This language has been added to the zoning 
districts. 

(A) CONDITIONAL USE 
REQUIRED. The Planning Commission 
will consider, as a conditional use, the 
placement of outdoor speaker systems in 
conjunction with approved outdoor dining. 
In rc·1icwing vvhcthcr a conditional use 
should be granted, the Plam1ing 
Commission shall consider adj accnt lttnd 

Draft - 11129/01 

Fig. c.1. 

w e 
"' 

Fig. d. 

FRONT 

FRONT 

w 
0 

iii 

(B) CRITERIA. The Plflfl:fiing 
Commission shall ftttach criteria fl:lld 
conditions apprepritttc to reduce ttny 

15- 62 

107



P
ARK CITY MUNICIPAL CODE - TITLE 15 LMC, Chapter 4 - Supplemental 
Regulations 15-4-63 """' 

( 1) Music shall have hours 
lin1itcd to between 11 :00 A.M. Md 
10:00 P.M. 

(2) Sound levels of the music 
shall be kept at a volttmc so as not to 
be disruptive to adjacent Property 
and shall not be audible beyond the 
boundfl:Iies of the outdoor dining 
A1'Ctr. 

(3) Spctlkcrs shall be placed at 
table level or below Md shall not be 
directed Of:f Site. 

(C) REVIE\V FOR COMPLIANCE. 
All conditional use approvals for outdoor 
speaker systems shall be rc·vievv·cd by the 
Community Developmcftt Staff for 
compliance vvith the conditions of approval 
after one (1) year. If the staff fit'tds that 
conditions have been violated at ttny time 
before or after the one year I evicvv, the 
conditional use approval foI outdoor 
speake1 s may be tcnninatcd. 

15-4 -2i}18. SPECIAL REVIEVI 
PROCESS FOR PASSENGER 
TRAMWAYS AND SKlBASE 
FACILITIES IN IIR-1, IIRL, IIRC, AND 
IICB ZONES. 

(A) CONDITIONAL USE. The 
location and use of a Passenger Tramway, 
including a ski tow or ski lift, is a 
Conditional Use. The location of base and 

Draft - 11/29/01 

terminal facilities for the Passenger 
Trarn\Vay sha!f be i§,,a G911,~ition~l Use in 
-"''''·~·:>,':'5'\'~ .. ·:···.: ·.:.;;:·.·'·'."<·.,/;t;<:~i.%~~~.~'.f~}.:::_\~~;: · .. '··.~-~'-!'.,:.· .. , ' .. y·· 
all zqnes ;:where:the''\ls:e may;'Q~ ,qohsidere,d. 
the Ifild,ruid IICB zone. See land nse table 
for Passenger Tramways in other zones. 

(B) CONDITIONAL USE REVIEW. 
Conditional use permits under this section 
shall be issued only after public hearing 
before the Planning Commission, and upon 
the Planning Commission finding that all 
the following conditions can be met: 

(1) OWNERSHIP OF 
LIFTW A Y. The Applicant owns or 
controls the Liftway necessary to 
construct and operate the Passenger 
Tramway. For the purpose of this 
section, ownership or control is 
established if the Applicant can 
demonstrate that he has title to the 
Property being crossed by the 
Liftway, or an easement over that 
Property, or options to acquire the 
Property or an easement or a 
leasehold interest in the Property, or 
an option to acquire a leasehold, of 
at least fifteen (15) years duration. 
Ownership or control of portions of 
the Liftway which cross over Public 
Streets may be demonstrated by a 
written permit or license to cross the 
Street, signed by the governmental 
entity which has jurisdiction over 
the Street crossed. Any combination 
of ownership and leasehold interests 
that gives the Applicant possession 
and control over the entire course of 
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the Liftway, and over the land 
necessary for base and terminal 
facilities shall be sufficient to give 
the Applicant standing to apply for 
the Conditional Use. 

(2) WIDTH. The Liftway shall 
extend a distance of at least ten feet 
( 1 O') outward from the vertical plane 
established by the outermost surface 
of the Passenger Tramway, which 
generally is the outside edge of the 
chair or passenger compartment, on 
each side of the tramway's course 
excluding base and terminal 
Structures. Width is computed in 
this manner, rather than measuring 
from the center line of the Passenger 
Tramway or the cable in order to 
provide a minimum clearance of ten 
feet on each side of the Liftway 
regardless of the configuration of the 
passenger-carrying elements. 

(3) BASE OR TERMINAL 
FACILITIES. The Passenger 
Tramway must be constructed 
without the installation of base or 
terminal facilities within the HR-1 or 
HRL Zones. Mid-loading and 
unloading points are allowed in the 
HR-1 and HRL Zones. 

(4) CROSSING OF PUBLIC 
ROADS. The Applicant must show 
that all components of the Passenger 
Tramway and any components of the 
Liftway, such as safety netting 

Draft - 11/29/01 

provide a minimum clearance of 
eighteen feet (18') over major roads 
and fourteen feet (14') over 
residential Streets. In addition, thef 
Applicant must show compliance o 
the ability to comply with any safe 
or height restrictions which might 
be imposed by any governmental 
agency having jurisdiction over 
public roads crossed by the Liftwa . 

(5) UTILITY CLEARANCE.I 
The Applicant must show all , 
portions of the Passenger Tramway 
including any associated safety 
netting constructed with it provide 
a minimum clearance of ten feet 
(1 O') over any wires or utility lines 
which it crosses, and that the 
Applicant has complied with or ha 
the ability to comply with safety 
restrictions or regulations imposed 
by utilities having possession or 
control over wires that tramway 
crosses over. 

(6) PARKING AND 
TRAFFIC PLANS. The Applic 
must present a parking, traffic, an 
transportation plan pertaining to t 
Passenger Tramway for the revie 
and approval by-of the Planning 1 

Commission. The plan must addre~s 
at least the following j' 
considerations: auto, bus, and 
pedestrian traffic which could be 
generated by the Passenger 
Tramway, the impacts of this traf ,c 
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on the adjoining landowners and the 
neighborhood in general, parking 
demand created by the Passenger 
Tramway and how that parking 
would be provided. The traffic and 
parking plan may be included in the 
neighborhood Impact Analysis. 

The parking requirements and 
impacts of a Passenger Tramway 
will vary within the zones depending 
upon the location and the ability of 
the Applicant to make use of 
existing public and private parking 
facilities; therefore, no specific 
requirement has been set. The 
Applicant is expected to show 
workable means of dealing with the 
traffic generated by the Passenger 
Tramway construction and 
operation, including such regulations 
as resident parking permits, Off-Site 
traffic controls and facilities, or 
similar means for controlling traffic 
and minimizing Off-Site impacts on 
adjoining properties . 

(7) LIFTW A Y SETBACK. 
The minimum Setback between the 
Liftway and any existing dwelling 
shall be eight feet (8'), in addition to 
the width of the Liftway itself. This 
Setback may be waived with the 
written consent of the Owner of the 
affected dwelling, which consent 
shall be in a form suitable for 
recording with the County Recorder. 

Draft - 11129/01 

(8) STATE REGULATION. 
Any Passenger Tramway 
constructed under a Conditional Use 
Permit is subject to safety regulation 
by the Passenger Tramway Safety 
Committee of the State Department 
of Transportation. The Applicant is 
expected to involve the State in the 
planning process to the extent 
necessary to inform the 
Commission of state requirements 
in order to avoid the imposition of 
inconsistent requirements by the 
State and the Planning Commission. 

(9) PUBLIC PURPOSE 
SERVED. The Planning 
Commission must find that the 
construction and operation of the 
tramway serves the overall 
community interest by 
accomplishing or furthering 
community goals such as reducing 
traffic congestion and volume 
between the downtown Area and the 
base facilities of the ski resorts, 
encouraging pedestrian traffic in the 
downtown neighborhood 
redevelopment Area, stabilizing the 
economic base of the Historic 
District, and mitigating the demand 
for parking in the Historic District 
and that adequate controls on noise, 
mechanical equipment, smoking 
and safety aspects of the tramway 
have been provided to mitigate the 
effects of the Passenger Tramway 
on adjoining properties. 
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(C) STATUS OF LAND WITHIN 
LIFTW A Y. Owners of Lots or other land 
which is burdened by the easement for the 
Liftway are entitled to count the land within 
the Liftway for calculation of open space for 
improvement of that Property. Normal 
Setback and Side Yard requirements apply 
from the Lot line or Property boundary. 

(D) STRUCTURES WITHIN 
LIFTW A Y. Structures may be constructed 
within the Liftway, subject to the terms of 
the easement agreement between the Lot 
Owner and the Owner of the Liftway. The 
Owner of a Lot or other Property which is 
subject to the Liftway easement may build 
within the confines of the easement, 
provided however that all construction 
within the easement is a Conditional Use 
which requires review by the City, and 
approval will not be granted for 
construction which is inconsistent with the 
terms of the easement agreement. 

(E) PRESERVATION OF 
HISTORIC STRUCTURES. It is the 
policy of the City to protect and preserve 
Historic Structures within the City. 
whenever it is economically reasonable to 
do"'3tJ. The Applicant for proponent of the 
Passenger Tramway must provide a study 
which catalogues any Structures within the 
Liftway easement and identifies their 
Historic value, and indicates whether the 
Structure will be removed to accommodate 
the tram. The Applicant proponent must 
also show what alternatives have been 
considered for the protection and 

Draft - 11/29/01 

preservation of those Structures, such as 
making improvements of structural or fire 
safety systems or relocation of the 
Structures. 
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TITLE 15 - LAND MANAGEMENT CODE (LMC) 
CHAPTER 6 - MASTER PLANNED DEVELOPMENTS 

Chapter adopted by Ordinance No. 02-07 

CHAPTER 6 - MASTER PLANNED 
DEVELOPMENTS (MPD) 

15-6 -1. PURPOSE. 

The purpose of this Chapter is to describe 
the process and set forth criteria for review 
of Master Planned Developments in Park 
City. The Master Planned Development 
provisions set forth Use, Density, height, 
design theme and general Site planning 
criteria for larger projects. The goal of this 
section is to result in projects which: 

(A) compliment the natural features of 
the Site; 

(B) ensure neighborhood Compatibility; 

(C) strengthen the resort character of 
Park City; 

(D) result in a net positive contribution 
of amenities to the community; 

(E) provide a variety of housing types 
and configurations; 

(F) provide the highest value of open 
space for any given Site; and 

(G) efficiently and cost effectively 
extend and provide infrastructure. 

15-6 -2. APPLICABILITY. 

The Master Planned Development process 
shall be required in all zones except the 
Historic Residential (HR-1, HR-2), Histori 
Residential - Low Density (HRL) and 
Historic Commercial Business (HCB), 
Historic Residential - Medium Density 
(HRM) and Historic Recreation Commerci 1 
(HRC) for the following: 

(A) Any residential project larger than 
ten (10) Lots or units. 

(B) All Hotel and lodging project with 
more than fifteen (15) five (5) Unit 
Equivalents. 

(C) All new commercial or industrial 
projects greater than 10,000 square feet 
Gross Floor Area. 

MPDs are not allowed in Historic Zones, 
with the exception of HR-1 zoned Parcels 
that are not part of the original Park City 
Survey, which may be considered for 
affordable housing MPDs consistent with 
Section 15-6-7. 
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15-6 -3. USES. 

A Master Planned Development can only 
contain Uses which are Permitted or 
Conditional in the zone(s) in which it is 
located. The maximum Density and type of 
Development permitted on a given Site will 
be determined as a result of a Site Suitability 
Analysis and shall not exceed the maximum 
Density in the zone, except as otherwise 
provided in this section. The Site shall be 
looked at in its entirety and the Density 
located in the most appropriate locations. 
When properties are in more than one 
Zoning District, there may be a shift of 
Density between Zoning Districts if that 
transfer results in a project which better 
meets the goals set forth in Section 15-6-1. 
Density for MPDs will be based on the Unit 
Equivalent Formula, as defined in Section 
15-15. 

15-6 -4. PROCESS. 

(A) PRE-APPLICATION 
CONFERENCE. A pre-Application 
conference shall be held with the 
Community Development Department staff 
in order for the Applicant to become 
acquainted with the Master Planned 
Development procedures and related City 
requirements and schedules. The 
Community Development Department staff 
will give preliminary feedback to the 
potential Applicant based on information 
available at the pre-Application conference 
and will inform the Applicant of issues or 
special requirements which may result from 
the proposal. 

(B) PRE-APPLICATION PUBLIC 
MEETING AND DETERMINATION 0 
COMPLIANCE. In order to provide an I 
opportunity for the public and the Planning I 
Commission to give preliminary input on a 
concept for a Master Planned Development 
all MPDs will be required to go through a 
pre-Application public meeting before the 
Planning Commission. A pre-Application 
will be filed with the Park City Planning 
Department and shall include conceptual 
plans as stated on the Application form and 
the applicable fee. The public will be 
notified and invited to attend and comment 
in accordance with Sections 15-1-12 and 1 -
1-19, Notice Matrix, of this Code. 

At the pre-Application public meeting, the 
Applicant will have an opportunity to 
present the preliminary concepts for the 
proposed Master Planned Development. 
This preliminary review will focus on 
General Plan and zoning compliance for th 
proposed MPD. The public will be given 
opportunity to comment on the preliminary 
concepts so that the Applicant can address 
neighborhood concerns in preparing an 
Application for an MPD. 

The Planning Commission shall review the 
preliminary information for compliance wit 
the General Plan and will make a finding 
that the project complies with the General 
Plan. Such finding is to be made prior to t 
Applicant filing a formal MPD Application 
If no such finding can be made, the applic t 
must submit a modified application or the 
General Plan would have to be modified 
prior to formal acceptance and processing o 
the Application. I 
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For larger MPDs, it is recommended that the 
Applicant host additional neighborhood 
meetings in preparation of filing of a formal 
Application for an MPD. 

For MPDs that are vested as part of Large 
Scale MPDs the Planning Commission may 
waive the requirement for a pre-Application 
meeting, but the Commission shall make a 
finding at the time of approval that the 
project is consistent with the Large Scale 
MPD. 

(C) APPLICATION. The Master 
Planned Development Application must be 
submitted with a completed Application 
form supplied by the City. A list of 
minimum requirements will accompany the 
Application form. The Application must 
include written consent by all Owners of the 
Property to be included in the Master 
Planned Development. Once an Application 
is received, it shall be assigned to a staff 
Planner who will review the Application for 
completeness. The Applicant will be 
informed if additional information is 
necessary to constitute a complete 
Application. 

(D) PLANNING COMMISSION 
REVIEW. The Planning Commission is the 
primary review body for Master Planned 
Developments and is required to hold a 
public hearing and take action. All MPDs 
will have at least one ( 1) work session 
before the Planning Commission prior to a 
public hearing. 

(E) PUBLIC HEARING. In addition to 
the preliminary public input session, a 
formal public hearing on a Master Planned 
Development is required to be held by the 

Planning Commission. The Public Hearin 
will be noticed in accordance with Sections 
15-1-12 and 15-1-19, Notice Matrix, ofthi 
Code. Multiple Public Hearings, including 
additional notice, may be necessary for 
larger, or more complex, projects. 

(F) PLANNING COMMISSION 
ACTION. The Planning Commission shal 
approve, approve with modifications, or 
deny a requested Master Planned 
Development. The Planning Commission 
action shall be in the form of written 
findings of fact, conclusions of law, and in 
the case of approval, conditions of approva . 
Action shall occur only after the required 
public hearing is held. To approve an MP , 
the Planning Commission will be required 
make the findings outlined in Section 15-6-
6. 

Any appeal of a Planning Commission 
action will be heard by the City Council in 
accordance with Section 15-1-17. 

(G) DEVELOPMENT AGREEMEN 
Once the Planning Commission has 
approved Master Planned Development, th 
approval shall be put in the form of a 
Development Agreement. The Developme t 
Agreement shall be in a form approved by 
the City Attorney, and shall contain, at a 
minimum, the following: 

(1) A legal description of the 
land; 

(2) All relevant zoning 
parameters including all findings, 
conclusions and conditions of 
approval; 
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(3) An express reservation of the 
future legislative power and zoning 
authority of the City; 

( 4) A copy of the approved Site 
plan, architectural plans, landscape 
plans, Grading plan, trails and open 
space plans, and other plans which 
are a part of the Planning 
Commission approval; 

( 5) A description of all 
Developer exactions or agreed upon 
public dedications; 

(6) The Developer's agreement 
to pay all specified impact fees; and 

(7) The form of ownership 
anticipated for the project and a 
specific project phasing plan. 

The Development Agreement shall be 
ratified by the Planning Commission, signed 
by the City Council and the Applicant, and 
recorded with the Summit County Recorder. 
The Development Agreement shall contain 
language which allows for minor, 
administrative modifications to occur to the 
approval without revision of the agreement. 
The Development Agreement must be 
recorded within six ( 6) months of the date 
the project was approved by the Planning 
Commission, or the Planning Commission 
approval shall expire. 

(H) LENGTH OF APPROVAL. 
Construction, as defined by the Uniform 
Building Code, will be required to 
commence within two (2) years of the date 
of the execution of the Development 
Agreement. After construction commences, 

the MPD shall remain valid as long as it is 
consistent with the approved specific proje 
phasing plan as set forth in the Developme 
Agreement. It is anticipated that the specifi 
project phasing plan may require Planning 
Commission review and reevaluation of the 
project at specified points in the 
Development of the project. 

(I) MPD MODIFICATIONS. 
Changes in a Master Planned Development 
which constitute a change in concept, 
Density, unit type or configuration of any 
portion or phase of the MPD will justify 
review of the entire master plan and 
Development Agreement by the Planning 
Commission, unless otherwise specified in 
the Development Agreement. If the 
modifications are determined to be 
substantive, the project will be required to 
go through the pre-Application public 
hearing and determination of compliance as 
outlined in Section 15-6-4(B). 

(J) SITE SPECIFIC APPROVALS. 
Any portion of an approved Master Planne 
Development will be processed as a 
Conditional Use. At this time, the Plannin 
Commission will review specific plans 
including architecture and landscaping. Th 
Application requirements and review criteri 
of the Conditional Use process must be 
followed. A pre-Application public meetin 
will be required at which time the Planning 
Commission will review the Application fo 
compliance with the Large Scale MPD 
approval. 

15-6 -5. MPD REQUIREMENTS. 

All Master Planned Developments shall 
contain the following minimum 
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requirements. Many of the requirements and 
standards will have to be increased in order 
for the Planning Commission to make the 
necessary findings to approve the Master 
Planned Development. 

(A) DENSITY. The type of 
Development, number of units and Density 
permitted on a given Site will be determined 
as a result of a Site Suitability Analysis and 
shall not exceed the maximum Density in 
the zone, except as otherwise provided in 
this section. The Site shall be looked at in 
its entirety and the Density located in the 
most appropriate locations. When 
Properties are in more than one Zoning 
District, there may be a shift of Density 
between Zoning Districts if that transfer 
results in a project which better meets the 
goals set forth in Section 15-6-1. Density 
for MPDs will be based on the Unit 
Equivalent Formula, as defined in Section 
15-6-8. 

(1) EXCEPTIONS. The 
Community Development 
Department may recommend that the 
Planning Commission grant up to a 
maximum of ten percent (10%) 
increase in total Density if the 
Applicant: 

(a) Donates open space in 
excess of the sixty percent 
( 60%) requirement, either in 
fee or a less-than-fee interest 
to either the City or another 
unit of government or 
nonprofit land conservation 
organization approved by the 
City. Such Density bonus 
shall only be granted upon a 

finding by the Director that 
such donation will ensure th 
long-term protection of a 
significant environmentally 
or visually sensitive Area; o 

(b) Proposes a Master 
Planned Development (MP ) 
in which more than thirty 
percent (30%) of the Unit 
Equivalents are employee/ 
Affordable Housing 
consistent with the City's 
adopted employee/ 
Affordable Housing 
guidelines and requirements· 
or 

( c) Proposes an MPD in 
which more than eighty 
percent (80%) of the project 
is open space as defined in 
this code and prioritized by 
the Planning Commission. 

(B) SETBACKS. The minimum 
Setback around the exterior boundary of an 
MPD shall be twenty five feet (25') for 
Parcels greater than one (1) acre in size. In 
some cases, that Setback may be increased 
to retain existing Significant Vegetation or 
natural features or to create an adequate 
buffer to adjacent Uses. The Planning 
Commission may decrease the required 
perimeter Setback from twenty five feet (25) 
to the zone required Setback if it is 
necessary to provide desired architectural 
interest and variation. 

Setbacks within the project may be varied 
from those otherwise required in the zone, 
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but must meet minimum Uniform Building 
Code requirements. 

(C) OPEN SPACE. 

(1) MINIMUM REQUIRED. 
All Master Planned Developments 
shall contain a minimum of sixty 
percent ( 60%) open space as defined 
in Section 15-15 with the exception 
of the General Commercial (GC) 
District wherein cases of 
redevelopment of existing 
Developments the minimum open 
space requirement shall be thirty 
percent (30%). For applications 
proposing the redevelopment of 
existing Developments, the Planning 
Commission may reduce the required 
open space in exchange for project 
enhancements in excess of those 
otherwise required by the Land 
Management Code that may directly 
advance policies reflected in the 
applicable General Plan Sections or 
more specific area plans. Such 
project enhancements may include, 
but are not limited to, affordable 
housing, greater landscaping buffers 
along public ways and pedestrian 
Areas, increased landscape material 
sizes, transit improvement, 
pedestrian plazas, pedestrian way/ 
trail linkages, and public art. 

(2) TYPE OF OPEN SP ACE. 
The Planning Commission shall 
designate the preferable type and mix 
of open space for each Master 
Planned Development. This 
determination will be based on the 

guidance given in the Park City 
General Plan. 

(D) OFF-STREET PARKING. The ~· 
number of Off-Street Parking Spaces in eac 
Master Planned Development shall not be 
less than the requirements of this code, 
except that the Planning Commission may 
increase or decrease the required number o 
Off-Street Parking Spaces based upon a 
parking analysis submitted by the Applican 
at the time of MPD submittal. The parking 
analysis shall contain, at a minimum, the 
following information: 

(1) The proposed number of 
vehicles required by the occupants f 
the project based upon the proposed 
Use and occupancy. 

(2) A parking comparison of 
projects of similar size with similar 
occupancy type to verify the deman 
for occupancy parking. 

(3) Parking needs for non-
dwelling Uses, including traffic 
attracted to Commercial Uses from 
Off-Site. 

(4) An analysis of time periods 
of Use for each of the Uses in the 
project and opportunities for Shared 
Parking by different Uses. This sha 1 
be considered only when there is 
guaranteed by Use covenant and 
deed restriction. 

(5) A plan to discourage the Us 
of motorized vehicles and encourag 
other forms of transportation. 
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( 6) Provisions for overflow 
parking during peak periods. 

The Community Development Department 
shall review the parking analysis and 
provide a recommendation to the 
Commission. The Commission shall make a 
finding during review of the MPD as to 
whether or not the parking analysis supports 
a determination to increase or decrease the 
required number of Parking Spaces. 

(E) BUILDING HEIGHT. The height 
requirements of the Zoning Districts in 
which an MPD is located shall apply except 
that the Planning Commission may consider 
an increase in height based upon a Site 
specific analysis and determination. The 
Applicant will be required to request a Site 
specific determination and bears the burden 
of proof to the Planning Commission that 
the necessary findings can be made. In order 
to grant Building height in addition to that 
which is allowed in the underlying zone, the 
Planning Commission is required to make 
the following findings: 

(1) The increase in Building 
Height does not result in increased 
square footage or Building volume 
over what would be allowed under 
the zone required Building Height 
and Density, including requirements 
for facade variation and design, but 
rather provides desired architectural 
variation; 

(2) Buildings have been 
positioned to minimize visual 
impacts on adjacent Structures. 
Potential problems on neighboring 
Properties caused by shadows, loss 

of solar Access, and loss or air 
circulation have been mitigated to 
the extent possible as defined by th 
Planning Commission; 

(3) There is adequate 
landscaping and buffering from 
adjacent Properties and Uses. 
Increased Setbacks and separations 
from adjacent projects are being 
proposed; and 

( 4) The additional Building 
Height has resulted in more than the 
minimum open space required and 
has resulted in the open space being 
more usable. 

If and when the Planning Commission 
grants additional height due to a Site specifib 
analysis and determination, that additional I 

height shall only apply to the specific plans 1 

being reviewed and approved at the time. 
Additional Building Height for a specific 
project will not necessarily be considered£ 
a different, or modified, project on the sam 
Site. 

(F) SITE PLANNING. An MPD shall 
be designed to take into consideration the 
characteristics of the Site upon which it is 
proposed to be placed. The project should 
be designed to fit the Site, not the Site 
modified to fit the project. The following 
shall be addressed in the Site planning for 
MPD: 
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(1) Units should be clustered on 
the most developable and least 
visually sensitive portions of the Site 
with common open space separating 
the clusters. The open space 
corridors should be designed so that 
existing Significant Vegetation can 
be maintained on the Site. 

(2) Projects shall be designed to 
minimize Grading and the need for 
large retaining Structures. 

(3) Roads, utility lines, and 
Buildings should be designed to 
work with the Existing Grade. Cuts 
and fills should be minimized. 

( 4) Existing trails should be 
incorporated into the open space 
elements of the project and should be 
maintained in their existing location 
whenever possible. Trail easements 
for existing trails may be required. 
Construction of new trails will be 
required consistent with the Park 
City Trails Master Plan. 

(5) Adequate internal vehicular 
and pedestrian/bicycle circulation 
should be provided. Pedestrian/ 
bicycle circulations shall be 
separated from vehicular circulation 
and may serve to provide residents 
the opportunity to travel safely from 
an individual unit to another unit and 
to the boundaries of the Property or 
public trail system. Private internal 
Streets may be considered for 
Condominium projects if they meet 
the minimum emergency and safety 
requirements. 

(6) The Site plan shall include 
adequate Areas for snow removal 
and snow storage. The landscape 
plan shall allow for snow storage 
Areas. Structures shall be set back \ 
from any hard surfaces so as to I 

provide adequate Areas to remove i· 
and store snow. The assumption is 
that snow should be able to be store 
on Site and not removed to an Off
Site location. 

(7) It is important to plan for 
refuse storage and collection and 
recycling facilities. The Site plan 
shall include adequate Areas for 
dumpsters and recycling containers. 
These facilities shall be Screened or 
enclosed. Pedestrian Access shall b 
provided to the refuse/recycling 
facilities from within the MPD for 
the convenience of residents and 
guests. 

(8) The Site planning for an 
MPD should include transportation 
amenities including drop-off Areas 
for van and shuttle service, and a bu 
stop, if applicable. 

(9) Service and delivery Access 
and loading/unloading Areas must b 
included in the Site plan. The 
service and delivery should be kept 
separate from pedestrian Areas. 

(G) LANDSCAPE AND STREET 
SCAPE. To the extent possible, existing 
Significant Vegetation shall be maintained 
on Site and protected during construction. 
Where landscaping does occur, it should 
consist primarily of appropriate drought 
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tolerant species. Lawn or turf will be (A) The MPD, as conditioned, complies'! 
limited to a maximum of fifty percent (50%) with all the requirements of the Land ! 

of the Area not covered by Buildings and Management Code; i 
other hard surfaces and no more than 
seventy-five percent (75%) may be irrigated. (B) The MPD, as conditioned, meets th 
Landscape and Street scape will use native minimum requirements of Section 15-6-5 o 
rock and boulders. Lighting must meet the this Code; 
requirements ofLMC Chapter 9. 

(H) SENSITIVE LANDS 
COMPLIANCE. All MPDs containing any 
Area within the Sensitive Areas Overlay 
Zone will be required to conduct a Sensitive 
Lands Analysis and conforms to the 
Sensitive Lands Provisions, subject to the 
applicability as defined in Section 15-15 of 
this Code. 

(I) EMPLOYEE/AFFORDABLE 
HOUSING. MPDs shall submit a housing 
mitigation plan which must include 
employee Affordable Housing as required by 
the adopted housing resolution in effect at 
the time of Application. 

(J) CHILD CARE. A Site designated 
and planned for a Child Care Center may be 
required for all new single and multi-family 
housing projects if the Planning 
Commission determines that the project will 
create additional demands for Child Care. 

15- 6- 6. REQUIRED 
FINDINGS/CONCLUSIONS OF LAW. 

(C) The MPD, as conditioned, is 
consistent with the Park City General Plan; 

(D) The MPD, as conditioned, provides 
the highest value of open space, as 
determined by the Planning Commission; 

(E) The MPD, as conditioned, 
strengthens and enhances the resort 
character of Park City; 

(F) The MPD, as conditioned, 
compliments the natural features on the Sit 
and preserves significant features or 
vegetation to the extent possible; 

(G) The MPD, as conditioned, is 
Compatible in Use, scale and mass with 
adjacent Properties, and promotes 
neighborhood Compatibility; 

(H) The MPD provides amenities to the 
community so that there is no net loss of 
community amenities; 

(I) The MPD, as conditioned, is 
consistent with the employee Affordable 
Housing requirements as adopted by the Cit 
Council at the time the Application was 
filed. 

I 

The Planning Commission must make the 
following findings in order to approve a 
Master Planned Development. In some 
cases, conditions of approval will be 
attached to the approval to ensure 
compliance with these findings. 

(J) The MPD, as conditioned, meets thei 
provisions of the Sensitive Lands provision~ 
of the Land Management Code. The projec{ 

i 
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has been designed to place Development on 
the most developable land and least visually 
obtrusive portions of the Site; 

(K) The MPD, as conditioned, promotes 
the Use of non-vehicular forms of 
transportation through design and by 
providing trail connections; and 

(L) The MPD has been noticed and 
public hearing held in accordance with this 
Code. 

15-6-7. MASTER PLANNED 
AFFORDABLE HOUSING 
DEVELOPMENT. 

(A) PURPOSE. The purpose of the 
master planned Affordable Housing 
Development is to promote housing for a 
diversity of income groups by providing 
dwelling units for rent or for sale in a price 
range affordable by families in the low-to
moderate income range. This may be 
achieved by encouraging the private sector 
to develop Affordable Housing. 

Master Planned Developments which are 
one hundred percent (100%) Affordable 
Housing, as defined by the housing 
resolution in effect at the time of 
Application, would be considered for a 
Density incentive greater than that normally 
allowed under the applicable Zoning District 
and Master Planned Development 
regulations with the intent of encouraging 
quality Development of permanent rental 
and permanent Owner-occupied housing 
stock for low and moderate income families 
within the Park City Area. 

(B) RENTAL OR SALES 
PROGRAM. If a Developer seeks to 
exercise the increased Density allowance 
incentive by providing an Affordable 
Housing project, the Developer must agree 
to follow the guidelines and restrictions set 
forth by the Housing Authority in the 
adopted affordable housing resolution in 
effect at the time of Application. 

(C) MIXED RENTAL AND OWNE 
OCCUPANT PROJECTS. When project 
are approved that comprise both rental and 
Owner/occupant Dwelling Units, the 
combination and phasing of the 
Development shall be specifically approved 
by the reviewing agency and become a 
condition of project approval. A permanent1 
rental housing unit is one which is subject t~ 
a binding agreement with the Park City I 

Housing Authority. I 

(D) MPD REQUIREMENTS. All of 
the MPD requirements and finding of this 
section shall apply to Affordable Housing 
projects, except for those listed below. 

(E) DENSITY BONUS. The reviewing 
agency may increase the allowable Density 
up to twenty (20) dwelling units per acre. 
The Unit Equivalent formula will be 
applied, provided that Hotel Rooms, Hotel 
Suites, Lockout, and other arrangements for 
transient lodging purposes are not 
permissible in taking advantage of the 
moderate income Density bonus. 

(F) PARKING. Off-Street parking will 
be required at a rate of one ( 1) space per 
Bedroom. 
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(G) OPEN SPACE. A minimum of fifty 
percent (50%) of the Parcel shall be retained 
or developed as open space. A reduction in 
the percentage of open space, to not less 
than forty percent ( 40% ), may be granted 
upon a finding by the Planning Commission 
that additional on or Off-Site amenities, 
such as playgrounds, trails, recreation 
facilities, bus shelters, significant 
landscaping, or other amenities will be 
provided above any that are required. Open 
space may be utilized for project amenities, 
such as tennis courts, swimming pools, 
recreational Buildings, pathways, plazas, etc. 
Open space may not be utilized for Streets, 
roads, or Parking Areas. 

(H) RENTAL RESTRICTIONS. The 
provisions of the moderate income housing 
exception shall not prohibit the monthly 
rental of an individually owned unit. 
However, Nightly Rentals or timesharing 
shall not be permitted within Developments 
using this exception. Monthly rental of 
individually owned units shall comply with 
the guidelines and restrictions set forth by 
the Housing Authority in the adopted 
affordable housing resolution in effect at the 
time of Application. 

15-6-8. UNIT EQUIVALENTS. 

Density of Development is a factor of both 
the Use and the size of the Structures built 
within a project. In order to allow for, and 
encourage, a variety of unit configurations, 
Density shall be calculated on the basis of 
Unit Equivalents. In general, one (1) Unit 
Equivalent equates to 2000 square feet of 
residential floor Area and 1000 square feet 
of commercial floor Area. For purposes of 

calculating residential Unit Equivalents, th 
following table shall apply: 
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Configuration Unit Equivalent Value 

Hotel Room or Studio Apartment not .25 
exceeding 600 square feet. 

Hotel Room or Suite, studio or One Bedroom .33 
Apartment or Condominium not exceeding 
750 square feet 

Condominium, Apartment or Hotel Suite not .50 
exceeding 1,000 square feet 

Condominium, Apartment or Hotel Suite not .75 
exceeding 1,500 square feet 

Condominium or Apartment not exceeding 1.00 
2000 square feet 

Condominium or Apartment not exceeding 1.25 

I 2500 square feet 

Condominium or Apartment not exceeding 1.50 I 
3000 square feet 

Condominium or Apartment not exceeding 1.75 
3500 square feet 

Condominium or Apartment in excess of 2.00 
3500 square feet 

Single Family Residence 1.00 

(A) CALCULATING RESIDENTIAL (B) LOCKOUTS. For purposes of 
UNIT SQUARE FOOTAGE. Unit square calculating Unit Equivalents, Lockouts shal 
footage shall be measured from the interior be included in the overall square footage of a 
of the exterior unit walls. All bathrooms, unit. 
halls, closets, storage and utility rooms 
within a unit will be included in the (C) SUPPORT COMMERCIAL 
calculation for square footage. Exterior WITHIN RESIDENTIAL MASTER 
hallways will not be included. Outdoor PLANNED DEVELOPMENTS. Within c: 

facilities, such as pools, spas, recreation Hotel or Nightly Rental Condominium 
facilities, ice-skating rinks, etc. do not project, up to five percent (5%) of the total 
require the Use of Unit Equivalents. floor Area may be dedicated to support 

Commercial Uses, see definition of Support 
Commercial Use, without the Use of a Unit 
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Equivalent for commercial space. Any 
support Commercial Uses in excess of five 
percent (5%) of the total Gross Floor Area 
will be required to use commercial Unit 
Equivalents, if approved as a part of the 
MPD. If no commercial allocation has been 
granted for an MPD, no more than five 
percent (5%) of the floor Area can be 
support Commercial Uses, and no other 
Commercial Uses will be allowed. 

(D) MEETING SP ACE. Within a 
Hotel or Condominium project, up to five 
percent ( 5%) of the total floor Area may be 
dedicated for meeting room space without 
the Use of Unit Equivalents. Meeting space 
in excess of five percent (5%) of the total 
floor Area will be counted as commercial 
Unit Equivalents. Any square footage which 
is not used in the five percent (5%) support 
commercial allocation can be used as 
meeting space. Meeting space in excess of 
the five percent (5%) allocation for meeting 
rooms and the five percent (5%) allocation 
for support commercial shall be counted as 
commercial Unit Equivalents. Accessory 
meeting Uses, such as back of house, 
administrative Uses, and banquet offices, are 
Uses normally associated and necessary to 
serve meeting and banquet space. These 
accessory meeting Uses do not require the 
use of Unit Equivalents. 

(E) COMMERCIAL UNIT 
EQUIVALENTS. Commercial spaces, 
approved as a part of a Master Planned 
Development, shall be calculated on the 
basis of one (1) Unit Equivalent per 1000 
square feet of Gross Floor Area, exclusive of 
common corridors, for each part of a 1,000 
square foot interval. For example: 2,460 

square feet of commercial Area shall count 
as 2.46 Unit Equivalents. 

! 
(F) RESIDENTIAL ACCESSORY I 

USES. Residential Accessory Uses includej 
those facilities that are for the benefit of thel 
residents of a commercial Residential Use, 
such as a Hotel or Nightly Rental 
Condominium project which are common t 
the residential project and are not inside the 
individual unit. Residential Accessory Uses 
do not require the use of Unit Equivalents 
and include such Uses as: 
Ski lockers 
Lobbies 
Registration 
Concierge 
Bell stand/luggage storage 
Maintenance Areas 
Mechanical rooms 
Laundry facilities and storage 
Employee facilities 
Common pools, saunas and hot tubs not 
open to the public 
Telephone Areas 
Public restrooms 
Administrative offices 
Hallways and circulation 
Elevators and stairways 
Back of house Uses 

(G) RESORT ACCESSORY USES. 
The following Uses are considered accesso 
for the operation of a resort for winter and 
summer operations. These Uses are 
incidental to and customarily found in 
connection with the principal Use or 
Building and are operated for the 
convenience of the Owners, occupants, 
employees, customers, or visitors to the 
principal resort Use. Accessory Uses 
associated with an approved summer or 
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winter resort do not require the use of a Unit 
Equivalent. These Uses include such Uses 
as: 

Information 
Lost and found 
Mountain patrol 
Mountain administration 
Mountain maintenance and storage facilities 
Emergency medical facilities 
Public lockers 
Public restrooms 
Employee restrooms 
Ski school/day care facilities 
Ticket sales 
Ski check 
Circulation and hallways 

i 
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This language has been deletedfrom 
Chapter 8 (old) Supplemental Regulations 
and is recommend to be included in 
Chapter 1, as Section 15-1-13. 

15-1-13. COMPLETION OF SITE 
IMPROVEMENT WORK PRIOR TO 
THE APPROVAL OF PLATS OR 
ISSUANCE OF CERTIFICATES OF 
OCCUPANCY. 

(A) POLICY. 

(1) SECURITY REQUIRED. 
In order to protect the City from the 
financial burdens resulting from 
damage to or increased maintenance 
costs for City facilities that may 
occur as a result of incomplete or 
inadequate Site improvements on 
private construction projects, it is 
the policy of the City to require that 
Developers either complete all Site 
improvements prior to occupancy, 
or if that is not possible, that 
adequate financial security for that 
completion. together with a right of 
entry to the Property to complete 
that work be granted to the City. It 
is specifically the intention of the 
City to require that storm drainage 
work, paving, curb and gutter, 
utility facilities, soil retention 
Structure, and landscaping as 
needed to control erosion be 
completed according to standards 
adopted by the City, so that 
residents and taxpayers at large are 
not required to pay the costs of 
damage repair or disproportionately 
increased maintenance for roads, 
storm drainage, or other utility 
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facilities. No plat will be approved,! 
where required, and no certificate o~ 
occupancy granted unless and until I 
adequate financial security is poste 
in accordance with this section. 

(2) NO THIRD PARTY 
BENEFICIARIES INTENDED. t 
is the intention of the City that this 
financial security given by the 
Developer be limited to a contract 
between the City and the Develope 
for the express purpose of providin 
for the protection of City facilities 
and elimination of conditions whic 
could become public nuisances. It i 
not intended that this security be 
available for payment of 
subcontractors or material supplier 
in the nature of a surety bond, or th t 
the security provided become 
available to the purchasers of 
Property to correct construction 
flaws of defects which are the fault 
of the Developer. In no event will t e 
funds be used for purposes other th n 
those stated in this section and the 
time and manner of the expenditure 
and prioritization of work performe 
shall rest in the sole discretion oft 
Community Development Director. 

(B) CONSTRUCTION ACCORDIN 
TO APPROVED PLANS. All constructi n 
shall be completed according to the 
approved plans on which the Building 
permits were issued. The approved plans 
shall also include the Site improvements 
shown on the Site plan. For purposes of th s 
Code, the term "Site improvements" shall 
include all roads, sidewalks, curbs, gutters, 
drains, drainage works, Grades, walls, 
landscaping, planting, paving, paths and 

EXHIBIT D 
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trails, and similar improvements as shown 
on the set of plans on which the final 
approval and Building permits are based. 
Deviations from the approved plans must 
be approved in advance by the Community 
Development Department. 

(C) SECURITY FOR 
COMPLETION. No certificate of 
occupancy will be issued, nor any plat 
approved when plats are required by this 
Code, unless the Building and all required 
Site improvements are completed, or the 
Developer has provided adequate security 
to Guarantee completion of the Site 
improvements. When the Site 
improvements and the Building cannot be 
completed simultaneously due to weather 
conditions or other factors beyond the 
control of the Developer, excluding 
financial inability to complete the project, 
the City may grant plat approval for 
recording and/or issue Certificates of 
Occupancy for the project, provided the 
following conditions are met: 

( 1) The Building or Buildings, 
or portions thereof, on the Property 
to be platted or occupied have been 
constructed in accordance with the 
approved plans for those Buildings, 
and are in full compliance with 
applicable Building and fire codes, 
and are completed to the extent that 
only exterior Site improvement 
work remains unfinished; and, 

(2) The Building Official 
determines that occupancy of the 
Buildings, or portions thereof, prior 
to completion of required Site 
improvements is safe and that 
Access for emergency vehicles is 
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adequate with the Site improvemeqts 
unfinished; and, 

(3) The Developer posts 
adequate security for the benefit of 
the City to insure completion of th 
Site improvements in full 
compliance with the approved plan 
within one year from the date of pl t 
approval, if required, or issuance o 
the certificate of occupancy, 
whichever occurs first. 

(D) AMOUNT OF SECURITY. The I 

amount of the security to be posted by the~ 
Developer shall be determined by the 
Community Development Department, an 
shall be equal to 125% of the amount 
reasonably estimated by the Department a 
being necessary to complete remaining Sit 
improvements as shown on the approved 
plans. In the event that the Developer 
disputes the cost estimate of the Departme t, 
the Developer may prove a lower 
construction cost by providing binding 
contracts between the Developer and 
contractor or subcontractor appropriate to 
perform the required work at a stated, fixe 
price. These contracts must be supported b 
a 100% performance bond, insuring 
performance by the subcontractor or 
contractor. Bid proposals are not 
satisfactory for this purpose. If the contrac s 
submitted are acceptable in form, the 
amount of security required shall be 125% 
of the total contract price of all such 
contracts submitted, plus the estimated 
reasonable cost of performing any work no 
covered by the contracts. Specifications in 
such contracts shall be sufficiently clear to 
identify the work called for under the 
contract. 
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(E) TERMS OF SECURITY. The 
terms of any security arrangement offered 
to the City shall state a date certain by 
which the Developer agrees to have Site 
improvement work completed in 
accordance with the plans, and further 
provide that in the event that the Developer 
has not completed required Site 
improvement work by that date, the City 
may at its option and on its schedule, draw 
on the funds in Escrow Eserewed, or credit 
established, or such other security device 
by its own act, and shall not be required to 
obtain consent of Developer to withdraw 
funds for completion of the work shown on 
approved plans. The City's actual costs in 
administering the completion of work in the 
event of a default by the Developer shall be 
reimbursed from the Escrow or other 
security arrangements. 

(F) FORM OF SECURITY. Security 
arrangements offered in lieu of 
simultaneous completion of Buildings and 
Site improvements shall be in an amount 
fixed under the terms of Section 15-1-
13( D ), and shall be in one or more of the 
following forms: 

( 1) An irrevocable letter of 
credit from a bank authorized to do 
Business in the State of Utah, 
naming Park City Municipal 
Corporation as the payee of funds 
drawn against that letter of credit 
and Guaranteeing the availability of 
funds for one year, or, 

(2) A deposit of cash with a 
third party Escrow, or, 

(3) An agreement with the 
construction lender providing that 

\..., Draft- 11/29/01 

the lender will withhold funds in tble 
construction loan in an amount equpl 
to the amount calculated in Sectionj 
15-1-13(D), above, and will disbur~e 
those funds only with the written I 
consent of the City, and only for th~ 
completion of Site improvements. s 
Site improvement work is 
completed, the City will consent to 
the disbursement of the funds set 
aside by the lender. 

(4) Some combination of the 
above as approved by the City. 

(G) RETAINED AMOUNT 
RETAINAGE. The amount in excess of I 

the actual construction costs, but in no eve t 
more than twenty five percent (25%) of th 
actual construction cost, shall be held for a 
period of one year following final inspecti n 
and approval of the Site improvement wor 
by the City. No retained amount retainage! 
shall be held for landscaping improvement~ 
once the installation of the required i 
materials has been approved by the City. 
The retained amount retainage amount ma 
be provided in any of the ways described i 
Section 15-1- l 3(F). If the Developer fails o 
provide new security instruments within 
thirty (30) days from the expiration of the 
security instruments provided for the initia 
construction under Section 15-l-13(F), the 
City shall make a demand or draw on that 
security to the extent of the required retain d 
amount, and hold the proceeds in cash unti 
and unless other adequate security, as 
provided in this Code, is posted by the 
Developer. The retained amount retainage 
will be used to replace or repair any Site 
improvements which fail or appear to be 
defective during the one year period. The 
corrective work may be done by the City or 

I 
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the Developer. At the completion of that 
work, the retained amount retainage, or so 
much of it remains, shall be released. 
Retained amounts may be drawn and 
applied to any outstanding fees owed by the 
Developer to the City, provided that such 
fees are imposed by ordinance and the 
amount of the fees is not be contested by 
the Developer. 

(H) MODIFICATION OF PLANS. A 
Developer may, at its option, request 
modifications to plans covering Site 
improvement work by submitting revised 
plans to the Community Development 
Department for review and action. Until the 
revised plans have received approval by the 
Department, the Developer shall be 
required to offer security for the 
performance of the Site improvement work 
as shown on the last set of plans to have 
received Department approval. Upon 
acceptance of revised plans by the 
Department, the City shall release any cash, 
credit or other security held, which is in 
excess of 125% of the completion cost, 
estimated, of work shown on the most 
recently revised plan. If the modification 
of the plans increases the cost of required 
Site improvements, additional security 
must be provided by the Developer to cover 
the increased costs. 

(I) PAYMENT OF INTEREST. Any 
interest accruing on funds in Escrow shall, 
unless expended for completion of Site 
improvements required, inure to the benefit 
of the Developer upon release and not to 
the City, and the City shall not be required 
to pay interest to the Developer on any 
funds in Escrow Esert) wed for this purpose. 

\...... Draft- 11/29/01 

(J) DETAILED SITE PLANS. A 
detailed Site plan shall be presented, 

1 

showing the location and nature of drainag~ 
works, Grade changes, retaining walls, andi 
landscaping, together with any trails, paths! 
or walkways that may be included or I 
required under other provisions of the Lan4 
Management Code. I 

i 

(K) SINGLE FAMILY HOMES. Thi~ 
provision shall apply to all construction in I 

Park City, including single family homes, , 
provided, however, that the amount of 
security required for single family homes 
shall be the reasonably estimated cost to 
complete construction of any retained 
amount and drainage works on a labor and 
materials basis, and the estimated cost to 
complete landscaping, to the extent 
necessary to hold the soil in place, on the 
basis of materials only. 

(L) PHASED PROJECTS. Site 
improvements applicable to each phase of~ 
phased project or Development shall be 
completed or security for completion i 
provided as each phase is constructed I 

andeither platted or occupied. Site 

1 improvements on other phases of the proje t 
shall be completed or security offered as 
those phases are completed. I 

I 
' 
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Proposed Amendments to Land Management Code, Chapter 15- Defined Terms 
Text in redline (shaded) is new language. 

Accessory Buildine;. 

(D) Not including structures that do not require a building permit, such as sheds, less 
than 160 sf. 

A"riculture. Use of land .... fur farms, livestock feeding operations, animal hospitals... i 

Allowed Use. A Use that is permitted in a Zoning District without a Conditional Use permit, n~t 
including Non-conforming Use. ! 

I 
Application. A written request, completed in a manner prescribed in this Code, for review, I 

approval, or issuance of a development permit, including but not limited to Conditional Use 1 

Permits, Building permits, variances, annexation and re-zoning requests, Subdivision and Recor~ 
of Survey plats, plat amendments, Code amendments, Design Review, and Administrative I 

Permits. I 

Buildine: Permit. A permit issued by the Chief Building Official authorizing Construction 
Activity on a Property or Lot. 

Certificate of Occupancy. A certificate issued by the Chief Building Official authorizing 
occupancy of a Dwelling, Business, or any other Structure requiring a Building Permit. 

Add under Child Care. 

(A) Child Care Center. A Structure or Building, including outside play areas, used for the 
provision of Child Care for more than four children for less than 24 hours per day, meeting all 
State requirements for Child Care that is not also the primary residence of the care provider. 

(:tt:B) Child Care, In-Home Babysittin~. The provision of Child Care for tlnee (3) four (4) or 
fewer children within a Dwelling-Bnit.and within commercial buildings outside of residential 
Zoning Districts. 

(BC) Child Care, Family. The provision of Child Care for fom (4) to 5ix (6) up to eight (8) 
children, including the provider's children who are under the age of eighteen ( 18), within the 
provider's primary residence. 1 

I 

(ED) Child Care, Family Group. The provision of Child Care for 5Cven (7) to t~elve (12) ninJ 
(9) to sixteen ( 16) children, including the provider's children who are under the age of eighteen i 

(18), within the provider's primary residence. 

EXHIBIT E 
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Code. The Land Management Code. 

Commercial Uses. An occnpation, cmplo:ytncnt, or enterprise that is canied on to facilitate and 
exchange of goods, services, or ideas. Retail business, service establishments, professional 
offices, and other enterprises that include commerce and/or trade and the buying and selling of 
goods and services. 

Density. The intensity or number of non-residential and residential uses expressed in terms of 
unit equivalents per acre or Lot or units per acre. Density is a function of both number and type 
of Dwelling Units and/or non-residential units and the land Area. 

I 
Development Ae:reement. A contract or agreement between an Applicant or Property Owner I 

and the City pursuant to the provisions in this Code and used as an implementation document for 
Master Planned Developments. 

Incidental retail sales. The sale of common items associated with a home occupation and not , 
produced on the premises that might be sold along with a product that is, such as a picture fram~ 
for a photo, or a swatch of material or extra buttons for a item of clothing, etc. I 

I 
I 

Change Lockout RomnUnit. 

Lot Line. Any line defining the boundaries of a Lot. ! 

I 

Add the following to Nightly Rental: Nightly Rental does not include the use of Dwelling Unit~ 
for Commercial Uses. I 

I Outdoor Use. Any land use, business or activity that is not conducted entirely within an 
enclosed Building or Structure, not including outdoor recreation activities and those uses 
customarily associated with indoor uses, such as parking, drive-up windows, ATM's, gas pump , 
playgrounds, and such. Outdoor Uses include outdoor dining; outdoor food and beverage 
service stations and carts; outdoor storage and display of bicycles, kayaks, and canoes; and 
outdoor events and music. 

Add to Passenger Tramway. A mechanical device .... as amended. Includes ski tows and ski 
lifts. 

Property Owner. See Owner. 

Ree:ulated Use. A Use that is Allowed, subject to certain regulations and restrictions as 
prescribed in this Code. 

Residential Use. Occupancy of a Dwelling as living quarters and all associated uses, but not 
including temporary structures such as tents, railroad cars, trailers, or similar units .. 

SBWRD. Snyderville Basin Water Reclamation District. 
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Sensitive Land Analysis. A comprehensive analysis performed by a Qualified Professional(s) ! 

that examines, identifies, and delineates on a map and in a written report all areas of a Property I 

deemed to be environmentally and aesthetically important to the community as expressed in the~ 
Park City General Plan, including, but not limited to, Steep Slopes, Very Steep Slopes, 
Significant Ridge Line Areas, wetlands, streams and lakes, wildlife habitat areas, entry corridor , 
Vantage Points, Significant Vegetation, and Wildfire/Wildland Interface Zones. 

1 

Sexually Oriented Businesses. Businesses defined as such according to the Municipal Code of i 
Park City, Section 4-9-4. 

Sie:nificant Ridge Line Area. Ridge lines in areas deemed to be significant or sensitive as 
determined during the Sensitive Lands Analysis, the significance of these Ridge lines is to be 
determined during the sensitive lands visual analysis process. 

Single Family Subdivision. A development consisting of primarily, although not exclusively, 
Single Family Dwellings. 

Site Suitability Analysis. A comprehensive analysis of a Property or Site used in making a 
determination of appropriate density considering such factors as sensitive lands, existing and 
proposed utilities and transportation systems, and other community objectives as stated in the 
General Plan. 

UDOT. Utah State Department of Transportation, an agency that maintains and regulates State 
Highways. 

Use. The purpose or purposes for which land or structures are occupied, maintained, arranged, 
designed, or intended. 

Zone Height. The base Building Height permitted in the Zoning District, prior to application of 
any allowable Height exceptions. 

Zoning District. An area identified on the Official Zoning Map to which a uniform set of 
regulations applies as set forth herein, which districts are co-terminus with, and which are 
designed to implement the Park City General Plan. 
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I. PARK CITY MUNICIPAL CODE - TITLE 15 LMC, Chapter 11 - Historic District i 
...., Commission 15-~ 1-1 

TITLE 15 - LAND MANAGEMENT CODE (LMC) 
CHAPTER 11 - HISTORIC DISTRICT COMMISSION 

Chapter adopted by Ordinance No. 02-

CHAPTER 11 - HISTORIC DISTRICT 
COMMISSION. 

15-11-1. COMMISSION 
CREATED. 

Pursuant to the Historic District Act (Section 
11-18-1, et seq. of the Utah Code, 1953) and 
other applicable power, there is hereby 
created a Park City Historic District 
Commission (HDC). The HDC shall be 
composed of five (5) members, one of 
whom shall be member of the Planning 
Commission. 

15-11-2. ABSENCE DEEMED 
RESIGNATION OR GROUNDS FOR 
REMOVAL. 

Any HDC member who is absent from two 
(2) consecutive regularly scheduled 
Commission meetings, or a total of four ( 4) 
regularly scheduled meetings per calendar 
year may be called before the City Council 
and asked to resign or removed for cause by 
the Council. Members of the HOC are not 
required to reside within the City limits, 
hovvever, the majority of the members shall 
reside in Park City. 

15-11-3. TERMS AND 
QUALIFICATIONS OF MEMBERS. 

i 

Members of the HOC shall serve terms of i 
two (2) years. The terms shall be staggere~. 
Terms may expire on February 1 but I 

members of the HDC shall continue to serte 
until their successors are appointed and I 

qualified. 
I 

(A) The member appointed from the I 

Planning Commission shall serve a term of 
two (2) years, but a vacancy shall occur in I 
the event the Person ceases to be a membe 
of the Planning Commission. The Mayor 
shall appoint a new HOC member to fill 
vacancies that might arise and such 
appointments shall be to the end of the 
vacating member· s term. 

(B) It is the first priority of the City 
Council that the HDC have technical 
representation in Historic renovation and 
preservation and secondly that it have 
cultural representation in Park City history 

Therefore, when vacancies occur and if l 
appropriate. it shall be the first considerati n 
of the City Council to ensure that there is 
licensed architect serving on the Board. an 
secondly that there is representation from t)1e 
Park City Historical Society. After being ; 
notified by the City of a vacancy, at least i 
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two (2) nominations shall be rendered to the 
City Council by the Park City Historical 
Society if it desires to participate in the 
Application process. 

(C) In addition, the HDC should include 
members with the following qualifications, 
or representing the following interests: 

( 1) A member recommended by 
or associated with the Utah State 
Historical Society or Utah Heritage 
Foundation. 

(2) A member living in the 
Historic District with demonstrated 
interest and knowledge of Historic 
preservation. 

(3) A member appointed at large 
from Park City with demonstrated 
interest and knowledge of Historic 
preservation. 

( 4) A member associated with 
Main Street business and commercial 
interests. 

15-11-4. PURPOSES. 

The purposes of the HDC are: 

(A) To preserve diverse and harmonious 
architectural styles and design preferences 
reflecting phrases of the City's history and to 
encourage complimentary, contemporary 
design and construction through 
comprehensive Design Guidelines; 

(B) To protect and enhance the City's 
attraction to tourists and visitors; 

(C) To identify as early as possible an 
resolve conflicts between the preservation lof 
cultural resources and alternative land Use~; 

I 

(D) To safeguard the heritage of the City 
by providing for the protection of 
Landmarks representing significant eleme ts 
of its history, and to promote interest in 

1 

preservation; 

I 
(E) To promote the private and public I 

Use of Landmarks and the Landmark I 
districts for the education, prosperity, and 
general welfare of the people; 

(F) To make recommendations to the I 

City Council on policies and ordinances trlat 
may encourage preservation. I 

15-11-5. PERMIT ISSUANCE, .!

1

1 

PROJECT APPROVAL. 

(A) The Community Development 11 

Department shall review and approve, or 
deny, all Applications for Building Permit 
to build, locate, demolish. construct, · 
remodel, alter or modify any facade on an 
Structure or Building or other visible 
element including but not limited to signs, 
lighting fixtures, and Fences located with he 
Park City Historic District I . I 

(B) All Building projects within the I 

Historic District shall be reviewed by the I 

Community Development Department for~' 
compliance with the guidelines promulgat d 
by the HDC and adopted by the City Coun ii 
by resolution or ordinance. Those propos ls 
for permitted or Conditional Uses which, ! 

after review by the Department are found to 
be in compliance shall be approved by the ' 
Department without the necessity of HDC : 
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i 

review or hearing. /\.P-P~-~l~ .Qt P..1-'l@irig 
O_~pfl.f.!:m~_11t ~J~Jf. d~-~i_~i_QIJ.~-m~y_ p_~ IDfl_cle to 
the Community DeveloRment Director. In 
those cases where the Department 
Communi!Y Develo11ment Director finds the 
proposal is not in compliance, or where it is 
unable to make a determination at all, the 
proposal is submitted for review by the 
HDC, which shall either approve, approve 
with conditions, or disapprove the proposal. 
The HDC shall state specific reasons for 
disapproval so the Applicant has an 
opportunity to address those concerns. At 
any time in the review process, the 
Applicant, or any Person qualified to file a 
non-Owner petition pursuant to Section 15-
1-13 of this Code, may request Historic 
District review of the Application. Actions 
of the HDC are subject to review by the City 
Council in the manner described in Chapter 
1. 

(C) In reviewing Applications for 
Building Permits, the Community 
Development Department (or HDC on 
review) shall approve each Application if it 
is determined that the Structure, 
construction, remodeling, modification, 
alteration, or Building complies with the 
Historic District Architectural Design 
Guidelines as adopted by the City Council 
by resolution or ordinance. 

(D) Application for demolition permits 
are reviewed by the Community 
Development Department except on those 
Buildings which have been designated as 
.. Landmarks" or ··significant" Historic 
Buildings by the HDC in which case, the 
permit is to be reviewed by the HDC. 

15-11-6. ADDITIONAL POWERSf 

In addition to the powers set forth in SectiJn 
15-11-5, the HDC shall: I 

(A) Recommend to the City Council fo 
adoption standards to be used by the City r 
HDC in reviewing Applications for permit 
to construct, change, alter, modify, remode , 
remove, or significantly affect any Buildin 
or visible element within the Historic 
District. I 

(B) Recommend to the City Council th1 
purchase of interests in Property for 
purposes of preserving the City's cultural 
resources. 

I 
(C) Investigate and report to the City I 

Council on the Use of Federal, State. local.I 
or private funding sources and mechanism, 
available to promote the preservation of th 
City's cultural resources. 

(D) Advise the City Council on Prope1· 
Owner incentives to preserve designated : 
Buildings in the district. I 

(E) Recommend to the Planning I 

Commission and the City Council zoning I 

boundary changes for the district to preser~e 
the historical integrity of the Area. 
Subdivision, Conditional Uses and planned 
unit Development Applications must 
continue to be acted upon by the Planning 
Commission. 

(F) Recommend to the Planning 
Commission and the Citv Council changes 1 

., ....... ; 

to the Park City Land Management Code tQ 
reinforce the purpose of the Historic Distridt. 
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(G) Provide advice and guidance on (A) Utah Heritage Foundation. I 

request of the Property Owner or occupant I 

on the restoration, alteration, decoration, (B) National Trust for Historic , 
landscaping, or maintenance of any cultural Preservation. I 

resource, including Landmarks, Landmark I 
Sites, Historic District, or neighboring (C) Utah State Division of History. I 

Property within public view. ' 

15-11-7. ORGANIZATION. 

(A) CHAIRMAN. The HOC shall elect 
one of its members to serve as Chairman for 
a term of one ( 1) year at its first meeting in 
March. The Chairman may be elected to 
service for one ( l) consecutive additional 
term, but not for more than two (2) 
successive terms. 

(B) QUORUM. No Business shall be 
conducted without a quorum at the meeting. 
A quorum shall exist when the meeting is 
attended by a majority of the appointed 
members of the HOC, including the 
Chairman. 

(C) VOTING. All actions of the HOC 
shall be represented by a vote of the 
membership. A simple majority of the 
members present at the meeting in which 
action is taken, shall approve any action 
taken. The Chairman may vote at the 
meetings. 

15-11-8. STAFF ASSISTANCE. 

The City shall, subject to the approval of the 
City Manager, provide the HOC with such 
assistance as is reasonably necessary by the 
HOC, to provide assistance concerning 
matters related to their fields of expertise: 

(D) Park City Historical Society. 

15-11-9. LIMITATIONS. I 

The HOC has no authority to waive or i 
increase any requirement of any ordinance!of 
the City. ' 

15-11-10. ARCHITECTURAL 
DESIGN ST AND ARDS. 

The HDC shall promulgate Architectural , 
Guidelines for Use in the Historic District 

1 

zones. These guidelines shall, upon I 

adoption by resolution or ordinance by the! 
City Council, be the design standards ! 

applied by the City, and HOC on review, i~ 
reviewing specific Building proposals or I 

reviewing City staff actions on appeal. Th~ 
standards shall address renovation of ' 
existing Structures, additions to existing 
Structures, and the construction of new 
Structures. From time to time. the HOC 

I 

may recommend changes in the Design i 

Guidelines to the Council, provided that ni· 
changes in the guidelines shall take effect 
until adopted by a resolution of the Council. 

I 
The Design Guidelines shall apply in all I 

zones within the Historic District, which a~e 
designated throughout this Code by the Us~ 
of the word .. Historic" in the Zoning Distrib 
name, or the letter ··H" in the abbreviation pf 
that name. 
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15-11-11. PRESERVATION OF 
HISTORIC BUILDINGS, 
STRUCTURES AND SITES. 

It is deemed to be in the interest of the 
citizens of Park City, as well as the State of 
Utah, to encourage the preservation of 
Buildings, Structures, and Sites of Historic 
significance in Park City. These Buildings, 
Structures and Sites are among the City's 
most important cultural, educational, and 
economic assets. In order that they are not 
lost through neglect, demolition, expansion 
or change within the City, the preservation 
of the remaining Buildings, Structures and 
Site of Historic or community significance 
should be encouraged. This section is 
intended to provide an incentive for 
identification and preservation of Historic 
Buildings, Structures or Sites that may occur 
within the Park City Historic District. as 
well as those that may be located outside the 
Historic District. 

15-11-12. REVIEW OF HISTORIC 
BUILDINGS, STRUCTURES, SITES 
AND PRESERVATION POLICY. 

The HDC is the official body to review 
matters concerning designation and 
preservation of Historic Buildings, 
Structures and Sites within Park City, and 
may take appropriate action as may be 
necessary, as authorized by other sections of 
this Code to preserve Historic Buildings, 
Structures and Sites. The Historic District 
Commission is authorized to function as a 
committee on Historic Buildings, Structures 
and Sites and to designate significant 
Historic Buildings. Structures and Sites 
within the City which it considers to be of 
Historic significance and to make this 

information available to all interested 
citizens. 

15-11-13. SIGNIFICANT 
HISTORICAL BUILDINGS, 
STRUCTURES AND SITES. 

I 

I 

It is hereby declared that all Buildings. I 

Structures and Sites within Park City that 4re 
either located within the Historic District. I 

listed in the most recent Park City Historic! 
Survey, or are over fifty (50) years old are I 
presumed historically "significant" for the i 
purposes of this Chapter. The HDC may : 
maintain a list of such significant Properti~s. 
Any Owner of a presumed historically !I 

significant Building, Structure or Site may 
apply for a hearing before the HDC to rebJt 
the presumption of significance created i 
herein. The Application shall be on forms las 
prescribed by the HDC and shall be filed I 

with the Community Development I 

Department (COD). Upon receiving an I 

Application for a determination of I 

significance, the CDD staff shall schedule r 
hearing on the HDC agenda within thirty I 

(30) days. Notice of the hearing shall be ~ 
posted on the Property and published at le st 
once prior to the hearing. At the hearing. t e 
Applicant shall have an opportunity to I 

present testimony and evidence to 
demonstrate the historical insignificance of 
the Building, Structure or Site. ! 

I 
I 

(A) STANDARDS OF REVIEW. In I 

determining the Historic significance of tht 
Property at the hearing. the HOC shall i 
evaluate whether the Building. Structure o~ 
Site demonstrates a quality of significance fo 
local. regional. state or national history. 
architecture. archaeology. engineering or 
culture. and integrity of location. design. 
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setting, materials, and workmanship 
according to the following criteria: 

(1) The Building, Structure or 
Site is associated with events or lives 
of Persons significant to our past; 
and/or 

(2) The Building, Structure or 
Site embodies the distinctive 
characteristics of a type, period or 
method of construction or that 
represent the work of a master; 
and/or 

(3) The architectural or historical 
value or significance of the Building, 
Structure or Site contributes to the 
Historic value of the Property and 
surrounding Area; and/or 

(4) The Building, Structure or 
Site is at least fifty (50) years old, or 
has achieved significance within the 
past fifty (50) years if the Property is 
of exceptional importance to the 
community; and/or 

(5) The relation of Historic or 
architectural features found on the 
Building, Structure or Site to other 
such features within the surrounding 
Area; and/or 

(6) Any other factors, including 
aesthetic, which may be relevant to 
the Historical or architectural aspects 
of the Building, Structure or Site. 

(B) DECISION. The HDC shall 
determine that the Property is historically 
insignificant only if it finds that the 

i Building, Structure or Site is of no or , 
I 

minimal Historic significance because of 1ts 
location, age, condition, modifications, 
relation to other Structures or Sites in the , 
Area, or other factors demonstrate that thel 
Property is inconsequential to the Historici 
value of the Area and to Park City as a I 

whole. If the HDC finds that the BuildinJ, 
Structure or Site is insignificant it shall -, 
immediately be removed from the list, if I 

any, of significant Properties. The HOC I 

shall forward a copy of its written finding$ 
to the Owner and the Community i 
Development Department. The Communi~y 
Development Department shall maintain ~ 
list of Properties that the HOC has i 
determined are historically insignificant. I 

(C) APPEAL. The Applicant or any I 
party participating in the hearing may app al 
the HDC decision to the City Council wit in 
ten (10) days of the decision. 

15-11-14. DEMOLITION AND II 

REMOVAL OF HISTORIC 
BUILDINGS, STRUCTURES AND 
SITES. 

I 

It is the intent of this and succeeding ~I 
sections to preserve the Historic and 
architectural resources of Park City, throu h 
limitations on demolition and removal of 
Historic Buildings, Structures and Sites to! 
the extent it is economically feasible, 
practical and necessary. The demolition o 
removal of Historic Buildings, Structures 
and Sites in Park City diminishes the 
character of the City's Historic District an 
it is strongly discouraged. Instead, the Cit;y 
recommends and supports preservation, 
renovation, adaptive reuse and relocation ' 
within the Historic District. It is recogniz~d, 
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however, that Structural deterioration, 
economic hardship and other factors not 
entirely within the control of a Property 
Owner may result in the necessary 
demolition or removal of a Historic 
Building, Structure or Site. 

15-11-15. CERTIFICATE OF 
APPROPRIATENESS FOR 
DEMOLITION. 

With the exception of any Building or 
Structure falling under the purview of 
Section 203 of the Uniform Building Code 
or undergoing complete renovation/ 
reconstruction in compliance with this 
Chapter, no Building, other Structure or Site 
deemed to be historically significant by the 
provisions of Section 15-11-13 may be 
demolished or removed without the prior 
issuance of a Certificate of Appropriateness 
(CAD) by the Community Development 
Department or the Historic District 
Commission (HDC). Application for a 
CAD shall be made on forms prescribed by 
the HDC and shall be made first to the 
Community Development Department. 

(A) DETERMINATION OF 
SIGNIFICANCE. If, upon review of the 
Application. the Community Development 
Department concludes that the Building. 
Structure or Site sought to be demolished is 
significant according to the standards set 
forth in Section l 5-l l- l 3(a) herein, the 
Application shall be processed under Section 
15-11-16 and 15-11-17 as appropriate. 
Upon making said determination of 
significance, the Community Development 
Department shall provide a written 
explanation of its findings to the Applicant. 
Any Applicant disagreeing with such 

I 

determination of significance, the 
1 

Community Development Department shah 
provide a written explanation of its findings 
to the Applicant. Any Applicant disagreei~g 
with such determination of significance m~y 
request a hearing pursuant to Section 15-1 -
13 within ten (10) days of being given noti e 
of said determination. After the hearing, t e 
Application shall be processed according tt 
Section15-11-16andl5-ll-17as 1 

appropriate. If the HDC determines that t~e 
Building, Structure or Site is insignificant.! 
the Community Development Director mar 
issue the CAD after a waiting period as I 

determined by subsection (B )( 1) below. I 

(B) DETERMINATION OF I 

INSIGNIFICANCE. If, upon review of the 
I 

Application, the Community Development! 
Department concludes that the Building, ~ 
Structure or Site sought to be demolished r 
removed is not significant according to the, 
standards set forth in Section 15-11-13 (A)I 
herein, the Department may determine that

1 

issuance of a CAD is appropriate. If such ' 
determination is made, the staff shall I 

schedule the CAD as an informational ite°l 
on the next available Historic District t' 
Commission agenda. The staff shall provi e 
the Application, background information, 
and the findings supporting the staff I 

determination. I 

I 
( 1) If the Historic District 'I 

Commission concurs with the staff 
determination, the Community 

1 

Development Director shall issue a I' 

CAD. 
I 
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(2) If the Historic District 
Commission determines that the 
Building is significant. the Applicant 
shall be required to process the CAD 
application through the processes 
outlined under Section 15-11-16 and 
15-11-1 7 as appropriate, unless the 
Applicant requests a hearing to 
contest the determination of 
significance pursuant to Section 15-
11-13, in which case that section 
shall apply. 

(C) REMOVAL OF HAZARDOUS 
BUILDINGS. If, upon review, the Chief 
Building Official determines the subject 
Building, Structure or Site to be structurally 
unsound, and a hazardous or dangerous 
Building, the Chief Building Official may 
issue a CAD. 

(0) REQUIREMENT FOR STAY OF 
DEMOLITION. In the absence of a 
finding either of insignificance or of public 
hazard, the Application for demolition or 
removal shall be stayed for 180 days. 

15-11-16. PRE-HEARING 
APPLICATION REQUIREMENTS. 

Upon refusal of the Community 
Development Department to issue a CAD, a 
pre-hearing period of forty-five (45) days 
shall commence, during which time the 
Owner shall allow the City to post and 
sustain a visible sign stating that the 
Property is '"threatened." Said sign shall be 
at least 3'x2', readable from a point of public 
Access and state that more information may 
be obtained from the Community 
Development Department for the duration of 
the stay. In addition, the Owner shall 

conduct negotiations with the City for the: 
sale or lease of the Property or some intentst 
in the Property such as a facade easement.i or 
take action to facilitate proceedings for thJ 
City to acquire the Property under its powh 
of eminent domain, if appropriate and 
financially possible. 

At the end of the forty-five (45) days, the 
Owner may request a hearing before the 
HDC upon showing that the above 
requirements have been met and all ! 

economic hardship information required b~ 
the HOC has been submitted. The Applic~t 
must also submit fees in accordance with t~e 
Park City Municipal fee schedule. The ' 
Department staff shall, within fourteen ( 1 ~) 
days, notify the Owner if any additional i 

information is needed to complete the I 

Application. If the Department staff does I 
not notify the Owner, the Application will! 
be deemed complete. Within forty-five ( 4~) 
days of receiving the completed Applicati~n, 

·' the Department staff shall schedule a hearrg 
regarding the Application on the agenda o 
the HOC. I 

15-11-17. CAD HEARING FOR A 
SIGNIFICANT BUILDING, 
STRUCTURE OR SITE. 

i 
i 

At the hearing, the HDC will only approve! 
demolition or removal of an historically , 
significant Building, Structure or Site if thf 
Owner has presented substantial evidence I 

that demonstrates that unreasonable I 

economic hardship will result from denial hr 
the demolition or removal Application. i 
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(A) ECONOMIC HARDSHIP 
CRITERIA. In order to sustain a claim of 
unreasonable economic hardship, the HDC 
may require the Owner to provide 
information pertaining to whether the 
Property is capable of producing a 
reasonable rate of return for the Owner or 
incapable of beneficial Use. The HDC shall 
adopt by resolution separate standards for 
investment or income producing and non
income producing Properties. Non-income 
Properties shall consist of Owner occupied 
Single Family Dwellings and non-income 
producing institutional Properties. The 
information requested by the HDC may 
include. but not be limited to the following: 
Purchase date, price and financing 
arrangements; current market value; form of 
ownership; type of occupancy; cost 
estimates of demolition and post-demolition 
plans; maintenance and operating costs; 
costs and engineering feasibility of 
rehabilitation; property tax information; 
rental rates and gross income from the 
Property. 

(B) CONDUCT OF OWNER 
EXCLUDED. Demonstration of economic 
hardship by the Owner shall not be based on 
conditions resulting from: 

( 1) Willful or negligent acts by 
the Owner; or 

(2) Purchasing the Property for 
substantially more than market value 
at the time of purchase; or 

(3) Failure to perform normal 
maintenance and repairs; or 

' 
( 4) Failure to diligently solicit i 
and retain tenants; or I 

' 

(5) Failure to provide normal 
tenant improvements. 

(C) WRITTEN FINDINGS. The HDt 
shall make written findings supporting their 
decision in the matter. The HDC may 
determine that unreasonable economic 
hardship exists and issue a CAD if the 
Commission finds that: 

(1) For income producing 
1 

Properties. the Building. Structure ¢r 
Site cannot be feasible used or renttd 
at a reasonable rate of return in its ! 

present condition or if rehabilitated! 
and denial of the Application woul~ 
deprive the Owner of all reasonabld 

I 
Use of the Property; or ! 

I 
For non-income producing I 

I 
Properties, the Building, Structure ~r 
Site has no beneficial Use as a I 

residential Dwelling or for an ! 

institutional Use in its present ' 
condition or if rehabilitated, and 
denial of the Application would , 
deprive the Owner of all reasonabl~ 
Use of the Property; and ! 

(2) The Building, Structure or 
Site cannot be feasibly moved or 
relocated. 
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(D) FINAL DECISION. 

(1) APPROVAL. If the HDC 
approves the Application and issues 
the CAD. the Owner may apply for a 
demolition permit with the Building 
Department and proceed to demolish 
the Building, Structure or Site in 
compliance with other regulations as 
they may apply. The HDC may, as a 
condition of approval, require the 
Property Owner to provide the HDC 
with documentation of the Building, 
Structure or Site according to the 
standards of the Historic American 
Building Survey (HABS). Such 
documentation may include 
photographs, floor plans, measured 
drawings, an archeological survey or 
other information specified by the 
HDC. The HDC may also require 
the Owner to incorporate an 
appropriate memorialization of the 
Building, Structure or Site, such as a 
photo display or pla4ut:, into tht: 
proposed replacement project of the 
Property. Approval of a CAD shall 
be valid for one (1) year. 

(2) DENIAL. If the HDC denies 
the Application for demolition, the 
Owner shall not demolish the 
Building, Structure or Site and the 
City may provide the Owner with 
information regarding financial 
assistance for the necessary rehab or 
repair work. as it becomes available. 
The Owner may not re-apply for 
demolition for a period of three (3) 
years from the date of the HDC's 
final decision, unless the Building, 
Structure or Site is structurally 

unsound or substantial changes in 
circumstances have occurred other 
than those caused by the negligence 
or intentional acts of the Owner, in 
which case the Owner may apply as 
conditions warrant. 

(3) APPEAL. All final 
decisions of the HDC may be 
appealed to the City Council within 
ten (10) days. 

15-11-18. NEW CONSTRUCTION. 

New construction and exterior remodeling 
within the Historic District zones shall 
conform to architectural standards and 
regulations promulgated by the Historic 
District Commission and adopted by the 
City Council. These standards shall be 
applied by the staff and the Commission, 
subject to the review process. 
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Ordinance No. 07-49 

AN ORDINANCE APPROVING AN AMENDMENT TO 
THE LAND MANAGEMENT CODE, 15-4-7 OF PARK CITY, UTAH, REGARDING 

ACCESSORY APARTMENTS 

WHEREAS, the Land Management Code chapter 15-4-7 presently permits the 
granting of accessory apartments in all zones, except the PUT zone; and 

WHEREAS, the current Land Management Code (15-4-7) allows for nightly 
rentals of a main residence, but prohibits nightly rentals of accessory apartments, and 
also requires that the owner of the property reside in either the main house or the 
accessory apartment; and 

WHEREAS, the Planning Commission conducted a work session on this issue on 
June 13, 2007; and 

WHEREAS, the current Deed Restriction required under the present ordinance 
requires that the approval of an Accessory Apartment permit is automatically revoked 
upon sale of the property to a subsequent owner; and 

WHEREAS, a one-year review of the Accessory Apartments has shown to be 
indfective, and such use should be able to be reviewed anytime reasonable complaints 
are made; and 

WHEREAS, the Planning Commission duly noticed and conducted a Public 
Hearing at its regularly scheduled meeting on June 25, 2007 and forwarded a positive 
recommendation to the City Council; and 

WHEREAS, the City Council duly noticed and conducted a Public Hearing at its 
regularly scheduled meeting on August 9th, 2007; and 

WHEREAS, the strongly expressed intent of Ordinance 94-4 originally allowing 
Accessory Apartments, was to create opportunities for Affordable Housing; and 

WHEREAS, nightly rentals in traditional residential neighborhoods increases the 
intensity of use, often creating negative impacts to the neighborhood, and 

WHEREAS, Accessory apartments should not be granted without a compelling 
reason and imposing conditions to mitigate impacts; and 

WHEREAS, the city should be able to review Accessory Apartments periodically 
to determine if conditions imposed to mitigate impacts are continuing to be met; and 

WHEREAS, it is in the best interest of the residents of Park City, Utah to amend 
the Land Management Code to require owners of homes receiving approval for an 
accessory apartment to forego the abi lity to rent the main house nightly; and 

WHEREAS, it is within the power of the City to regulate nightly renta ls. 

NOW, THEREFORE, BE IT ORDAINED by the City Counci l of Park City, Utah as 
follows: 
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SECTION 1. INCORPORATION. The above recitals are hereby incorporated as 
Findings of Fact and Conclusions of Law. 

SECTION 2. APPROVAL OF AMENDMENT CHAPTER 15-4-7 of the Land 
Management Code is hereby amended to read as attached hereto on Exhibit "A", 
pursuant to the Findings of Fact and Conclusions of Law. Any conflicts or cross
references from other provisions of the Land Management Code shall be resolved by 
the Planning Director. 

SECTION 3. EFFECTIVE DATE. This Ordinance shall be effective upon 
publication . 

PASSED AND ADOPTED this 81
h day of August, 2007 

PARK CITY MUNICIPAL CORPORATION 

Dana Williams, Mayor 
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EXHIBIT A 

15-4-7. ACCESSORY APARTMENTS. 

Accessory Apartments are subject to the following criteria: 

(A) CRITERIA FOR USE. 

(1) SIZE. Accessory Apartments may be no more than one third (1/3) of the 
dwelling size, shall be limited to a maximum floor Area of 1 ,000 square feet and 
shall be no less than 400 square feet with no more than two (2) Bedrooms. An 
Accessory Apartment may not increase the floor Area of a Structure over the 
maximum floor Area as specified in the Land Management Code or Subdivision 
approval. 

(2) PARKING. One (1) Parking Space per Bedroom must be provided in 
addition to the existing requirement for the primary residence. Parking Spaces 
for Accessory Apartments need not be covered and may be provided in tandem 
subject to one of the following criteria: 

(a) One (1) Parking Space for an Accessory Apartment may be 
provided in tandem if the existing driveway length equals or exceeds 
twenty-five feet (25') as measured from the Property Line. Parking is 
permitted only within approved garages and on paved driveways. 

(b) One (1) Parking Space for an Accessory Apartment may be 
provided in tandem in an effort to preserve existing Significant Vegetation 
and when all other parking alternatives are undesirable. 

(c) Historic District Zones. One (1) tandem Parking Space, parking 
one vehicle behind another, for an Accessory Apartment proposed in any 
residential Historic District Zone may be provided when the Applicant has 
secured a Conditional Use permit and the Planning Commission has 
made the following findings: 

(i) Tandem Parking will not create an undue hardship for the 
neighborhood . 

(ii) Other parking options are less desirable than the proposed 
tandem space. 
(ii) Reasonable efforts, such as automatic garage door openers, 

lease provisions and/or limitation of garage storage, have 
been made to encourage the Use of all Off-Street Parking. 
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(3) APARTMENTS PER LOT. No more than one (1) Accessory Apartment 
may be located on a Lot. 

(4) REQUIREMENTS FOR REVIEW. The Applicant for an Accessory 
Apartment must submit a floor plan, architectural elevations, and Site plan 
showing any proposed changes to the Structure or Site. 

(5) DENSITY LIMITS. A permit for an Accessory Apartment may not be 
granted if more than three (3) of the homes within three hundred feet (300') of the 
Applicant's Property boundary contain other established Accessory Apartments. 
There may be no more than four (4) Accessory Apartment within a three hundred 
foot (300') radius. 

(6) OWNERSHIP. One (1) unit, either the main Dwelling Unit or the 
Accessory Apartment shall be occupied by the Owner of the Structure and the 
Accessory Apartment shall not be sold separately. 

(7) DEED RESTRICTION. A deed restriction "Notice to Purchaser'' must be 
filed with the County Recorder, which states: 

"A permit for an Accessory Apartment was issued to 

-------------------, the current Owner of this 
Property on . This permit does not runs 
with the land and is automatically invalidated transferred to 
the new owner by the sale or transfer of this Property, 
provided however, if the use by the new owner does not 
continue to comply with the conditions of approval, the 
permit may be invalidated by the Planning Department, 
pursuant to Chapter 15-4-7(8)(1 ). Prospective purchasers 
should be advised that only one (1) unit on the Property may 
be rented; the other must be occupied by the Owner. 

Prospective purchasers who intend to reside in one of the 
units on the Property may apply with the Planning 
Department for an Accessory Apartment permit. If the 
Apartment already exists and all of the conditions required 
by zoning continue to be met, a new permit will typically be 
granted. The Owner shall strictly adhere to all the conditions 
of approval and the prohibition of the Yse rental of tAe 
accessory either Dwelling Unit Structure as a Nightly Rental 
for short term rentals of less than th irty (30) days. 

(8) NIGHTLY RENTALS. Accessory Apartments are intended for long term 
rental of thirty (30) days or more and may not be used for Nightly Rentals. 
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If an Accessory Apartment permit is granted, neither the main Dwelling Unit nor 
the Accessory Apartment may be rented for periods of time less than thirty (30) 
days. 

(9) HOMEOWNERS ASSOCIATION REGISTRATION AND NOTIFICATION. 
All Accessory Apartments shall be subject to the Homeowners Association and 
notification requirements established in LMC Chapter 15-1-12 (E). 

(B) REGULATED USE REVIEW. The Planning Department shall review Accessory 
Apartments in those zones where the Apartments are a Regulated Use. This includes 
all Zoning Districts where Accessory Apartments are an Allowed Use and not a 
Conditional Use. After submission of a complete Application and payment of the 
Application fee as established by the fee schedule, the Planning Department shall 
approve a permit if the requested Accessory Apartment complies with the criteria for 
Use in Section 15-4-7 (A), established herein. The Regulated Use permit shall be 
subject to the one (1) year reviev.~ outlined in Section 15 4 7(D).The Planning 
Department shall impose reasonable conditions to mitigate any impacts to the 
surrounding neighborhood . 

(1) PERMIT REVOCATION. The Accessory Apartment permit may be 
revoked by the Planning Department for non-compliance with the criteria of this 
Chapter. The permittee may appeal the determination to the Board of 
Adjustment, which will evaluate the Planning Department's determination of 
permit non-compliance and decide if permit revocation should occur. 

(C) CONDITIONAL USE REVIEW. In those zones where Accessory Apartments are 
subject to a Conditional Use permit, the Planning Commission shall review the 
requested Use. After submission of a complete Application and payment of the 
Application fee as established by the fee schedule, the Planning Commission shall 
approve a permit if the requested Accessory Apartment complies with the criteria 
established in Section 15-4-7 (A) herein. In addition , prior to issuance of a Conditional 
Use permit, the Planning Commission shall determine that parking and other impacts as 
outlined in LMC Chapter 15-1-10 have been mitigated. The Conditional Use permit 
shall be subject to the one (1) year revie•.v outlined in Section 15 4 7(D). 

(1) PERMIT REVOCATION. The Accessory Apartment permit may be 
revoked by the Planning Department for non-compliance with the criteria of this 
Chapter. The permittee may appeal the determination to the Board of 
Adjustment, which will evaluate the Planning Department's determination of 
permit non-compliance and decide if permit revocation should occur. 

fiD ONE YEAR REVIEW. Both regulated Use permits and Conditional Use permits 
for Accessory Apartments shall be subject to a one (1) year review by the Planning 
Department. The review shall occur one (1) year after issuance of the Accessory 
Apartment permit. If no complaints have been filed and the Planning Department finds 
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that the Owner and tenants are complying with the conditions of the permit, then the 
permit may be extended unti l ownership of the Property is transferred . If 
00 

complaints have been filed, the Planning Department shall ensure that the Owner of the 
Property is complying with the requirements of the Accessory Apartment permit. 

(D) EXISTING NON-CONFORMING ACCESSORY APARTMENTS. Existing non-
conforming Accessory Apartments may be approved by the Planning Department 
provided that the Accessory Apartment meets all of the criteria outlined in Section 15-4-
7 (A). If the existing Accessory Apartment does not meet the criteria as specified , the 
Planning Commission shall review the Use. Permits for non conforming Accessory 
Apartments shall be subject to the one (1) year review provisions of Section 15 4 7 (D). 
The Planning Commission shall approve the request only if the following findings can be 
made: 

(1) The Apartment contains no more than two (2) Bedrooms; 

(2) One (1) Parking Space per Bedroom is provided for Use by the Accessory 
Apartment occupants. On-Street parking shall not be counted to fulfill 
parking requirements; 

(3) One (1) unit is Owner-occupied; af\G 

(4) Impacts of the Use can be mitigated; and 

(5) Neither Dwelling Unit is proposed to be rented for periods less than thirty 
(30) days. 

(6) All significant impacts to the surrounding neighborhood are reasonably 
mitigated and continue to be mitigated. 
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Planning Commission 
Staff Report 
 
Subject: Park City Mountain Base Area 

Development 
Project #: PL-20-04475 
Authors: Alexandra Ananth – Senior Planner 
Date: September 15, 2021 
Type of Item: Work Session with Public Input to Follow–MPD Modification 
 
 
Summary Recommendation  
Staff recommends the Planning Commission conduct a Work Session to focus on 1) 
Support Commercial and 2) Off-Site Parking and Transportation. The Commission may 
also review Draft Findings of Fact and Draft Conditions of Approval, in accordance with 
the City’s Master Planned Development provisions and applicable LMC, General Plan, 
and Transportation Master Plan criteria.  
 
No action on the proposed Park City Base Area Lot Redevelopment Master Plan Study 
is expected until the Commission has completed its review of the entire project. The 
next Planning Commission meeting for this project includes a public hearing and 
is scheduled for September 29, 2021, starting at 5:30 PM.  
 
Project Description 
Applicant: PEG Development c/o Robert Schmidt 
Location:  PCMR Base Parking Lots including Parcels SA-402E, SA-402-A-

1-A, SA-402-A-2, SA-253-B, SA-253-B-2-A, and SA-253-C 
Zoning District: Recreation Commercial (RC) 
Adjacent Land Uses: Park City Mountain Ski Resort, Resort Support, Hotel, Single 

Family and Multi-Unit Residential, Open Space 
Reason for Review: MPD amendments require Planning Commission review and 

approval and a finding of compliance with the Park City General 
Plan and the Land Management Code  

 
Acronyms 
Average Vehicle Occupancy (AVO) 
Bus Rapid Transit (BRT) 
Comfortable Carrying Capacity (CCC) 
Condition of Approval (COA) 
Conditional Use Permits (CUP) 
Development Agreement (DA) 
Finding of Fact (FOF) 

Land Management Code (LMC)  
Level of Service (LOS) 
Master Planned Development (MPD) 
Park City Mountain Resort (PCMR)  
Park City Mountain (PCM) 
Parking Management Plan (PMP) 
Recreation Commercial (RC) 

Recreational Open Space (ROS) Return on Community (ROC)  
Traffic Impact Study (TIS) 
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Transportation Network Companies 
(TNCs)    
Transportation Demand Management 
Plan (TDM) 

Trip Reduction Plan (TRP) 
Utah Department of Transportation 
(UDOT) 
VR CPC Holdings, Inc. (VRCPC) 

 
Terms that are capitalized as proper nouns throughout this staff report are defined in 
LMC § 15-15-1. 
 
Background Information 
As a preliminary matter, staff would like to respond to a number of things raised at the 
last work session and/or in recent public comments. 
 
Public Input. Planning Commission meetings for this application have been noticed 
approximately a dozen times, and the Commission has taken lengthy public input, time 
permitting, at most of these meetings in addition to the formal public hearings.  In 
addition to public input at Planning Commission meetings, the public has submitted 
extensive written comments directly to the Planning Department for dissemination to the 
Commission.   
 
Consistent with the Planning Commission’s more typical applications, work sessions 
don’t typically include public hearing for many reasons, but most often to enable an 
applicant to discuss matters directly with the Commission prior to consideration for 
action, or to allow the Commission specific time to discuss potential matters of 
consensus, disagreement or in need of further deliberation prior to a final public hearing 
and potential vote, and final Findings of Fact and Conditions of Approval.  Many if not 
most jurisdictions limit the formal public hearing to one or two hearings in conjunction 
with final action.  However, that is not Park City’s standard, nor the community’s 
expectation.   
 
The Planning Commission held public meetings (and took public input during all but the 
most recent meeting) on this application on: 

1. August 26, 2020 
2. September 23, 2020 
3. October 28, 2020 
4. November 18, 2020 
5. December 16, 2020 
6. January 20, 2021 
7. March 24, 2021  
8. April 21, 2021 
9. May 19, 2021  
10. June 16, 2021 
11. July 21, 2021 
12. August 18, 2021 

 
Because meetings on this application have typically been very long and public comment 
has been taken towards the end of the meeting, Staff recommends that the Planning 
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Commission take public input at the beginning of the next meeting on September 
29, 2021, which staff has added as an extra meeting specifically to accommodate 
public input.  The applicant’s response may follow, as well as further deliberation or 
questions from the Commission. 
 
AECOM’s Review of Deer Valley’s Information. At the August 18, 2021 Planning 
Commission meeting for the Park City base area application there was surprise 
expressed that AECOM, the City’s Transportation consultant for the Park City base area 
application, had not reviewed Deer Valley’s Transportation Analysis.  The Commission 
should understand that Deer Valley’s analysis was not part of the record for this 
application nor part of AECOM’s current contract.  AECOM was not at the Deer Valley 
work sessions nor provided their application materials. The applicant’s representatives 
monitor the Deer Valley application and have addressed some of the information raised 
at the last work session as noted later in this report. Since the last meeting AECOM has 
reviewed this information and will be prepared to answer questions at the September 
15th meeting. 
 
Skier Parking. Skier parking is addressed again in this Staff Report. The application has 
consistently included no change to the existing number of 1,200 stalls of day skier 
parking, and the pending/requested parking exception is related to the new construction 
and the release of the prior requirement for 600 additional skier parking stalls. 
 
City Council Role. Comments made in the public sphere have criticized the City Council 
for varying and conflicting levels of involvement in this and other MPD applications. It is 
important to remind all involved that the City Council has appropriately not involved itself 
in the process thus far. The City Council remains the appeal authority for decisions 
made by the Commission regarding all MPD applications, and as such is precluded 
from participating in the pending land use regulatory process that is the purview of the 
Planning Commission. Should this application be reviewed by the Council upon appeal 
or call-up, direct public comments on the record addressing the same LMC and 
applicable criteria/exceptions outlined in these reports will be appropriate and welcome 
at that time. 
 
A summary of the MPD process and additional project background information can be 
found in Exhibit E and Exhibit F. 
 
Analysis 
Support Commercial 
 
The applicant is requesting to exceed the 10% allowance of Resort Support Commercial 
and Accessory Uses on Parcel C for the proposed four-star hotel. 
 
At the August 18, 2021 Planning Commission meeting the Commission asked for a 
summary of what constitutes Support Commercial and if there were any recent 
amendments to the definition or code.  
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LMC Section 15-6-8, Unit Equivalents, establishes Support Commercial and Residential 
and Resort Accessory Uses that are exempt from density and do not require the use of 
Unit Equivalents. The current LMC allows Hotel and Nightly Rental Condominium 
projects five percent (5%) for support commercial uses, and an additional five percent 
(5%) for meeting space uses, without counting this square footage against the Density 
of the project. Unused meeting space may be utilized for additional support commercial 
uses up to a total of 10%. The 1998 Development Agreement (DA) notes that building 
square footage does not include Resort Accessory Uses, mechanical, maintenance or 
storage space located below grade, parking, or underground public convention and 
meeting space (page 15). 
 
Resort Support Commercial Uses include uses that are incidental to, and customarily 
found in connection with the principal Building or Use, and that are operated and 
maintained for the benefit and convenience of the Owners, occupants, employees, 
customers, or visitors to the principal Use or Building. Examples of Resort Support 
Commercial Uses include ski rental shops, restaurants, retail shops, and spa facilities 
open to the public.  
 
The applicant is proposing the following for Building C: 

• 152,035 SF Gross Residential (15,179 SF moved from Parcel D to C)  
• 24,395 of Resort Support Comm & Accessory (16% of Gross Residential SF) 
• 9,248 SF of Resort Accessory  
• 12,384 SF of Retail 
• 58,897 SF of exempt below-grade uses 

 
The applicant is contending that the amount of Support Commercial Use in Building C is 
what is necessary for a four-star hotel today. Staff is still considering this issue, but the 
applicant may be able to request an exception from the Commission to exceed the 10% 
allowance but must count any square footage over the 10% towards their Commercial 
Density. If this is not the case the applicant will be limited to Support Commercial Uses 
of 10% of the total floor area of the approved residential unit equivalents 
 
Staff has done some preliminary research on these topics, no amendments have been 
proposed to date. 
 
Parking 
 
The applicant proposes to maintain the existing 1,200 day-skier parking stalls and add 
521 additional parking stalls for the new residential and commercial uses. However, the 
applicant is still seeking a 502 parking stall reduction from the maximum LMC 
requirements for the new residential and commercial uses, which require 1,023 parking 
stalls in total. The applicant is proposing one stall per residential unit, therefore the 
parking exception is primarily for the proposed commercial uses, as skiers are the 
primary driver of people parking at the resort and the commercial uses are 
complementary to and support the Resort and guests that are already parked as 
residents or skiers. The applicant is seeking an 85% reduction or exception to the 
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number of required commercial parking stalls based on a study done at the Canyons 
base area that indicated that 95% of commercial users were already parked as 
residents or skiers. 
 
Land Use  Parking Required Parking Proposed Percent Change 
Day Skier 
Parking 

1,200 existing 1,200 proposed 0% 

Residential 
Parking 

555 required  450 proposed -19% 

Commercial 
Parking 

468 required 71 proposed -85% 

Totals 2,223 required 1,721 proposed 43% more spaces than 
existing; 
23% less spaces than max 
requirement 

 
 
After the applicant addressed several changes requested by staff, the Planning, 
Engineering and Transportation Planning staff have generally been supportive of the 
applicant’s requested parking exceptions in accordance with the LMC criteria. Traffic 
and congestion that result from existing parking resources within the City are one of the 
City’s biggest challenges. Over the next few years, Park City plans to expand 
transportation options throughout the City, including adding additional bus service, 
improving active transportation infrastructure, utilizing UDOT’s new bus-only inbound 
lane along SR 248, partnering with Summit County and UDOT to develop a Bus Rapid 
Transit corridor on SR 224, and building a new park-and-ride facility at Quinn’s Junction 
with 465 stalls.  
 
Concurrently, the applicant is proposing an improved transit center at the Resort base 
along with bus-only lanes and traffic signal prioritization on site that will integrate into 
and compliment these public improvements. 
 
The City’s third-party transportation engineering consultant, AECOM, has reviewed 
PEG’s traffic and parking studies. In addition, they performed a sensitivity analysis on 
the proposed number of parking spaces for the proposed uses. AECOM has not 
prepared any traffic studies themselves as that is the responsibility of the applicant. 
Note that the proposal at Deer Valley is a separate project with separate transportation 
studies and analyses. The City is in the process of selecting a consultant for that project 
and review of Deer Valley’s transportation analysis is not required for the PCMR base. 
 
The Connection Between Transit and Parking 
 
On September 9, 2021, Hales Engineering, the applicant’s transportation consultant, 
submitted an Off-Site Parking Evaluation (Exhibit A) to the Planning Department. Table 
1 of this memorandum notes that to achieve the 20% reduction in vehicle trips 
necessary to achieve acceptable levels of service at the intersections, a mode shift to 

155



other forms of transportation must be achieved with a strong reliance on increased 
transit use. Hales estimates that achieving this goal equates to 798 people that must 
shift from personal vehicles to transit during the AM peak period. This equates to an 
additional 20+ buses during the peak period (assuming 40 people per bus) and it cannot 
be assumed that the City and High Valley Transit (HVT) can accommodate an increase 
in service of this magnitude without significant financial support from the destination 
development.  
 
Although this demand is not expected in the first few years of construction and will be 
spread out among the various park-and-ride lots, the applicant needs to develop a 
plan to supplement service as necessary – through either a funding plan to 
enhance public transit or by providing additional private transit services – to 
meet the anticipated transit demand. 
 
Staff notes that Hales Engineering’s analysis does not account for a) the 200 
employees that are also expected to park at Quinn’s Junction Monday through 
Thursday and take public transit to the Resort, b) the use of parking at the High School 
on peak days, or c) the potential use of the existing Richardson Flats Park and Ride. 
 
The Hales analysis assumes that 80% of these transit riders will utilize park-and-ride 
facilities and have an average vehicle occupancy of 1.5-2.3 people per car, which 
equates to 276-422 parked vehicles. The applicant should provide the details 
regarding how this AVO range was calculated as it seems atypical and rather high 
for a park-and-ride facility. Transportation Planning staff notes vehicles with more 
than two people are more likely to split the cost of parking and park at the Resort if 
spaces are available, while vehicles with less than two people are more likely to park 
and take transit even when spaces are available on site, to avoid paid parking. A lower 
AVO for vehicles utilizing park-and-rides facilities may equate to an under-estimation of 
vehicle stalls required and the applicant should be prepared to address this issue at the 
September 15, 2021 meeting. 
 
Table 2 of Exhibit A includes the closest four (4) park-and-ride facilities and their 
available capacity. These include the Jeremy Ranch facility with 80 stalls, the Ecker Hill 
lot with 100 available stalls, the Kimball Junction lot with 40 stalls, and the Quinn’s 
Junction park-and-ride facility expected to open in 2022 with 465 stalls. This equates to 
685 available stalls for the 276-422 vehicles, not including the 200 anticipated employee 
vehicles that will park at Quinn’s Monday through Thursday. This also excludes 
factoring in the existing Richardson Flat park and ride, which is not currently served by 
public transit at a level that would be needed if there is any increase to its usage.  
 
At the August 18, 2021 Planning Commission meeting the Commission requested data 
on where Resort guests are coming from and to walk the Commission through the math 
of the number of parking stalls required at the various park-and-ride facilities to 
accommodate the proposed modal shift to transit. Staff provided the applicant with Deer 
Valley Resort’s Transportation Analysis, and Hales Engineering used the Streetlight 
data to analyze origin-destination data to help determine where people are coming from 
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and where they are most likely to park as requested by a Planning Commissioner. 
Hales states that this data indicates that approximately 70% of drivers would tend to 
travel to the north three park-and-ride facilities (Jeremy Ranch, Ecker Hill, and Kimball 
Junction) and that approximately 30% of drivers would naturally tend to travel to Quinn’s 
Junction park-and-ride first. Unfortunately, there is no data regarding existing demand at 
these facilities other than anecdotal observations, but given the origin data, it is fair to 
say that parking at the north three lots accessed off of I-80 is expected to be at or close 
to capacity, but that there is expected to be available capacity at Quinn’s Junction, even 
with resort base employees parking at this lot.  
 
Accordingly, staff recommends that in order to ensure that the applicant and 
Resort meet the targeted modal-split goals, the applicant should secure 
commitments from the City, the County, and/or other off-site property owners for 
the use of up to 422 parking stalls during peak day/times. 
 
Hales Engineering completed a travel time evaluation to identify the time difference from 
traveling on I-80 from the west to either the north 3 lots or the Quinn’s Junction lot, and 
then to PCMR, and notes that going to Quinn’s Junction lot instead of the north 3 lots 
added an average of 4.4 minutes of travel time, suggesting that if parking fills up on the 
north 3 lots, drivers can be re-routed to the Quinn’s Junction lot through signage on I-80 
before drivers exit at Jeremy or Kimball. The applicant should clarify how they 
calculated the total additional travel time as driving from Kimball Junction to 
Quinn’s Park-and-Ride is estimated to take approximately 8 minutes in addition to 
the time it takes from either location to PCMR, which is about the same with 
traffic.  
 
Despite repeated requests, Hales did not submit information on the percent decrease in 
parking that is expected to result from paid parking. 
 
Summary of staff recommendations/requests  
 
In order to offset the City’s public subsidy manifested in a) the operation and 
maintenance of transit assets, and b) the construction, operation, and maintenance of 
related park-and-ride facilities – both of which are directly tied to a functional reduction 
in parking at the resort base and related vehicle congestion – the applicant should: 

1. Propose a plan to supplement peak day/time transit service through either a 
funding plan to enhance public transit or by providing additional private transit 
services; and 

2. Negotiate and secure commitments for peak day/time off-site parking from public 
or private entities of up to 422 stalls.  

 
Doing so will also ensure that the applicant’s other design features – roadway widths, 
vehicle travel patterns, loading/unloading zones, etc. will function as proposed. 
 
Additionally, staff asks that the applicant provide:   

3. Details regarding how the AVO range was calculated for park-and-ride use; and 
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4. Clarifications regarding how the total additional travel time was calculated for 
comparing use of Kimball Junction area park-and-rides and the Quinn’s Junction 
park-and-ride. 

 
Draft Findings of Fact and Draft Conditions of Approval 
 
Staff has revised the Draft Findings of Fact (Exhibit B) based on discussion at last 
month’s meeting. Also attached are Draft Conditions of Approval (Exhibit C). These 
Exhibits are still preliminary and should be used for discussion purposes and staff will 
continue to revise these documents as discussions progress. 
 
Notice 
On May 13, 2020, notice of the May 27, 2020, Work Session was mailed to property 
owners within 300 feet.  Legal notice was also published on the Utah Public Notice 
Website and in the Park Record on May 13, 2020.  A second mailing was sent to 
property owners within 300 feet of the base area on January 6, 2021. 
 
Notice for this public meeting was published on the Utah Public Notice Website and in 
the Park Record on August 31, 2021.  
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Public Input 
Public comments received since the last Staff Report are attached (Exhibit D).  Public 
input received after the publication of this Staff Report will be forwarded to the Planning 
Commission and attached to subsequent Staff Reports.  
 
A summary of the MPD process and additional project background information can be 
found in Exhibit E and Exhibit F. 
 
Exhibits 
Exhibit A –  Hales Engineering Off-Site Parking Memorandum dated 9/9/21 
Exhibit B –  Draft Findings of Fact 
Exhibit C –  Draft Conditions of Approval 
Exhibit D –  Public Comments 
Exhibit E –  Summary of the MPD Process 
Exhibit F –  Additional Project Information 
Exhibit G - CVMA Agreement 
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MEMORANDUM 
 

Date:  September 8, 2021 

To:  Park City 

From:  Hales Engineering 

 

Subject: Park City Mountain Resort – Off-site Parking Evaluation 
UT19-1481 

Introduction 

This memorandum summarizes an evaluation of the off-site parking needed for the proposed 

increase in transit ridership to and from the Park City Mountain Resort area. This evaluation was 

completed based information outlined in previous Park City Mountain resort memorandums and 

information related to the park and ride lots in Summit County. 

Transit Mode Shift 

As outlined in the memorandums dated February 9, 2021, and February 26, 2021, it is anticipated 

that a 20% reduction in vehicle trips at and near the Park City Mountain Resort during the AM and 

PM peak hours will be needed to achieve an acceptable level of service (LOS) at the intersections. 

This reduction will be achieved by encouraging travelers to use other modes of transportation 

than personal vehicles, or what is called a “mode shift”. 

It is anticipated that the largest change in mode will be a higher use of transit, especially with the 

proposed bus-only lanes on Silver King Drive and Lowell Avenue, the convenient bus station at 

Park City Mountain Resort, and the proposed bus rapid transit (BRT) system in Summit County. 

A summary of the existing mode split of non-personal vehicle modes is shown in Table 1 along 

with the anticipated mode split of the people shifting from personal vehicles to alternative modes. 

Table 1: Non-Personal Vehicle Mode Split – AM Peak Hour 

Mode 
Existing Trips Additional Trips (Mode Shift) 

People % People % 

Transit 192 14% 798 83% 

Walking 634 47% 100 10% 

Lift 282 21% 18 2% 

Shuttles 240 18% 40 4% 

Total 1348 - 956 - 
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As shown, the existing person trip count during the AM peak hour for transit is approximately 14%. 

However, it is anticipated that a large portion of the additional non-personal vehicle trips in the 

mode shift will be transit trips, as mentioned. Therefore, it was assumed that up to 83% of the 

shifted person trips will be on transit. As shown, this would equate to an additional 798 transit 

riders during the AM peak hour. 

Parking Demand 

Based on the anticipated 798 transit riders, Hales Engineering determined how many parking 

stalls at park and ride lots in the area would be needed to accommodate this new demand. The 

following is a summary of the various values and factors that were used to calculate this demand: 

• % Parking to Ride (80%): Percentage of transit riders that will park for a long period of 

time at a lot to ride transit into the PCMR area. Other transit riders may be dropped off or 

would use rideshare to then ride transit. Based on the people-based analysis, 

approximately 72% of parking, pick-up/drop-off, and rideshare trips to the PCMR site are 

parking trips, or trips of vehicles that park on site. It is anticipated that a similar percentage 

would be observed at park and ride lots. However, to be conservative, a value of 80% was 

assumed. 

• % Using Park and Ride Lots (99%): Percentage of vehicles parking to ride transit that 

will park at designated park and ride lots in Summit County, as opposed to other parking 

lots that might be available. Using trip origin Streetlight data from a recent Deer Valley 

study provided by Park City staff, it was determined that approximately 1% of trips to/from 

the ski resorts are local, from Park City Old Town. Based on this, it was assumed that the 

remaining 99% would be people that would park at designated park and ride lots. 

• Hour Volume Factor (1): The purpose of this factor was to account for hours outside of 

the AM peak hour that would also require the trip reduction due to a mode shift. However, 

in review of turning movement counts collected at the Deer Valley Drive / S.R. 224 

signalized intersection on February 15, 2020, it was observed that the counts in the 

combined hour period just outside of the AM peak hour (8:00 to 9:00 a.m.) was 78% of 

the volume observed during the AM peak hour. Because that hour was at least 20% less 

than the peak hour volume, a mode shift would not be needed during that hour to obtain 

acceptable levels of service. Therefore, the volume factor was set to “1”, meaning it has 

no additional impact 

• Average Vehicle Occupancy (1.5 to 2.3): The assumption for AVO for people parking at 

park and ride lots. While an AVO of up to 3.1 on peak days is anticipated at PCMR, the 

AVO will be less for off-site lots. An AVO range of 1.5 to 2.3 was evaluated. For reference, 

the average overall AVO in the United States for vehicle trips is 1.5. The average overall 

AVO along the Wasatch Front is at least 2.1, per the Wasatch Front Regional Council. 

Using the discussed values, Hales Engineering calculated the anticipated additional parking 

demand at park and ride lots that need to be accommodated, as shown below: 

798 �����	 
  80% ������ �� ���� 
 99% �	��� ��� ���	 � 633 ��� �����	 �� ��� ���	 

633 ��� �����	 �� ��� ���	 � �1.5 �� 2.3! ���� �� "�ℎ�$�� �  276 �� 422 ����� "�ℎ�$��	 
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As calculated, it is anticipated that the additional parking demand due to the transit mode shift will 

result in between 276 and 422 additional parked vehicles. 

Parking Capacity and Routing 

Hales Engineering obtained information regarding existing park and ride lots in Summit County 

that have good access to the Park City Mountain Resort area. There are three lots to the north 

near I-80 and S.R. 224: Jeremy Ranch, Ecker Hill, and Kimball Junction; and there is one lot to 

the east near U.S. 40 and S.R. 248, which is Quinn’s Junction. A summary of the parking capacity 

and the number of reserved stalls in each parking lot is shown in Table 2. Hales Engineering 

attempted to obtain existing parking demand data for each lot during peak winter conditions. 

However, Summit County staff did not have any valuable data to provide. 

Table 2: Park and Ride Lot Capacity 

Lot Capacity Reserved Available* 
 

Jeremy Ranch 80 0 80 

220 

 

Ecker Hill 450 350 100  

Kimball Junction 40 0 40  

Quinn's Junction 465 0 465  

Total 1,035 350 685  

*Available stall count does not account for existing demand, due to lack of data.  

In total, the 685 available stalls seem to be sufficient for the needed 276 to 422 vehicles, even if 

existing demand takes up between 35% to 55% of the available, unreserved stalls. Park City staff 

provided a traffic study that was completed for Deer Valley Resort, which had some useful origin-

destination data for the area, prepared by Streetlight, to determine the origins of people coming 

to the resorts in Park City. The origins were grouped into larger areas to show where people come 

from and go to when traveling to/from the Park City resort area. A summary of these origin trip 

distributions is shown in Table 3. As shown, most people are traveling to/from the Park City resort 

area at origins along the general Wasatch Front and the Kimball Junction area. 

Table 3: Trip Origin to Resort Area (Streetlight) 

Origin Area 
Percent of Trips 

AM Peak Hour PM Peak Hour 

A Wasatch Front 42% 41% 

B Kimball-Jeremy 34% 35% 

C North Summit 9% 7% 

D Kamas-Richardson 8% 7% 

E Midway-Heber 6% 7% 

F Park City Old Town 1% 3% 
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Hales Engineering used these origin percentages to identify where drivers would naturally drive 

to first if parking availability were not a factor. With the Wasatch Front area being so large, Hales 

Engineering used online mapping tools and population data to identify the split of drivers along 

the Wasatch Front that would take I-80 instead of U.S. 40 to get into the Park City area. It was 

identified that drivers from Weber County down to north Utah County (north of Pleasant Grove) 

would take I-80. The result was that approximately 35% of the 42% of trips to/from the Wasatch 

Front would take I-80, and the remaining 7% would take U.S. 40. 

It is anticipated that those in the northern Wasatch Front (from north Utah County to Weber 

County) and Kimball-Jeremy origin areas would tend to travel first to the north 3 lots. Those in the 

remaining origin areas, including south Utah County, would likely tend to travel first to the Quinn’s 

Junction. It is anticipated that approximately 69% of drivers would naturally tend to travel to the 

north 3 lots first, and that approximately 31% of drivers would naturally tend to travel to Quinn’s 

Junction first. A summary of the anticipated natural demand and remaining stalls is shown in 

Table 4.  

As shown, it is anticipated that there are sufficient stalls beyond those that are reserved to 

accommodate the natural demand expected at these park and ride lots for the new transit mode 

shift demand, assuming a higher vehicle occupancy. There would likely be a deficient in parking 

if all vehicles travel to the park and ride lots that are closest to their origins. However, as noted, 

this does not account for the existing demand due to lack of data. A map showing the park and 

ride lots, trip origin locations and percentages, as well as other locations of interest is shown in 

Figure 1. 

Table 4: Natural Park and Ride Lot Demand 

Lot Available* New Demand Remainder 

Jeremy Ranch 80 

220 190 to 290 -70 to 30 Ecker Hill 100 

Kimball Junction 40 

Quinn's Junction 465 86 to 132 333 to 379 

Total 1,335 276 to 422 263 to 409 

*Available stall count does not account for existing demand, due to lack of data. 

Hales Engineering completed a travel time evaluation using online mapping tools to identify the 

time difference from traveling on I-80 from the west to either the north 3 lots or the Quinn’s 

Junction lot, and then to PCMR. When considering the travel times of each of these routes for the 

5 lots from west I-80, it was identified that going to the Quinn’s Junction lot instead of the north 3 

lots added an average of 4.4 minutes of travel time. This difference in travel time is minimal 

compared to the overall travel time of each trip. If parking fills up on the north 3 lots, drivers can 

easily re-route to the Quinn’s Junction lot where there is more parking. Additional signing and 

public outreach could be used as needed to direct drivers to the lots that have available parking. 
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Off-Site Parking and Routing

Park City Mountain Resort
Figure 1

UT19-1481

09/08/2021
DATE

PROJECT

N

Jeremy Ranch
Capacity

Reserved

Available

80

0

80

Ecker Hill
Capacity

Reserved

Available

450

350

100

Kimball Junction
Capacity

Reserved

Available

40

0

40

Quinn's Junction
Capacity

Reserved

Available

465

0

465

PCMR 40

248

224

Trip Origins to Resort Area (Streetlight)

A

B

C

D

E

F

Origin

Wasatch Front

Kimball-Jeremy

North Summit

Kamas-Richardson

Midway-Heber

PC Old Town

AM Peak Hour

42% (35% N, 7% S)

34%

9%

8%

6%

1%

North - 3 Lots
Capacity

Reserved

Available

570

350

220

~69% would naturally
travel here first

F:
1%

D:
8%

C:
9%

B:
34%

E:
6%

North
A: ~35%

South
A: ~7%

~31% would naturally
travel here first

Richardson
Flat Lot

PC High
School

Canyons

Key

          Park and Ride Lots

          Trip Origins to Resort Area

          Other Locations of Interest

Capacity

Reserved

Available

1,035

350

685

All Park and
Ride Lots

New
Demand 276 - 422
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Summary and Conclusions 

The following is a summary of the key findings and conclusions of this evaluation: 

• It is estimated that approximately 83% of the people shifting from personal vehicles to 

alternative modes during peak hours will shift to transit 

• This shift will require space for an additional 276 to 422 additional parked vehicles at park 

and ride lots, varying from an AVO of 1.5 to 2.3 

• The five nearby park and ride lots have approximately 1,035 total stalls, 350 of which are 

already reserved by certain entities, leaving 685 stalls unreserved 

o It is anticipated that the additional 276 to 422 needed stalls can be accommodated 

in the 685 unreserved stalls 

• No data was available to determine the existing parking demand on peak winter days. 

However, there would be enough stalls available in these lots of the existing demand takes 

up 35% to 55% of the available, unreserved stalls 

• Based on origin-destination data, it is anticipated that approximately 69% of drivers would 

naturally travel to the north 3 park and ride lots near Kimball Junction, while the other 31% 

of drivers would naturally tend to travel to Quinn’s Junction. 

o If this occurs, there are sufficient unreserved stalls to accommodate the natural 

origin demand of 276 parked vehicles, but not the 422 (assuming a lower AVO). 

o Knowing that existing demand will occupy much of the park and ride stalls at the 

north 3 lots, it is anticipated that many of the new parking vehicles will have to park 

at the Quinn’s Junction lot, which would add approximately 4.4 minutes on average 

to the travel time for those coming from West I-80. This is a minimal travel time 

difference, and it is anticipated that drivers will make this route. Additional signing 

and public outreach could be considered to direct drivers to Quinn’s Junction, 

which has more parking available. 
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Draft Findings of Fact: PEG’s Park City Base Area Lot Redevelopment 
Master Plan Study  

The Planning Commission’s consideration of the following Findings of Fact is 
requested by the Planning Department. 
 
Background Information 
1. On June 25, 1997, the Planning Commission approved the Park City Mountain 

Resort (PCMR) Large Scale Master Plan, with Findings and Conditions.  
2. On August 14, 1997, the City Council approved height and setback exceptions 

beyond what was allowed in the Recreation Commercial zoning district, with 
Findings and Conditions. 

3. These two approvals (1997 Approvals) resulted in the June 1998 Development 
Agreement (1998 Development Agreement) for the Park City Mountain Resort 
Base Area, subject to the 1998 PCMR Concept Master Plan. 

4. The City granted development rights and height and setback exceptions in 
exchange for development restrictions on both the Open Space designated 
within the 1997 Master Planned Area and within the Park City Alpine Terrain. 

5. The 1998 Development Agreement allowed for a permitted density of up to 
491.78 Unit Equivalents and subject to the volumetrics of the PCMR Concept 
Master Plan, which represented maximums that could be achieved on any Parcel 
A-E. 

6. Because of the general nature of the MPD, final site planning details were 
required in the form of Conditional Use Permits for each Parcel. 

7. Only Parcel A has been developed to date, with the equivalent of approximately 
334,000 square feet of the total 1,156,787 square feet. After the development of 
Parcel A, 353 UEs remain. Under the 1997 Large Scale Master Plan this equated 
to a total of 805,700 allowable square feet on Parcels B-E, not including Resort 
Accessory Uses, mechanical, maintenance or storage space below grade, public 
convention and meeting space below grade, or parking. (page 15 1998 
Development Agreement) 

8. In 2007, certain terrain of the Park City Mountain Resort was annexed into Park 
City. 

9. In 2015 the Planning Commission approved an Amendment to the MPD and 
Mountain Upgrade Plan, as well as a Conditional Use Permit for the Interconnect 
Gondola (aka the Quicksilver Gondola) and expansion of the Snow Hut (aka 
Miners Camp) on-mountain restaurant (collectively “the 2015 Amendment”).  

10. The 2015 Amendment includes the additional ski terrain lands annexed into the 
City in 2007. 

11. The 2015 Amendment also clarifies that:  
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a. The 1998 Development Agreement and Mountain Upgrade Plan remains in 
full force and effect;  

b. The 1997 PCMR Concept Master Plan component of the DA has lapsed;  
c. The Developer’s rights under the DA are fully vested; and 
d. Exhibit E of the 1998 Development Agreement is amended to add the March 

25, 2015 Conditions of Planning Commission Approval. 
12. The Developer under the 1998 Development Agreement, VR CPC Holdings, is 

proposing to assign some of its rights and obligations to PEG Properties, LLC 
(the applicant) including those rights and obligations pertaining to development of 
Lots B, C, D and E, as well as the requirements relating to all Employee Housing 
commitments associated with the development of these Parcels. 

13. VR CPC Holdings will retain all obligations pertaining to the Ski Operations. 
 

General Information 
14. On February 13, 2020, PEG Development submitted an application to Amend the 

1998 Development Agreement by replacing Exhibit D, which is the expired 
PCMR Base Area Master Plan Study, with a proposed new site plan (the “2021 
Concept Master Plan”). 

15. This application was supplemented with additional information on April 20, 2020. 
16. Following several administrative hearings, On July 8, 2020, the Planning 

Commission made a formal determination that the applicant’s proposed new site 
plan was a “substantive modification” to the 1998 Development Agreement 
justifying a review of the entire master plan and Development Agreement by the 
Planning Commission. 

17. The public hearing process was officially opened on August 26, 2020, with the 
Planning Commission holding public meetings on: 
a. August 26, 2020 
b. September 23, 2020 
c. October 18, 2020 
d. November 18, 2020 
e. December 16, 2020 
f. January 20, 2021 
g. March 24, 2021 
h. April 21, 2021 
i. May 19, 2021 
j. June 16, 2021 
k. July 21, 2021 
l. August 18, 2021 
m. September 15, 2021 
n. September 29, 2021 
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18. The applicant is seeking exceptions from the requirements of the Land 

Management Code including: 
a. A reduction in the required perimeter Setback from twenty-five feet (25') to the 

zone required Setback of twenty feet (20’) for portions of Parcel B only 
including the Shadow Ridge Road, Empire Avenue and Lowell Avenue 
facades.  

b. Exceptions to the required number of parking stalls provided for the 
Commercial and Residential Uses of the project.  

c. An increase in allowed building height from the RC zone height of 35 feet for 
all parcels; and 

d. Resort Support Commercial and Accessory Use in excess of the 10% allowed 
for Parcel C only to accommodate a four-star hotel.  

 
Zoning 
19. The Base Area Parcels B, C, D and E are all located in the Recreation 

Commercial (RC) zoning district and the applicant is not proposing any changes 
to the zoning. 

20. The RC zone allows for the development of hotel and resort related housing in 
close proximity to major recreation facilities and encourages the clustering of 
development to preserve Open Space and minimize the impacts of development 
on hillsides and sensitive view areas. 

21. All of the proposed Uses in the 2021 Concept Master Plan are Allowed or 
Conditional Uses within the Recreation Commercial zoning district.   

22. The applicant has applied for a Master Planned Development approval, including 
amending the 1998 Development Agreement and a new Concept Master Plan. 

23. Further development of the Parcels will require additional site-specific approvals 
in the form of platting and Conditional Use Permits for each Parcel prior to the 
issuance of Building Permits. 

Density 
24. Density for MPDs is based on the Unit Equivalent Formula defined in LMC 15-6-

8. 
25. The 1998 Development Agreement utilizes the Unit Equivalent Formula and 

limits density on a square footage basis in the Parcel Square Footage Allowance 
Table set forth in Section 3.2.1 of the 1998 Development Agreement. Building 
square footage does not include Resort Accessory Uses, mechanical, 
maintenance or storage space that may be located below grade or parking as 
shown in the 1997 PCMR Concept Master Plan. 
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26. Utilizing the same square footage calculation results in the following Maximum 
Parcel Allowed Square Footage [insert applicants final table when received]. 

27. The 1998 Development Agreement does not allow for the transfer of Density 
from one parcel to another.  However, this proposal is to amend the 1998 
Development Agreement to allow for additional Density on Parcel C, which is 
adjacent to the mountain, where additional height is appropriate as it is central to 
the Resort Core and is located further away from neighboring single family and 
multi-family uses. Although the Planning Commission approves the transfer of 
Density to Parcel C as consistent with LMC 15-6-1 and 15-6-5, the Total Square 
Footage and Unit Equivalents are less than what was approved under the 1998 
Development Agreement [a reduction of approximately 150,000 square feet and 
90 UEs. update when received] 

28. The 2021 Concept Master Plan identifies up to [146] residential units resulting in 
[203] Residential Unit Equivalents, and up to [63,000] square feet of Commercial 
space resulting in [60] Commercial Unit Equivalents, totaling [insert] Unit 
Equivalents and up to [insert] total square feet, which is within the maximum 
permitted density allowed under the 1998 Development Agreement. [update] 

29. The Park City General Plan for the Resort Center notes that “Flexibility should be 
employed regarding the execution of the existing PCMR MPD approval…” in 
order to facilitate public transit, parking and affordable housing; potential 
relocation/transfer of density; and emerging recreation and resort visitor 
experiences (page 191). 

 
Setbacks 
30. The minimum Setback around the exterior boundary of a Master Planned 

Development shall be twenty-five feet (25’) for Parcels greater than 2 acres.  
31. Section 15-6-5 of the Land Management Code allows the Planning Commission 

to decrease the required perimeter Setback to the zone-required Setback “…if it 
is necessary to provide desired architectural interest and variation.”   

32. The zone-required Setback is twenty feet (20’) for the Recreation Commercial 
(RC) District. 

33. The applicant withdrew setback exceptions originally requested for Parcels C, D 
and E, and currently requests limited reductions in the perimeter Setbacks to 
twenty feet (20’) for the north, east and west façades of Parcel B only, consistent 
with the twenty feet (20’) Setback for the Recreation Commercial (RC) District. 

34. The applicant is therefore seeking less Setback exceptions than the 1997 
approved plan. 

35. In connection with the applicant’s request, the applicant has presented, and the 
Planning Commission has considered multiple configurations and architectural 
approaches for Parcel B. 
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36. The limited areas of 20-foot setback requested for Parcel B provide both vertical 
and horizontal architectural articulation while maintaining an overall average site 
perimeter setback of approximately 30 feet. 

37. The Planning Commission hereby approves the limited reductions in the 
perimeter setbacks to twenty feet (20’) for the north (floors 2,3 and 4 only), east 
and west façades of Parcel B, specifically finding that the twenty-feet (20’) 
Setbacks for Parcel B are necessary to provide desired architectural interest and 
variation because the reduced setbacks:  
a. Are necessary to transition the scale of the proposed building from the Resort 

to the surrounding neighborhood and to decrease the perceived scale of the 
proposed building on Parcel B; 

b. Are necessary for vertical and horizontal architectural articulation providing 
increased architectural interest and variation both desired and required by the 
Planning Commission, both at the ground level and at the above-ground level 
stories for the proposed Parcel B building, that would not be achieved if the 
applicant was required to meet the twenty-five feet (25’) Setback 
requirements; 

c. Are necessary to include architectural elements that are similar to those 
allowed to extend into the front Setback pursuant to the Recreation 
Commercial District (i.e. decks, porches, bay windows, roof overhangs, eaves 
and cornices; and 

d. Are necessary to implement additional horizontal façade variations while 
remaining compatible with the setbacks for neighboring streetscape and 
residential development.  The resulting architecture and variation is desired to 
mitigate the transition to the residential areas of the zone. The 2021 Master 
Plan provides for adequate space for a minimum of twelve feet (12’) multi-use 
trails, landscaping and snow storage area, even in the areas where 
architectural elements extend beyond the twenty-five feet (25’) Setback 
requirements. 

38. The 2021 Master Plan provides no perimeter Setbacks less than twenty feet 
(20’).  Any potential canopy over the transit station on Lowell Avenue will be 
reviewed in accordance with right of way regulations and the LMC, if applicable, 
at the time of CUP. 

39. The 2021 Master Plan provides that all parking structures above Existing Grade 
meet the twenty-five feet (25’) MPD Setback requirements. 

 
Open Space 
40. MPDs require a minimum of 60% Open Space as defined in LMC Chapter 15-15 

and the application meets this minimum requirement, providing 63% of Open 
Space in a type and mix appropriate to the Resort Core and consisting of 
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pedestrian plazas, sidewalks and multi-use trails, landscape buffers, ski runs, 
landscaped and natural areas open to the public.  Streets, driveways, parking 
areas and private open space areas are not included in the applicant’s Open 
Space calculations. 

 
Off Street Parking 
General 
41. LMC 15-6-5(E) stated that “The number of Off-Street Parking Spaces in an MPD 

shall not be less than the requirements of the LMC, except that the Planning 
Commission may decrease the required number of Off Street Parking Spaces 
based upon a parking analysis submitted by the Applicant at the time of MPD 
submittal.” 

42. As noted in the Park City Vision 2020 project, traffic and congestion are some of 
the City’s biggest challenges, and envisioning bold, multi-modal transportations 
options is one of Park City’s biggest opportunities.  The City Council has 
embraced a transit first philosophy and strives to make Park City a car optional 
community.  

43. More specifically for the resort center, this includes a modal shift from vehicles to 
transit and more sustainable transportation options that address and mitigate the 
amount of traffic going to and from the Resort base area in order to reduce 
congestions and improve levels of service at proximate intersections. 

44. Related to parking, the applicant submitted the following (collectively, the 
“Parking Study & TDM/PMP Plans”):  
a. A Resort Parking Study by Hales Engineering dated February 11, 2021.  
b. A Draft TDM and PMP dated May 7, 2021 and Addendum dated July 9, 2021. 
c. Existing and Proposed Parking Condition Analysis from SE Group dated 

September 23, 2020. 
45. The applicant is proposing 1,721 parking stalls for the base area. Of these, 1,200 

spaces are dedicated to day skier parking, and the remainder (521 stalls) are 
primarily for residential (hotel and condo) and resort commercial patronage. 

46. Utilizing mixed-use parking reductions, Hales Engineering in the Parking Study & 
TDM/PMP Plans estimates the peak shared parking demand will be 1,583 stalls, 
less than the 1,721 parking stalls proposed. 

47. The City’s professional planning staff and separately retained parking and transit 
consultant AECOM reviewed and analyzed the Parking Study & TDM/PMP Plans 
including a parking sensitivity test and concluded that for the entire site there is 
still excess parking anticipated assuming shared parking arrangements are in 
place between all uses including the day skier parking and TDM/PMP strategies 
are implemented. 
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Day Skier Parking 
48. The 2021 Concept Master Plan proposes the replacement of the existing 1,200 

day skier surface parking stalls with 1,200 structured day skier stalls, thus there 
is no material loss in day skier parking. 

49. The applicant is also removing all employee parking from the base area which 
will effectively increase the parking supply at the base area for Resort guests. 

50. The Parking Study & TDM/PMP Plans outline an actively managed parking 
system with real time, dynamic parking signs that guide patrons to open parking 
spaces within Parcels B and E, creating a more efficient search for parking 
availability. 

51. The Parking Study & TDM/PMP Plans provide for the implementation of paid 
parking for day skiers concurrently with the development of the base area 
project. The Parking Study estimates that paid parking will increase the Average 
Vehicle Occupancy (AVO), and that the Resort will move from a parking deficit to 
a parking surplus on a typical day if coupled with robust TDM measures and 
shared parking agreements (See SE Analysis). 

52. SE Group, on behalf of the applicant, submitted corroborating information that an 
increase in the AVO to a goal of 2.3-2.7, with peak days seeing 3.1, shows that 
the resort is expected to have sufficient parking on most days under the paid 
parking model outlined in the Parking Study & TDM/PMP Plans. 

53. The Planning Commission finds that the implementation of the paid parking 
model set forth in the Parking Study & TDM/PMP Plans will affect the AVO and 
that parking pricing can be adjusted to help achieve the target AVO’s set forth in 
the Parking Studies. 

54. The Conditions of Approval imposed with respect to parking will require the 
applicant to work with the City to modify parking mitigation efforts to achieve the 
target AVOs as necessary over a five-year period beginning with the occupancy 
of the garage on Parcel B.  As outlined in the Parking Study & TDM/PMP Plans 
this includes at least two annual coordination meetings per year to discuss actual 
vehicle counts and parking demand, and the implementation of new or revised 
parking and transportation strategies designed to achieve the target AVOs and 
intersection LOS goals.  

55. The Development Agreement with the applicant will provide the City with the 
enforcement mechanisms necessary to ensure compliance with the Conditions of 
Approval. 

56. The 1998 Development Agreement required 600 additional parking stalls for 
exclusive use of the Resort including parking for the Resort’s Accessory Uses 
and or Support Commercial to the Resort.  

57. The 1998 Mountain Upgrade Plan estimates the Comfortable Carrying Capacity 
(CCC, defined as the number of active and inactive skiers that can be 
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accommodated at a ski area at any given time while guaranteeing a pleasant 
recreational experience and preserving the quality of the environment) of the 
Resort was 9,910 skiers, but noted that is it not uncommon for ski areas to 
experience peak days which visitation exceeds the CCC by as much as 25 
percent, or approximately 11,000 skiers in Park City’s case. 

58. The Mountain Upgrade Plan makes a number of upgrade recommendations 
increasing the CCC from 9,910 to 13,700 skiers per day, which could mean 
15,070 skiers on a peak ski day. 

59. Many of the upgrades discussed in the 1998 Mountain Upgrade Plan have 
occurred and SE Group estimates that the existing CCC for the Park City side of 
the Resort is 12,570 skiers with an AVO of 2.3 on average and ranging from 1.9 
to 3.1. SE Group estimates the CCC will increase to 13,440 with a future planned 
upgrade to Town Lift and Silver Star, new homes and nightly rentals, and a 5% 
increase in transit use. However, SE Group is also projecting an increase in the 
AVO to an average of 2.7 and ranging from 1.9 to 3.1 on peak ski days due to 
the implementation of paid parking. SE Group notes that with an AVO of 2.7 the 
Resort will see a surplus of parking stalls averaging 126 stalls on typical ski days 
due to the implementation of paid parking. 

60. Due to the fact that the Resort is no longer anticipating the Comfortable Carrying 
Capacity (CCC) assumed in the Mountain Upgrade Plan that was part of the 
1998 application and the anticipated modal shift to transit due to paid parking, the 
600 additional parking stalls are no longer required. Additionally, the creation of 
said parking stalls will lead to more cars accessing the site and additional 
congestion in the Resort Center, which the City and the applicant are seeking to 
minimize in accordance with the General Plan objectives for the Resort Center 
neighborhood and the Vision 2020 Strategic Pillar of Transportation Innovation.  

61. SE Group, on behalf of the applicant, submitted corroborating information that 
these 600 stalls are no longer necessary to meet the Resort’s anticipated parking 
demand with the implementation of paid day skier parking at the base area. 

62. As provided in the 1998 Development Agreement, the City retains the authority to 
require the Resort to limit ticket sales if parking mitigation fails to adequately 
mitigate peak day parking demands. The intent is that off-site parking solutions 
include a coordinated and cooperative effort with the City and the Resort 
Operator to provide creative solutions for peak day and special event parking.  

Applicant’s alternative language for COA #62 above attempting to address parking issues with parking 
solutions: 

Upon the City’s reasonable determination that a “Parking Failure” has occurred on more than 
fifteen (15) days in a ski season during the first five (5) years following completion of the Resort 
Core pursuant to the 2021 Concept Master Plan by reasons attributable solely to the Resort and 
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the applicant’s development of the Resort Core (as opposed to conditions arising from other 
City events, such as the Sundance Film Festival),  the City shall notify applicant of such Parking 
Failure and City and applicant shall thereafter work with the Resort Operator to determine the 
remedial actions that must be taken to prevent future Parking Failures, which remedial action 
may include the construction of additional off-site parking spaces.  The number of additional 
off-site parking spaces required to alleviate similar Parking Failures and which party shall be 
responsible for installing the same shall be collectively determined by the City, the Resort 
Operator and the applicant depending on the reasonably identified causes of the Parking 
Failure.  For purposes of this condition, a Parking Failure at the PCM Base would be found to 
occur only if all of the following conditions apply:  

• The Park City transit system has increased bus frequency to its full capacity such that not 
less than [INSERT] buses are arriving/departing the Transit Center during the peak hours 
of 8:00 a.m. to 10:30 a.m. and from 3:30 p.m. to 5:00 p.m. on the days of the purported 
Parking Failure;  

• The utilization rate for the Park City transit system buses serving the PCM Base during 
such peak hours averages 90%;  

• On-site and off-site park and ride lots then in existence and feeding the Park City transit 
system are fully utilized; and  

• Excessive on-street parking is occurring in local streets adjacent to the PCM Base 
notwithstanding the City’s consistent enforcement of the City’s parking regulations 
applicable to such local streets.  

Notwithstanding anything in this condition to the contrary, the combined responsibility of the 
Resort Operator and applicant for construction of off-site parking stalls shall not exceed  

[INSERT] stalls at a total cost of [INSERT] per stall.  

The City has concerns with the applicant’s recommended finding above and instead 
recommends Transportation and Parking Mitigation Conditions of Approval #35-40 in the 
Draft Conditions of Approval Document.  The final fees associated with these Conditions will 
be negotiated by the City’s Executive Department during the Development Agreement 
process. 

63. The applicant is proposing a drop-off/pick-up area in front of the plaza between 
Buildings C and E, which will be staffed during peak periods to promote efficient 
loading and unloading. This area can accommodate approximately eight 
vehicles.  

64. In addition to the drop off area mentioned above, the applicant is providing a 
separate area for hotel shuttle drop off south of the new transit station. This area 
can accommodate up to six hotel shuttles at one time. 
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65. The applicant has agreed that garage parking will include 15 minutes of free 
parking, and that 20 parking stalls will be reserved during peak hours with 30 
minutes of free parking to accommodate ski school and ski team pick up and 
drop off parking. 

[Staff suggests further discussion with the applicant and Vail directly regarding any 
additional appropriate FF and COAs regarding consequence of inadequate parking 
mitigation regarding day skiing versus residential/commercial uses.] 
 
Commercial and Residential Parking 
66. The 2021 Concept Master Plan proposes 521 parking stalls for the residential 

and commercial uses based on a shared parking analysis, which represents a 
502 parking stall exception (waiver of parking stalls) based on the Hales 
Engineering analysis included in the Parking Study & TDM/PMP Plans. The 
parking stall exception is primarily for the Commercial Uses as skiers are the 
primary driver of parking at the Resort and Hales Engineering has conservatively 
estimated that 80% of Commercial users are already parked as skiers or guests, 
based on a study of the Canyons, which estimates that 95% of Commercial users 
are skiers or guests already parked at the Resort. 

67. The Conditions of Approval will require the site to offer shared parking 
agreements for existing and proposed uses to provide adequate parking at peak 
times and mitigate parking demand for non -day skier parking consistent with the 
Parking Study & TDM/PMP Plans. 

68. The Conditions of Approval will require the proposed Hotel to provide valet 
parking at all times, which valet parking may include use of stacked parking in 
order to increase the Hotel’s parking supply. 

69. According to analysis submitted by Hales Engineering in the Parking Plan & 
TDM/PMP Plans, the proposed parking exceptions are conservatively in line with 
what is experienced at the Canyons side of the Resort, where the applicant 
reports a 95% capture ratio for the commercial uses from day skiers already 
parked on site. 

70. The Parking Study & TDM/PMP Plans assume one stall per affordable housing 
unit, one stall per hotel room, and one stall per condominium.  

71. The City’s independent third-party transportation consultant, AECOM, performed 
a sensitivity analysis which demonstrates that although Building C is under 
parked for a few hours in the afternoon (which can be accommodated with valet 
parking), there should be excess parking within the entire site overall including 
during peak hours.  Accordingly, a Condition of Approval requires the TDM to 
include valet parking and shared use agreements to mitigate peak use.   
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72. The Conditions of Approval will require an updated parking analysis be submitted 
to the City based on actual parking demand for the uses in Building B after the 
first ski season of occupancy for this garage. 

73. The proposed number of parking stalls is consistent with the location of 
employee housing on site, the applicant’s proposed shared parking arrangement 
set forth in the Parking Study & TDM/PMP Plans, the City’s desire to promote 
fewer overall vehicle trips and use of other transit options to access the site, 
including public transit, and with the City’s desire to help the applicant reach the 
identified modal split goal for a 20% reduction in vehicles accessing the site over 
a five year period, beginning with the occupancy of the parking structure on 
Parcel B. 

74. The Planning Commission, with recommendation from the Planning Department 
and AECOM, finds that the Parking Study & TDM/PMP Plans support a decrease 
in the required number of parking spaces consistent with LMC Section 15-6-5(E). 

 
Building Height 
75. The RC District allows for structures up to thirty-five feet (35’) in height from 

Existing Grade.  
76. Section 15-6-5(F) of the Land Management Code allows the Planning 

Commission to “…consider an increase in Building Height based upon a Site 
specific analysis.” 

77. The 1998 Development Agreement and 1997 Approvals, allowed for exceptions 
to Building Height, and the 2021 Master Plan is seeking exceptions to Building 
Height consistent with the 1997 approved plans. The 1997 Approvals allowed for 
the following approximate maximum building heights as measured under the 
current Land Management Code: 
a. Parcel B maximum Building Height of 78 feet. 
b. Parcel C maximum Building Height of 75 feet. 
c. Parcel D maximum Building Height of 60 feet. 
d. Parcel E maximum Building Height of 83 feet. 

78.  These height exceptions expired with the site plan and the applicant has applied 
for new height exceptions with respect to the 2021 Concept Master Plan. 

79. The Planning Commission finds that the increase in Building Height as shown in 
the 2021 Concept Master Plan set dated ____________does not result in 
increased square footage or Building volume over what was approved in the 
1998 Development Agreement and 1997 PCMR Concept Master Plan.  

80. Height exceptions are appropriate given that in 1997 the City Council determined 
that clustering density at the base area was preferable to spreading density up 
the mountain, and that the clustering preserves open space, provides 
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opportunities for view corridors, and increases the effectiveness of public 
transportation.  

81. The Planning Commission finds that buildings have been positioned to minimize 
visual impacts on adjacent Structures. Potential problems on neighboring 
Properties caused by shadows, loss of solar Access, and loss of air circulation 
have been mitigated through building placement and increased Setbacks. 

82. The Planning Commission finds there is adequate buffering in the form of 
Setbacks from adjacent Properties and Uses; In addition, Landscape buffering 
and detailed landscape plans will be required for the CUP application process. 

83. The Planning Commission finds there is adequate room for Landscaping for 
adjacent Properties and Uses. Landscaping details will be required at the CUP 
process to ensure adequate buffering for adjacent Properties and Uses. 

84. The Planning Commission finds that building Setbacks are increased, resulting in 
an overall average approximately 9-10 feet in excess of the zone setbacks after 
including setback reductions for portions of Building B, with additional Building 
Height in order to provide increased separation from adjacent properties.  

85. The Planning Commission finds that the proposed additional Building Height 
results in more than the minimum Open Space required, and results in Open 
Space that is publicly accessible; 

86. The Planning Commission finds that additional Building Height is designed in a 
manner that provides a transition in roof elements in compliance with Chapter 15-
5, Architectural Review, including the Façade Length and Variation requirements 
of §15-5-8.  

87. The Planning Commission finds that additional Building Height shall only apply to 
the specific plans reviewed and approved by the Planning Commission as 
represented in the 2021 Master Plan. This results in the following maximum 
Building Heights from Existing Grade for the following parcels: 
a. Parcel B maximum Building Height of [87] feet and [6] stories from Existing 

Grade. The nearest abutter is approximately [65] feet away from this Building 
Height. 

b. Parcel C maximum Building Height of [103] feet and [7] stories from Existing 
Grade. The nearest abutter is approximately [70] feet away from this Building 
Height.  

c. Parcel D maximum Building Height of [71] feet and [5] stories from Existing 
Grade. The nearest abutter is approximately [40] feet away from this Building 
Height. 

d. Parcel E maximum Building Height of [84] feet and [6] stories from Existing 
Grade. The nearest abutter is approximately [50] feet away from this Building 
Height. 
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Site Planning 
88. The 2021 Concept Master Plan sets forth a plan for development/redevelopment 

consistent with the Resort Center neighborhood, the City’s General Plan for the 
Resort Center neighborhood, the City’s adopted Transportation Plans, the 1998 
Development Agreement, and LMC 15-6. 

89. The units are clustered on the most developable and least visually sensitive 
portions of the RC zoned remaining parcels, and the buildings are separated by 
Open Space. 

90. No Significant Vegetation exists on the parcels as they are surface parking lots. 
91. The project is designed to minimize Grading and the need for large retaining 

Structures. 
92. Roads, utility lines, and Structures are designed to work with the Existing Grade 

and cuts and fills are minimized. 
93. Existing trails are maintained and incorporated into the Open Space elements of 

the project. Parking garage E is considered the primary trailhead parking area.  
94. Adequate internal vehicular, pedestrian, and bicycle circulation is provided and 

pedestrian and bicycle circulations are separated from vehicular circulations and 
provide safe travel within the boundaries of the project and safe travel to 
adjoining public sidewalks, trails, and Rights-of-Way.  

95. Snow storage Areas will be further detailed and evaluated at the CUP process in 
order to provide adequate areas for snow removal and storage. 

96. Areas for convenient trash and recycling, including adequate circulation area for 
pick-up vehicles, will be further detailed and evaluated at the CUP process. 

97. The project will include a recycling program that accommodates for materials 
generated by tenants, residents, users, operators, and/or owners and this will be 
further detailed and evaluated at the CUP process. 

98. The project includes transportation amenities including separate drop-off Areas 
for hotel shuttle service, general purpose vehicles, and an existing bus stop. 
Additional drop off can be accommodated in the garage structures. 

99. Service and delivery Access and loading/unloading Areas are included in the 
project and separated from pedestrian Areas and will be further detailed and 
evaluated at the CUP process. 

 
Landscape and Lighting 
100. A preliminary Landscape Plan was submitted with the MPD application.  
101. Detailed landscape plans will be required for the CUP application process. 
102. The Planning Commission finds there is sufficient area in the form of Setbacks 

from adjacent Properties and Uses to provide for sufficient landscape buffering. 
103. Lighting must meet the requirements of Section 15-5-5(J). 
104. Detailed Lighting Plans will be required for the CUP application process. 
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Sensitive Lands Compliance 
105. The project site is located outside of the City’s Sensitive Lands Overlay Zone. 
 
Employee/Affordable Housing 
Reference 4/29/21 Housing Authority Approval and Conditions 
 
Child Care 
106. The project site does not include a Child Care Center. 
 
Mine Hazards 
107. There are no known Physical Mine Hazards on the project site. 
 
Historic Mine Waste Mitigation 
108. The project site is located outside of the City’s Soils Ordinance Boundary. 
 
General Plan Review  
109. Park City’s General Plan for the Resort Center neighborhood anticipates that 

future development will create a more dense resort core and “combine the ski 
experience with the lodging experience,” and anticipates that such 
development/redevelopment would “redefine the character of the base area and 
influence the entire Resort Center neighborhood.” (General Plan p. 190) 

110. The majority of the Resort Center neighborhood is located in the Lower Park 
Avenue Redevelopment Area (RDA), and the applicant’s project is in the “resort 
core” of the Resort Center neighborhood. 

111. The General Plan for the Resort Center outlines 7 objectives for the 
neighborhood including: 
a. Increasing opportunities for public transit (including consideration of dedicated 

transit lanes); 
b. Circulation modifications to improve the user experience of arriving and 

leaving the Resort Center;  
c. Implementing alternative parking locations with public transportation 

connections;  
d. The development of transportation demand management strategies to 

decrease vehicle traffic;  
e. Improving multimodal connections between the Resort and Main Street, Deer 

Valley and the Bonanza Park areas;  
f. Decreasing resort impacts on surrounding residential communities; and  
g. Discouraging resort through traffic on Three Kings Drive. 

112. The General Plan specifically recommends flexibility “regarding the execution of 
the existing PCMR MPD approval in order to facilitate: 1) public/private 
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partnership opportunities for public transit visitors and locals, parking and 
affordable housing; 2) potential relocation/transfer of density; and 3) new uses 
including emerging recreation and resort visitor experiences.” (General Plan p. 
191) 

113. The 2021 Concept Master Plan increases opportunities for public transit and 
includes an improved Transit Station and bus only lanes through the Resort. 

114. PEG has proposed a comprehensive Transportation Demand Management plan 
and circulation modifications to reduce traffic congestion and improve 
intersection LOS through its modal split goals, which will improve the user 
experience of arriving and leaving the Resort Center.   

115. The Parking Study & TDM/PMP Plans does not expand parking on site but 
encourages public transportation use through the implementation of paid parking 
at the base, improving the Transit Station and adding bus only lanes through the 
Resort. This should encourage use of the regional park and ride facilities that will 
be served with expanded public transportation connections reducing congestion 
in Park City.   

116. The Parking Study & TDM/PMP Plans specifically incorporate recommended 
TDM strategies to decrease vehicle traffic including increasing the AVO through 
paid parking, improvements to the Transit Station, and an employee TDM.  

117. The 2021 Concept Master Plan improves multimodal connections with improved 
pedestrian and bicycle pathways, public plazas and an improved Transit Station. 

118. The 2021 Concept Master Plan decreases resort impacts on surrounding 
residential communities by improving traffic circulation and congestion, improving 
opportunities for public transit, and improved multimodal connections.  

119. The 2021 Concept Master Plan discourages resort through traffic on adjoining 
residential streets, including Three Kings Drive, through improved traffic and 
wayfinding signage and a median on Silver King Drive to prevent cars leaving the 
parcel E from making a left turn onto Three Kings Drive. 

 
Sustainability 
120. The City has ambitious but achievable climate goals to be net zero carbon and to 

meet annual electricity needs through 100% renewable resources for the entire 
community by 2030, as embodied in Resolution 32-2018 (the “City’s 
Sustainability Goals”). 

121. The project will add to the City’s overall energy demand and carbon footprint, and 
the applicant submitted Sustainability Guidelines, dated December 1, 2020 (as 
amended), detailing the applicant’s plans for the project and the manner in which 
the project contributes to the City’s Sustainability Goals. The applicant’s 
Sustainability Guidelines will be reviewed in further detail at each CUP process. 
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122. The Sustainability Guidelines target energy savings compared to the State of 
Utah’s currently adopted energy codes as of December 1, 2020 (i.e. IECC 2018) 
in excess of 20%, and include the applicant’s commitment to integrate energy 
modeling in the design process of all buildings and building types within the 
project in order to achieve that goal through the use of high-performance building 
envelopes and energy efficient mechanical, lighting, and window systems (core 
and shell). 

123. The Sustainability Guidelines provide for the creation of a construction waste 
management plan and the diversion of construction and demolition materials 
away from landfills and incinerators, including diversion of 100% of demolished 
asphalt, and diversion of a minimum of 50% of construction waste into not less 
than four material streams for recycling. 

124. The Sustainability Guidelines provide for the creation of a waste management 
plan to reduce landfill waste that is generated by building occupants (commercial 
tenants as well as residential) and all buildings will include accommodations for 
recycling. 

125. The Sustainability Guideline provide for a pEUI-25 average for the four (4) 
building parcels at full build-out. The targeted individual pEUI for the specific 
buildings are set forth in the Sustainability Guidelines. 

126. The Sustainability Guidelines provide for the installation of rooftop photovoltaic 
arrays, as well as the potential for other on-site renewable energy generation 
methods such as micro-anaerobic digester for food waste, intended to supply not 
less than 8% of the project’s energy demands (including 100% of the energy 
demand for the project’s structured parking facilities), and the design and 
preparation of additional roof areas that will be “PV ready” so that additional 
panels can be installed in the future. 

127. The Sustainability Guidelines provide for the applicant’s purchase of Renewable 
Energy Credits (“REC”) for each completed building in the project to offset 
delivered [energy] to the Project that is not supported by on-site renewable 
energy systems, for a period equal to the lesser of: (a) five (5) years; or (b) the 
number of years from the date the final Certificate of Occupancy is issued for the 
applicable building and the estimated date that the City’s fully renewable power 
source will be on line (currently estimated to be 2030). 

128. The Sustainability Guidelines provide for rigorous energy commissioning for each 
building to support the energy efficient operation of such buildings and to 
compare performance back to modeled design targets. 

129. The Sustainability Guidelines provide for applicant’s use of management tools to 
log, track and verify building performance including delivered energy 
consumption, indoor and outdoor water usage and recording the REC purchases 
applicable to each building. 
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130. Based on the above, and the items set forth in the Sustainability Guidelines, the 
Planning Commission finds that the applicant’s project and Sustainability 
Guidelines incorporates best planning practices for sustainable development, 
including water conservation measures and energy efficient design and 
construction, per the codes in effect at the time of the current Application as of 
February 2020 (i.e. IECC 2018). 

 

Section 15-6-6 Findings 

131. The 2021 Concept Master Plan complies with all requirements of the Land 
Management Code with the exception of the Setbacks for Building B, allowed 
Building Height, the number of Off-Street Parking stalls and the amount of Resort 
Support Commercial and Accessory Use allowed for Parcel C. 

132. The 2021 Concept Master Plan meets the minimum requirements of Section 15-
6-5 except as noted above. 

133. The 2021 Concept Master Plan provides the highest value of Open Space, as 
determined by the Planning Commission. 

134. The 2021 Concept Master Plan strengthens and enhances the resort character of 
Park City with additional Resort Support Commercial uses, lodging opportunities 
and public transit improvements. 

135. The 2021 Concept Master Plan compliments the natural features on the Site, 
which parcels are not characterized by significant features or vegetation. 

136. The 2021 Concept Master Plan is Compatible in Use, scale, and mass with 
adjacent Properties within the Resort Center Neighborhood, promotes 
neighborhood Compatibility, and protects surrounding residential neighborhoods 
and Uses. The 2021 Concept Master Plan is compatible with the density allowed 
by the development agreement and is in keeping with the Building Height 
approved on Parcel A, Marriott’s MountainSide Hotel. 

137. The 2021 Concept Master Plan provides amenities to the community so that 
there is no net loss of community amenities including but not limited to a new 
transit station, employee and affordable housing, 1,200 day skier parking stalls, 
public plazas and new commercial and residential uses. 

138. The 2021 Concept Master Plan is consistent with the employee Affordable 
Housing requirements as evidenced by the Housing Authority’s 4/29/21 Approval 
of the applicant’s Housing Mitigation Plan. 

139. The project Parcels are not located within the Sensitive Land Overlay Zone, and 
the project has been designed to place Development on the most developable 
land and least visually obtrusive portions of the Site. 
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140. The 2021 Concept Master Plan promotes the Use of non-vehicular forms of 
transportation through the use of paid parking, dedicated bus lanes, a new transit 
station, multi-use trails and trail connections.  

141. The 2021 Concept Master Plan was properly noticed and the Planning 
Commission held public hearings in accordance with this Chapter. 

142. The 2021 Concept Master Plan incorporates best planning practices for 
sustainable development, including water conservation measures and energy 
efficient design and construction, per the Residential and Commercial Energy 
and Green Building program and codes in effect at the time of the Application. 

143. No Physical Mine Hazards are located on the Parcels.  
144. The 2021 Concept Master Plan mitigates Historic Mine Waste and complies with 

the requirements of the Park City Soils Boundary Ordinance. 
145. No Historic Structures or Sites are located on the Parcels. 
146. The 2021 Concept Master Plan addresses and mitigates traffic and the applicant 

and submitted the Parking Study & TDM/ PMP Plans demonstrating the 
applicant’s commitment to work with the City in a combined effort to achieve a 
20% modal split within five years of the occupancy of Building B. 

 

Applications for CUPs shall include but are not limited to: 

1. Detailed landscape plan 
2. Details for snow storage areas 
3. Details for trash and recycling areas 
4. Details for service and delivery access 
5. Detailed Lighting plan 
6. Detailed sustainability plan  
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Draft Findings of Fact: PEG’s Park City Base Area Lot Redevelopment 
Master Plan Study  

The Planning Commission’s consideration of the following Findings of Fact is 
requested by the Planning Department. 
 
Background Information 
1. On June 25, 1997, the Planning Commission approved the Park City Mountain 

Resort (PCMR) Large Scale Master Plan, with Findings and Conditions.  
2. On August 14, 1997, the City Council approved height and setback exceptions 

beyond what was allowed in the Recreation Commercial zoning district, with 
Findings and Conditions. 

3. These two approvals (1997 Approvals) resulted in the June 1998 Development 
Agreement (1998 Development Agreement) for the Park City Mountain Resort 
Base Area, subject to the 1998 PCMR Concept Master Plan. 

4. The City granted development rights and height and setback exceptions in 
exchange for development restrictions on both the Open Space designated 
within the 1997 Master Planned Area and within the Park City Alpine Terrain. 

5. The 1998 Development Agreement allowed for a permitted density of up to 
491.78 Unit Equivalents and subject to the volumetrics of the PCMR Concept 
Master Plan, which represented maximums that could be achieved on any Parcel 
A-E. 

6. Because of the general nature of the MPD, final site planning details were 
required in the form of Conditional Use Permits for each Parcel. 

7. Only Parcel A has been developed to date, with the equivalent of approximately 
334,000 square feet of the total 1,156,787 square feet. After the development of 
Parcel A, 353 UEs remain. Under the 1997 Large Scale Master Plan this equated 
to a total of 805,700 allowable square feet on Parcels B-E, not including Resort 
Accessory Uses, mechanical, maintenance or storage space below grade, public 
convention and meeting space below grade, or parking. (page 15 1998 
Development Agreement) 

8. In 2007, certain terrain of the Park City Mountain Resort was annexed into Park 
City. 

9. In 2015 the Planning Commission approved an Amendment to the MPD and 
Mountain Upgrade Plan, as well as a Conditional Use Permit for the Interconnect 
Gondola (aka the Quicksilver Gondola) and expansion of the Snow Hut (aka 
Miners Camp) on-mountain restaurant (collectively “the 2015 Amendment”).  

10. The 2015 Amendment includes the additional ski terrain lands annexed into the 
City in 2007. 

11. The 2015 Amendment also clarifies that:  
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a. The 1998 Development Agreement and Mountain Upgrade Plan remains in 
full force and effect;  

b. The 1997 PCMR Concept Master Plan component of the DA has lapsed;  
c. The Developer’s rights under the DA are fully vested; and 
d. Exhibit E of the 1998 Development Agreement is amended to add the March 

25, 2015 Conditions of Planning Commission Approval. 
12. The Developer under the 1998 Development Agreement, VR CPC Holdings, is 

proposing to assign some of its rights and obligations to PEG Properties, LLC 
(the applicant) including those rights and obligations pertaining to development of 
Lots B, C, D and E, as well as the requirements relating to all Employee Housing 
commitments associated with the development of these Parcels. 

13. VR CPC Holdings will retain all obligations pertaining to the Ski Operations. 
 

General Information 
14. On February 13, 2020, PEG Development submitted an application to Amend the 

1998 Development Agreement by replacing Exhibit D, which is the expired 
PCMR Base Area Master Plan Study, with a proposed new site plan (the “2021 
Concept Master Plan”). 

15. This application was supplemented with additional information on April 20, 2020. 
16. Following several administrative hearings, On July 8, 2020, the Planning 

Commission made a formal determination that the applicant’s proposed new site 
plan was a “substantive modification” to the 1998 Development Agreement 
justifying a review of the entire master plan and Development Agreement by the 
Planning Commission. 

17. The public hearing process was officially opened on August 26, 2020, with the 
Planning Commission holding public meetings on: 
a. August 26, 2020 
b. September 23, 2020 
c. October 18, 2020 
d. November 18, 2020 
e. December 16, 2020 
f. January 20, 2021 
g. March 24, 2021 
h. April 21, 2021 
i. May 19, 2021 
j. June 16, 2021 
k. July 21, 2021 
l. August 18, 2021 
m. September 15, 2021 
n. September 29, 2021 
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18. The applicant is seeking exceptions from the requirements of the Land 

Management Code including: 
a. A reduction in the required perimeter Setback from twenty-five feet (25') to the 

zone required Setback of twenty feet (20’) for portions of Parcel B only 
including the Shadow Ridge Road, Empire Avenue and Lowell Avenue 
facades.  

b. Exceptions to the required number of parking stalls provided for the 
Commercial and Residential Uses of the project.  

c. An increase in allowed building height from the RC zone height of 35 feet for 
all parcels; and 

d. Resort Support Commercial and Accessory Use in excess of the 10% allowed 
for Parcel C only to accommodate a four-star hotel.  

 
Zoning 
19. The Base Area Parcels B, C, D and E are all located in the Recreation 

Commercial (RC) zoning district and the applicant is not proposing any changes 
to the zoning. 

20. The RC zone allows for the development of hotel and resort related housing in 
close proximity to major recreation facilities and encourages the clustering of 
development to preserve Open Space and minimize the impacts of development 
on hillsides and sensitive view areas. 

21. All of the proposed Uses in the 2021 Concept Master Plan are Allowed or 
Conditional Uses within the Recreation Commercial zoning district.   

22. The applicant has applied for a Master Planned Development approval, including 
amending the 1998 Development Agreement and a new Concept Master Plan. 

23. Further development of the Parcels will require additional site-specific approvals 
in the form of platting and Conditional Use Permits for each Parcel prior to the 
issuance of Building Permits. 

Density 
24. Density for MPDs is based on the Unit Equivalent Formula defined in LMC 15-6-

8. 
25. The 1998 Development Agreement utilizes the Unit Equivalent Formula and 

limits density on a square footage basis in the Parcel Square Footage Allowance 
Table set forth in Section 3.2.1 of the 1998 Development Agreement. Building 
square footage does not include Resort Accessory Uses, mechanical, 
maintenance or storage space that may be located below grade or parking as 
shown in the 1997 PCMR Concept Master Plan. 
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26. Utilizing the same square footage calculation results in the following Maximum 
Parcel Allowed Square Footage [insert applicants final table when received]. 

27. The 1998 Development Agreement does not allow for the transfer of Density 
from one parcel to another.  However, this proposal is to amend the 1998 
Development Agreement to allow for additional Density on Parcel C, which is 
adjacent to the mountain, where additional height is appropriate as it is central to 
the Resort Core and is located further away from neighboring single family and 
multi-family uses. Although the Planning Commission approves the transfer of 
Density to Parcel C as consistent with LMC 15-6-1 and 15-6-5, the Total Square 
Footage and Unit Equivalents are less than what was approved under the 1998 
Development Agreement [a reduction of approximately 150,000 square feet and 
90 UEs. update when received] 

28. The 2021 Concept Master Plan identifies up to [146] residential units resulting in 
[203] Residential Unit Equivalents, and up to [63,000] square feet of Commercial 
space resulting in [60] Commercial Unit Equivalents, totaling [insert] Unit 
Equivalents and up to [insert] total square feet, which is within the maximum 
permitted density allowed under the 1998 Development Agreement. [update] 

29. The Park City General Plan for the Resort Center notes that “Flexibility should be 
employed regarding the execution of the existing PCMR MPD approval…” in 
order to facilitate public transit, parking and affordable housing; potential 
relocation/transfer of density; and emerging recreation and resort visitor 
experiences (page 191). 

 
Setbacks 
30. The minimum Setback around the exterior boundary of a Master Planned 

Development shall be twenty-five feet (25’) for Parcels greater than 2 acres.  
31. Section 15-6-5 of the Land Management Code allows the Planning Commission 

to decrease the required perimeter Setback to the zone-required Setback “…if it 
is necessary to provide desired architectural interest and variation.”   

32. The zone-required Setback is twenty feet (20’) for the Recreation Commercial 
(RC) District. 

33. The applicant withdrew setback exceptions originally requested for Parcels C, D 
and E, and currently requests limited reductions in the perimeter Setbacks to 
twenty feet (20’) for the north, east and west façades of Parcel B only, consistent 
with the twenty feet (20’) Setback for the Recreation Commercial (RC) District. 

34. The applicant is therefore seeking less Setback exceptions than the 1997 
approved plan. 

35. In connection with the applicant’s request, the applicant has presented, and the 
Planning Commission has considered multiple configurations and architectural 
approaches for Parcel B. 
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36. The limited areas of 20-foot setback requested for Parcel B provide both vertical 
and horizontal architectural articulation while maintaining an overall average site 
perimeter setback of approximately 30 feet. 

37. The Planning Commission hereby approves the limited reductions in the 
perimeter setbacks to twenty feet (20’) for the north (floors 2,3 and 4 only), east 
and west façades of Parcel B, specifically finding that the twenty-feet (20’) 
Setbacks for Parcel B are necessary to provide desired architectural interest and 
variation because the reduced setbacks:  
a. Are necessary to transition the scale of the proposed building from the Resort 

to the surrounding neighborhood and to decrease the perceived scale of the 
proposed building on Parcel B; 

b. Are necessary for vertical and horizontal architectural articulation providing 
increased architectural interest and variation both desired and required by the 
Planning Commission, both at the ground level and at the above-ground level 
stories for the proposed Parcel B building, that would not be achieved if the 
applicant was required to meet the twenty-five feet (25’) Setback 
requirements; 

c. Are necessary to include architectural elements that are similar to those 
allowed to extend into the front Setback pursuant to the Recreation 
Commercial District (i.e. decks, porches, bay windows, roof overhangs, eaves 
and cornices; and 

d. Are necessary to implement additional horizontal façade variations while 
remaining compatible with the setbacks for neighboring streetscape and 
residential development.  The resulting architecture and variation is desired to 
mitigate the transition to the residential areas of the zone. The 2021 Master 
Plan provides for adequate space for a minimum of twelve feet (12’) multi-use 
trails, landscaping and snow storage area, even in the areas where 
architectural elements extend beyond the twenty-five feet (25’) Setback 
requirements. 

38. The 2021 Master Plan provides no perimeter Setbacks less than twenty feet 
(20’).  Any potential canopy over the transit station on Lowell Avenue will be 
reviewed in accordance with right of way regulations and the LMC, if applicable, 
at the time of CUP. 

39. The 2021 Master Plan provides that all parking structures above Existing Grade 
meet the twenty-five feet (25’) MPD Setback requirements. 

 
Open Space 
40. MPDs require a minimum of 60% Open Space as defined in LMC Chapter 15-15 

and the application meets this minimum requirement, providing 63% of Open 
Space in a type and mix appropriate to the Resort Core and consisting of 
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pedestrian plazas, sidewalks and multi-use trails, landscape buffers, ski runs, 
landscaped and natural areas open to the public.  Streets, driveways, parking 
areas and private open space areas are not included in the applicant’s Open 
Space calculations. 

 
Off Street Parking 
General 
41. LMC 15-6-5(E) stated that “The number of Off-Street Parking Spaces in an MPD 

shall not be less than the requirements of the LMC, except that the Planning 
Commission may decrease the required number of Off Street Parking Spaces 
based upon a parking analysis submitted by the Applicant at the time of MPD 
submittal.” 

42. As noted in the Park City Vision 2020 project, traffic and congestion are some of 
the City’s biggest challenges, and envisioning bold, multi-modal transportations 
options is one of Park City’s biggest opportunities.  The City Council has 
embraced a transit first philosophy and strives to make Park City a car optional 
community.  

43. More specifically for the resort center, this includes a modal shift from vehicles to 
transit and more sustainable transportation options that address and mitigate the 
amount of traffic going to and from the Resort base area in order to reduce 
congestions and improve levels of service at proximate intersections. 

44. Related to parking, the applicant submitted the following (collectively, the 
“Parking Study & TDM/PMP Plans”):  
a. A Resort Parking Study by Hales Engineering dated February 11, 2021.  
b. A Draft TDM and PMP dated May 7, 2021 and Addendum dated July 9, 2021. 
c. Existing and Proposed Parking Condition Analysis from SE Group dated 

September 23, 2020. 
45. The applicant is proposing 1,721 parking stalls for the base area. Of these, 1,200 

spaces are dedicated to day skier parking, and the remainder (521 stalls) are 
primarily for residential (hotel and condo) and resort commercial patronage. 

46. Utilizing mixed-use parking reductions, Hales Engineering in the Parking Study & 
TDM/PMP Plans estimates the peak shared parking demand will be 1,583 stalls, 
less than the 1,721 parking stalls proposed. 

47. The City’s professional planning staff and separately retained parking and transit 
consultant AECOM reviewed and analyzed the Parking Study & TDM/PMP Plans 
including a parking sensitivity test and concluded that for the entire site there is 
still excess parking anticipated assuming shared parking arrangements are in 
place between all uses including the day skier parking and TDM/PMP strategies 
are implemented. 
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Day Skier Parking 
48. The 2021 Concept Master Plan proposes the replacement of the existing 1,200 

day skier surface parking stalls with 1,200 structured day skier stalls, thus there 
is no material loss in day skier parking. 

49. The applicant is also removing all employee parking from the base area which 
will effectively increase the parking supply at the base area for Resort guests. 

50. The Parking Study & TDM/PMP Plans outline an actively managed parking 
system with real time, dynamic parking signs that guide patrons to open parking 
spaces within Parcels B and E, creating a more efficient search for parking 
availability. 

51. The Parking Study & TDM/PMP Plans provide for the implementation of paid 
parking for day skiers concurrently with the development of the base area 
project. The Parking Study estimates that paid parking will increase the Average 
Vehicle Occupancy (AVO), and that the Resort will move from a parking deficit to 
a parking surplus on a typical day if coupled with robust TDM measures and 
shared parking agreements (See SE Analysis). 

52. SE Group, on behalf of the applicant, submitted corroborating information that an 
increase in the AVO to a goal of 2.3-2.7, with peak days seeing 3.1, shows that 
the resort is expected to have sufficient parking on most days under the paid 
parking model outlined in the Parking Study & TDM/PMP Plans. 

53. The Planning Commission finds that the implementation of the paid parking 
model set forth in the Parking Study & TDM/PMP Plans will affect the AVO and 
that parking pricing can be adjusted to help achieve the target AVO’s set forth in 
the Parking Studies. 

54. The Conditions of Approval imposed with respect to parking will require the 
applicant to work with the City to modify parking mitigation efforts to achieve the 
target AVOs as necessary over a five-year period beginning with the occupancy 
of the garage on Parcel B.  As outlined in the Parking Study & TDM/PMP Plans 
this includes at least two annual coordination meetings per year to discuss actual 
vehicle counts and parking demand, and the implementation of new or revised 
parking and transportation strategies designed to achieve the target AVOs and 
intersection LOS goals.  

55. The Development Agreement with the applicant will provide the City with the 
enforcement mechanisms necessary to ensure compliance with the Conditions of 
Approval. 

56. The 1998 Development Agreement required 600 additional parking stalls for 
exclusive use of the Resort Uses. including parking for the Resort’s Accessory 
Uses and or Support Commercial to the Resort.  

57. The 1998 Mountain Upgrade Plan estimates the Comfortable Carrying Capacity 
(CCC, defined as the number of active and inactive skiers that can be 
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accommodated at a ski area at any given time while guaranteeing a pleasant 
recreational experience and preserving the quality of the environment) of the 
Resort was 9,910 skiers, but noted that is it not uncommon for ski areas to 
experience peak days which visitation exceeds the CCC by as much as 25 
percent, or approximately 11,000 skiers in Park City’s case. 

58. The Mountain Upgrade Plan makes a number of upgrade recommendations 
increasing the CCC from 9,910 to 13,700 skiers per day, which could mean 
15,070 skiers on a peak ski day. 

56.59. Many of the upgrades discussed in the 1998 Mountain Upgrade Plan have 
occurred and SE Group estimates that the existing CCC for the Park City side of 
the Resort is 12,570 skiers with an AVO of 2.3 on average and ranging from 1.9 
to 3.1. SE Group estimates the CCC will increase to 13,440 with a future planned 
upgrade to Town Lift and Silver Star, new homes and nightly rentals, and a 5% 
increase in transit use. However, SE Group is also projecting an increase in the 
AVO to an average of 2.7 and ranging from 1.9 to 3.1 on peak ski days due to 
the implementation of paid parking. SE Group notes that with an AVO of 2.7 the 
Resort will see a surplus of parking stalls averaging 126 stalls on typical ski days 
due to the implementation of paid parking. 

57.60. Due to the fact that The the Resort is no longer anticipating the Comfortable 
Carrying Capacity (CCC) assumed in the Mountain Upgrade Plan that was part 
of the 1998 application and the anticipated modal shift to transit due to paid 
parking, the 600 additional parking stalls are no longer required. Additionally, the 
creation of said parking stalls will lead to more cars accessing the site and 
additional congestion in the Resort Center, which the City and the applicant are 
seeking to minimize in accordance with the General Plan objectives for the 
Resort Center neighborhood and the Vision 2020 Strategic Pillar of 
Transportation Innovation.  

58.61. SE Group, on behalf of the applicant, submitted corroborating information that 
these 600 stalls are no longer necessary to meet the Resort’s anticipated parking 
demand with the implementation of paid day skier parking at the base area. 

59.62. As provided in the 1998 Development Agreement, the City retains the authority to 
require the Resort to limit ticket sales if parking mitigation fails to adequately 
mitigate peak day parking demands. The intent is that off-site parking solutions 
include a coordinated and cooperative effort with the City and the Resort 
Operator to provide creative solutions for peak day and special event parking.  

Applicant’s alternative language for COA #62 above attempting to address parking issues with parking 
solutions: 

Upon the City’s reasonable determination that a “Parking Failure” has occurred on more than 
fifteen (15) days in a ski season during the first five (5) years following completion of the Resort 
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Core pursuant to the 2021 Concept Master Plan by reasons attributable solely to the Resort and 
the applicant’s development of the Resort Core (as opposed to conditions arising from other 
City events, such as the Sundance Film Festival),  the City shall notify applicant of such Parking 
Failure and City and applicant shall thereafter work with the Resort Operator to determine the 
remedial actions that must be taken to prevent future Parking Failures, which remedial action 
may include the construction of additional off-site parking spaces.  The number of additional 
off-site parking spaces required to alleviate similar Parking Failures and which party shall be 
responsible for installing the same shall be collectively determined by the City, the Resort 
Operator and the applicant depending on the reasonably identified causes of the Parking 
Failure.  For purposes of this condition, a Parking Failure at the PCM Base would be found to 
occur only if all of the following conditions apply:  

• The Park City transit system has increased bus frequency to its full capacity such that not 
less than [INSERT] buses are arriving/departing the Transit Center during the peak hours 
of 8:00 a.m. to 10:30 a.m. and from 3:30 p.m. to 5:00 p.m. on the days of the purported 
Parking Failure;  

• The utilization rate for the Park City transit system buses serving the PCM Base during 
such peak hours averages 90%;  

• On-site and off-site park and ride lots then in existence and feeding the Park City transit 
system are fully utilized; and  

• Excessive on-street parking is occurring in local streets adjacent to the PCM Base 
notwithstanding the City’s consistent enforcement of the City’s parking regulations 
applicable to such local streets.  

Notwithstanding anything in this condition to the contrary, the combined responsibility of the 
Resort Operator and applicant for construction of off-site parking stalls shall not exceed  

[INSERT] stalls at a total cost of [INSERT] per stall.  

The City has concerns with the applicant’s recommended finding above and instead 
recommends Transportation and Parking Mitigation Conditions of Approval #35-40 in the 
Draft Conditions of Approval Document.  The final fees associated with these Conditions will 
be negotiated by the City’s Executive Department during the Development Agreement 
process. 

60.63. The applicant is proposing a drop-off/pick-up area in front of the plaza between 
Buildings C and E, which will be staffed during peak periods to promote efficient 
loading and unloading. This area can accommodate approximately eight 
vehicles.  
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61.64. In addition to the drop off area mentioned above, the applicant is providing a 
separate area for hotel shuttle drop off south of the new transit station. This area 
can accommodate up to six hotel shuttles at one time. 

62.65. The applicant has agreed that garage parking will include 15 minutes of free 
parking, and that 20 parking stalls will be reserved during peak hours with 30 
minutes of free parking to accommodate ski school and ski team pick up and 
drop off parking. 

[Staff suggests further discussion with the applicant and Vail directly regarding any 
additional appropriate FF and COAs regarding consequence of inadequate parking 
mitigation regarding day skiing versus residential/commercial uses.] 
 
Commercial and Residential Parking 
63.66. The 2021 Concept Master Plan proposes 521 parking stalls for the residential 

and commercial uses based on a shared parking analysis, which represents a 
502 parking stall exception (waiver of parking stalls) based on the Hales 
Engineering analysis included in the Parking Study & TDM/PMP Plans. The 
parking stall exception is primarily for the Commercial Uses as skiers are the 
primary driver of parking at the Resort and Hales Engineering has conservatively 
estimated that 80% of Commercial users are already parked as skiers or guests, 
based on a study of the Canyons, which estimates that 95% of Commercial users 
are skiers or guests already parked at the Resort. 

64.67. The Conditions of Approval will require the site to offer shared parking 
agreements for existing and proposed uses to provide adequate parking at peak 
times and mitigate parking demand for non -day skier parking consistent with the 
Parking Study & TDM/PMP Plans. 

65.68. The Conditions of Approval will require the proposed Hotel to provide valet 
parking at all times, which valet parking may include use of stacked parking in 
order to increase the Hotel’s parking supply. 

66.69. According to analysis submitted by Hales Engineering in the Parking Plan & 
TDM/PMP Plans, the proposed parking exceptions are conservatively in line with 
what is experienced at the Canyons side of the Resort, where the applicant 
reports a 95% capture ratio for the commercial uses from day skiers already 
parked on site. 

67.70. The Parking Study & TDM/PMP Plans assume one stall per affordable housing 
unit, one stall per hotel room, and one stall per condominium.  

68.71. The City’s independent third-party transportation consultant, AECOM, performed 
a sensitivity analysis which demonstrates that although Building C is under 
parked for a few hours in the afternoon (which can be accommodated with valet 
parking), there should be excess parking within the entire site overall including 
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during peak hours.  Accordingly, a Condition of Approval requires the TDM to 
include valet parking and shared use agreements to mitigate peak use.   

69.72. The Conditions of Approval will require an updated parking analysis be submitted 
to the City based on actual parking demand for the uses in Building B after the 
first ski season of occupancy for this garage. 

70.73. The proposed number of parking stalls is consistent with the location of 
employee housing on site, the applicant’s proposed shared parking arrangement 
set forth in the Parking Study & TDM/PMP Plans, the City’s desire to promote 
fewer overall vehicle trips and use of other transit options to access the site, 
including public transit, and with the City’s desire to help the applicant reach the 
identified modal split goal for a 20% reduction in vehicles accessing the site over 
a five year period, beginning with the occupancy of the parking structure on 
Parcel B. 

71.74. The Planning Commission, with recommendation from the Planning Department 
and AECOM, finds that the Parking Study & TDM/PMP Plans support a decrease 
in the required number of parking spaces consistent with LMC Section 15-6-5(E). 

 
Building Height 
72.75. The RC District allows for structures up to thirty-five feet (35’) in height from 

Existing Grade.  
73.76. Section 15-6-5(F) of the Land Management Code allows the Planning 

Commission to “…consider an increase in Building Height based upon a Site 
specific analysis.” 

74.77. The 1998 Development Agreement and 1997 Approvals, allowed for exceptions 
to Building Height, and the 2021 Master Plan is seeking exceptions to Building 
Height consistent with the 1997 approved plans. The 1997 Approvals allowed for 
the following approximate maximum building heights as measured under the 
current Land Management Code: 
a. Parcel B maximum Building Height of 78 feet. 
b. Parcel C maximum Building Height of 75 feet. 
c. Parcel D maximum Building Height of 60 feet. 
d. Parcel E maximum Building Height of 83 feet. 

75.78.  These height exceptions expired with the site plan and the applicant has applied 
for new height exceptions with respect to the 2021 Concept Master Plan. 

76.79. The Planning Commission finds that the increase in Building Height as shown in 
the 2021 Concept Master Plan set dated ____________does not result in 
increased square footage or Building volume over what was approved in the 
1998 Development Agreement and 1997 PCMR Concept Master Plan.  

77.80. Height exceptions are appropriate given that in 1997 the City Council determined 
that clustering density at the base area was preferable to spreading density up 
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the mountain, and that the clustering preserves open space, provides 
opportunities for view corridors, and increases the effectiveness of public 
transportation.  

78.81. The Planning Commission finds that buildings have been positioned to minimize 
visual impacts on adjacent Structures. Potential problems on neighboring 
Properties caused by shadows, loss of solar Access, and loss of air circulation 
have been mitigated through building placement and increased Setbacks. 

79.82. The Planning Commission finds there is adequate buffering in the form of 
Setbacks from adjacent Properties and Uses; In addition, Landscape buffering 
and detailed landscape plans will be required for the CUP application process. 

80.83. The Planning Commission finds there is adequate room for Landscaping for 
adjacent Properties and Uses. Landscaping details will be required at the CUP 
process to ensure adequate buffering for adjacent Properties and Uses. 

81.84. The Planning Commission finds that building Setbacks are increased, resulting in 
an overall average approximately 9-10 feet in excess of the zone setbacks after 
including setback reductions for portions of Building B, with additional Building 
Height in order to provide increased separation from adjacent properties.  

82.85. The Planning Commission finds that the proposed additional Building Height 
results in more than the minimum Open Space required, and results in Open 
Space that is publicly accessible; 

83.86. The Planning Commission finds that additional Building Height is designed in a 
manner that provides a transition in roof elements in compliance with Chapter 15-
5, Architectural Review, including the Façade Length and Variation requirements 
of §15-5-8.  

84.87. The Planning Commission finds that additional Building Height shall only apply to 
the specific plans reviewed and approved by the Planning Commission as 
represented in the 2021 Master Plan. This results in the following maximum 
Building Heights from Existing Grade for the following parcels: 
a. Parcel B maximum Building Height of [87] feet and [6] stories from Existing 

Grade. The nearest abutter is approximately [65] feet away from this Building 
Height. 

b. Parcel C maximum Building Height of [103] feet and [7] stories from Existing 
Grade. The nearest abutter is approximately [70] feet away from this Building 
Height.  

c. Parcel D maximum Building Height of [71] feet and [5] stories from Existing 
Grade. The nearest abutter is approximately [40] feet away from this Building 
Height. 

d. Parcel E maximum Building Height of [84] feet and [6] stories from Existing 
Grade. The nearest abutter is approximately [50] feet away from this Building 
Height. 
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Site Planning 
85.88. The 2021 Concept Master Plan sets forth a plan for development/redevelopment 

consistent with the Resort Center neighborhood, the City’s General Plan for the 
Resort Center neighborhood, the City’s adopted Transportation Plans, the 1998 
Development Agreement, and LMC 15-6. 

86.89. The units are clustered on the most developable and least visually sensitive 
portions of the RC zoned remaining parcels, and the buildings are separated by 
Open Space. 

87.90. No Significant Vegetation exists on the parcels as they are surface parking lots. 
88.91. The project is designed to minimize Grading and the need for large retaining 

Structures. 
89.92. Roads, utility lines, and Structures are designed to work with the Existing Grade 

and cuts and fills are minimized. 
90.93. Existing trails are maintained and incorporated into the Open Space elements of 

the project. Parking garage E is considered the primary trailhead parking area.  
91.94. Adequate internal vehicular, pedestrian, and bicycle circulation is provided and 

pedestrian and bicycle circulations are separated from vehicular circulations and 
provide safe travel within the boundaries of the project and safe travel to 
adjoining public sidewalks, trails, and Rights-of-Way.  

92.95. Snow storage Areas will be further detailed and evaluated at the CUP process in 
order to provide adequate areas for snow removal and storage. 

93.96. Areas for convenient trash and recycling, including adequate circulation area for 
pick-up vehicles, will be further detailed and evaluated at the CUP process. 

94.97. The project will include a recycling program that accommodates for materials 
generated by tenants, residents, users, operators, and/or owners and this will be 
further detailed and evaluated at the CUP process. 

95.98. The project includes transportation amenities including separate drop-off Areas 
for hotel shuttle service, general purpose vehicles, and an existing bus stop. 
Additional drop off can be accommodated in the garage structures. 

96.99. Service and delivery Access and loading/unloading Areas are included in the 
project and separated from pedestrian Areas and will be further detailed and 
evaluated at the CUP process. 

 
Landscape and Lighting 
97.100. A preliminary Landscape Plan was submitted with the MPD application.  
98.101. Detailed landscape plans will be required for the CUP application process. 
99.102. The Planning Commission finds there is sufficient area in the form of 

Setbacks from adjacent Properties and Uses to provide for sufficient landscape 
buffering. 
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100.103. Lighting must meet the requirements of Section 15-5-5(J). 
101.104. Detailed Lighting Plans will be required for the CUP application process. 
 
Sensitive Lands Compliance 
102.105. The project site is located outside of the City’s Sensitive Lands Overlay 

Zone. 
 
Employee/Affordable Housing 
Reference 4/29/21 Housing Authority Approval and Conditions 
 
Child Care 
103.106. The project site does not include a Child Care Center. 
 
Mine Hazards 
104.107. There are no known Physical Mine Hazards on the project site. 
 
Historic Mine Waste Mitigation 
105.108. The project site is located outside of the City’s Soils Ordinance Boundary. 
 
General Plan Review  
106.109. Park City’s General Plan for the Resort Center neighborhood anticipates 

that future development will create a more dense resort core and “combine the 
ski experience with the lodging experience,” and anticipates that such 
development/redevelopment would “redefine the character of the base area and 
influence the entire Resort Center neighborhood.” (General Plan p. 190) 

107.110. The majority of the Resort Center neighborhood is located in the Lower 
Park Avenue Redevelopment Area (RDA), and the applicant’s project is in the 
“resort core” of the Resort Center neighborhood. 

108.111. The General Plan for the Resort Center outlines 7 objectives for the 
neighborhood including: 
a. Increasing opportunities for public transit (including consideration of dedicated 

transit lanes); 
b. Circulation modifications to improve the user experience of arriving and 

leaving the Resort Center;  
c. Implementing alternative parking locations with public transportation 

connections;  
d. The development of transportation demand management strategies to 

decrease vehicle traffic;  
e. Improving multimodal connections between the Resort and Main Street, Deer 

Valley and the Bonanza Park areas;  
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f. Decreasing resort impacts on surrounding residential communities; and  
g. Discouraging resort through traffic on Three Kings Drive. 

109.112. The General Plan specifically recommends flexibility “regarding the 
execution of the existing PCMR MPD approval in order to facilitate: 1) 
public/private partnership opportunities for public transit visitors and locals, 
parking and affordable housing; 2) potential relocation/transfer of density; and 3) 
new uses including emerging recreation and resort visitor experiences.” (General 
Plan p. 191) 

110.113. The 2021 Concept Master Plan increases opportunities for public transit 
and includes an improved Transit Station and bus only lanes through the Resort. 

111.114. PEG has proposed a comprehensive Transportation Demand 
Management plan and circulation modifications to reduce traffic congestion and 
improve intersection LOS through its modal split goals, which will improve the 
user experience of arriving and leaving the Resort Center.   

112.115. The Parking Study & TDM/PMP Plans does not expand parking on site but 
encourages public transportation use through the implementation of paid parking 
at the base, improving the Transit Station and adding bus only lanes through the 
Resort. This should encourage use of the regional park and ride facilities that will 
be served with expanded public transportation connections reducing congestion 
in Park City.   

113.116. The Parking Study & TDM/PMP Plans specifically incorporate 
recommended TDM strategies to decrease vehicle traffic including increasing the 
AVO through paid parking, improvements to the Transit Station, and an 
employee TDM.  

114.117. The 2021 Concept Master Plan improves multimodal connections with 
improved pedestrian and bicycle pathways, public plazas and an improved 
Transit Station. 

115.118. The 2021 Concept Master Plan decreases resort impacts on surrounding 
residential communities by improving traffic circulation and congestion, improving 
opportunities for public transit, and improved multimodal connections.  

116.119. The 2021 Concept Master Plan discourages resort through traffic on 
adjoining residential streets, including Three Kings Drive, through improved traffic 
and wayfinding signage and a median on Silver King Drive to prevent cars 
leaving the parcel E from making a left turn onto Three Kings Drive. 

 
Sustainability 
117.120. The City has ambitious but achievable climate goals to be net zero carbon 

and to meet annual electricity needs through 100% renewable resources for the 
entire community by 2030, as embodied in Resolution 32-2018 (the “City’s 
Sustainability Goals”). 
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118.121. The project will add to the City’s overall energy demand and carbon 
footprint, and the applicant submitted Sustainability Guidelines, dated December 
1, 2020 (as amended), detailing the applicant’s plans for the project and the 
manner in which the project contributes to the City’s Sustainability Goals. The 
applicant’s Sustainability Guidelines will be reviewed in further detail at each 
CUP process. 

119.122. The Sustainability Guidelines target energy savings compared to the State 
of Utah’s currently adopted energy codes as of December 1, 2020 (i.e. IECC 
2018) in excess of 20%, and include the applicant’s commitment to integrate 
energy modeling in the design process of all buildings and building types within 
the project in order to achieve that goal through the use of high-performance 
building envelopes and energy efficient mechanical, lighting, and window 
systems (core and shell). 

120.123. The Sustainability Guidelines provide for the creation of a construction 
waste management plan and the diversion of construction and demolition 
materials away from landfills and incinerators, including diversion of 100% of 
demolished asphalt, and diversion of a minimum of 50% of construction waste 
into not less than four material streams for recycling. 

121.124. The Sustainability Guidelines provide for the creation of a waste 
management plan to reduce landfill waste that is generated by building 
occupants (commercial tenants as well as residential) and all buildings will 
include accommodations for recycling. 

122.125. The Sustainability Guideline provide for a pEUI-25 average for the four (4) 
building parcels at full build-out. The targeted individual pEUI for the specific 
buildings are set forth in the Sustainability Guidelines. 

123.126. The Sustainability Guidelines provide for the installation of rooftop 
photovoltaic arrays, as well as the potential for other on-site renewable energy 
generation methods such as micro-anaerobic digester for food waste, intended to 
supply not less than 8% of the project’s energy demands (including 100% of the 
energy demand for the project’s structured parking facilities), and the design and 
preparation of additional roof areas that will be “PV ready” so that additional 
panels can be installed in the future. 

124.127. The Sustainability Guidelines provide for the applicant’s purchase of 
Renewable Energy Credits (“REC”) for each completed building in the project to 
offset delivered [energy] to the Project that is not supported by on-site renewable 
energy systems, for a period equal to the lesser of: (a) five (5) years; or (b) the 
number of years from the date the final Certificate of Occupancy is issued for the 
applicable building and the estimated date that the City’s fully renewable power 
source will be on line (currently estimated to be 2030). 
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125.128. The Sustainability Guidelines provide for rigorous energy commissioning 
for each building to support the energy efficient operation of such buildings and 
to compare performance back to modeled design targets. 

126.129. The Sustainability Guidelines provide for applicant’s use of management 
tools to log, track and verify building performance including delivered energy 
consumption, indoor and outdoor water usage and recording the REC purchases 
applicable to each building. 

127.130. Based on the above, and the items set forth in the Sustainability 
Guidelines, the Planning Commission finds that the applicant’s project and 
Sustainability Guidelines incorporates best planning practices for sustainable 
development, including water conservation measures and energy efficient design 
and construction, per the codes in effect at the time of the current Application as 
of February 2020 (i.e. IECC 2018). 

 

Section 15-6-6 Findings 

128.131. The 2021 Concept Master Plan complies with all requirements of the Land 
Management Code with the exception of the Setbacks for Building B, allowed 
Building Height, the number of Off-Street Parking stalls and the amount of Resort 
Support Commercial and Accessory Use allowed for Parcel C. 

129.132. The 2021 Concept Master Plan meets the minimum requirements of 
Section 15-6-5 except as noted above. 

130.133. The 2021 Concept Master Plan provides the highest value of Open Space, 
as determined by the Planning Commission. 

131.134. The 2021 Concept Master Plan strengthens and enhances the resort 
character of Park City with additional Resort Support Commercial uses, lodging 
opportunities and public transit improvements. 

132.135. The 2021 Concept Master Plan compliments the natural features on the 
Site, which parcels are not characterized by significant features or vegetation. 

133.136. The 2021 Concept Master Plan is Compatible in Use, scale, and mass 
with adjacent Properties within the Resort Center Neighborhood, promotes 
neighborhood Compatibility, and protects surrounding residential neighborhoods 
and Uses. The 2021 Concept Master Plan is compatible with the density allowed 
by the development agreement and is in keeping with the Building Height 
approved on Parcel A, Marriott’s MountainSide Hotel. 

134.137. The 2021 Concept Master Plan provides amenities to the community so 
that there is no net loss of community amenities including but not limited to a new 
transit station, employee and affordable housing, 1,200 day skier parking stalls, 
public plazas and new commercial and residential uses. 
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135.138. The 2021 Concept Master Plan is consistent with the employee Affordable 
Housing requirements as evidenced by the Housing Authority’s 4/29/21 Approval 
of the applicant’s Housing Mitigation Plan. 

136.139. The project Parcels are not located within the Sensitive Land Overlay 
Zone, and the project has been designed to place Development on the most 
developable land and least visually obtrusive portions of the Site. 

137.140. The 2021 Concept Master Plan promotes the Use of non-vehicular forms 
of transportation through the use of paid parking, dedicated bus lanes, a new 
transit station, multi-use trails and trail connections.  

138.141. The 2021 Concept Master Plan was properly noticed and the Planning 
Commission held public hearings in accordance with this Chapter. 

139.142. The 2021 Concept Master Plan incorporates best planning practices for 
sustainable development, including water conservation measures and energy 
efficient design and construction, per the Residential and Commercial Energy 
and Green Building program and codes in effect at the time of the Application. 

140.143. No Physical Mine Hazards are located on the Parcels.  
141.144. The 2021 Concept Master Plan mitigates Historic Mine Waste and 

complies with the requirements of the Park City Soils Boundary Ordinance. 
142.145. No Historic Structures or Sites are located on the Parcels. 
143.146. The 2021 Concept Master Plan addresses and mitigates traffic and the 

applicant and submitted the Parking Study & TDM/ PMP Plans demonstrating the 
applicant’s commitment to work with the City in a combined effort to achieve a 
20% modal split within five years of the occupancy of Building B. 

 

Applications for CUPs shall include but are not limited to: 

1. Detailed landscape plan 
2. Details for snow storage areas 
3. Details for trash and recycling areas 
4. Details for service and delivery access 
5. Detailed Lighting plan 
6. Detailed sustainability plan  

201



Draft Conditions of Approval: PEG’s Park City Base Area Lot 

Redevelopment Master Plan Study  

The Planning Commission’s consideration of the following Conditions of 

Approval is requested by the Planning Department. 

 

General 

1. The applicant shall be responsible for compliance with these Conditions of 

Approval unless the Condition is specifically delegated to . 

2. This approval includes and incorporates the 2021 Concept Master Plan dated 

[insert final plan set date]. The concept Master Plan details maximum volumetrics 

including general horizontal and vertical articulation, maximum square footage of 

each building, maximum building heights, minimum setbacks, required parking, 

general programming and site planning, all transportation improvements, utility 

design, proposed grading, and construction phasing and mitigation.  

3. This 2021 Concept Master Plan is conceptual in nature and each parcel is 

subject to Conditional Use Permit (CUP) review by the Planning Commission, 

and must substantially conform to but not exceed the Concept Master Plan 

maximum volumetrics and comply with LMC Section 15-5, Architectural Review.  

4. The building heights, square footages and unit equivalents identified in the 2021 

Concept Master Plan are intended to be maximums that the Planning 

Commission shall consider during CUP review for each development parcel, but 

approval of the 2021 Concept Master Plan does not guarantee that such 

maximum densities or square footages can be achieved for any given parcel in 

accordance with the CUP review process.  

5. The overall project on parcels B-E shall not exceed: (a) the permitted density of 

[263] Unit Equivalents, [203 Residential UEs and 60 Commercial UEs, excluding 

employee and affordable units which do not count towards the total allowed 

UEs]; or (b) 2,223 maximum parking stalls. Any additional Density permitted 

under the 1998 DA shall now be considered null and void. [update] 

6. If the Planning Commission approves less than the maximum permitted square 

footages or Density outlined in the 2021 Concept Master Plan for any given 

parcel pursuant to the CUP approval process, that square footage or Density 

shall not be allowed to be transferred to another parcel. 

7. Final Site Planning is required for each parcel at the CUP process which shall 

include landscaping, lighting, streetscape details and finalization of all design 

details for the parcel. Final site planning shall orient delivery, service and trash 

access away from existing residential uses whenever possible. 

8. Ownership, maintenance issues and any amendments to the Bus Drop Off 

Easement must be resolved and executed prior to the issuance of a CUP for 

Parcel B.  
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9. The Transit Station shall include:  

a. ADA compliant access, including a min. sidewalk width of 12 ft. on all 3 sides 

of the Station  

b. at least 6 bus bays of sufficient size in order to meet the expanded transit 

ridership and bus lengths (including at least one articulated bus bay)  

c. Indoor and outdoor sheltered waiting area(s)  

d. Equipment storage facilities (ski lockers) conveniently located nearby  

e. Real time transit information displays that include where and when buses will 

be arriving and departing from  

f. Transit and pedestrian wayfinding signage  

g. Pedestrian and safety oriented lighting  

h. Accommodations for a bike share station and bike parking in close proximity 

to the Transit Station  

i. Public restrooms  

j. Transit employee break room 

10. The applicant agrees to coordinate with the City regarding bus charging 

infrastructure during the design phase of the Transit Station and shall install bus 

charging infrastructure at the applicant’s sole expense if requested by the City. 

11. Snow storage areas must be accommodated for and  will be reviewed in further 

detail at CUP. The applicant shall be responsible for snow removal at both drop 

off locations and the transit station. 

12. The applicant must receive approvals to subdivide the parcels consistent with the 

2021 Concept Master Plan parcel designations for parcels B-E prior to or 

concurrent with CUP applications or third-party sales, whichever shall occur first. 

13. The applicant shall develop parcel B including the Transit Station first, so that all 

required transportation infrastructure and affordable and employee units are part 

of the first phase of development.  

14. The proposed employee and affordable housing units shall be consistent with the 

Housing Authority’s April 29, 2021, approved Housing Mitigation Plan for the site. 

This is the applicant’s affordable housing obligation for the entire project 

including Parcels A-E and shall be completed as part of the first phase of 

development. 

15. The applicant has submitted a draft Phasing Plan. Concurrent with the review of 

each CUP, a detailed phasing plan for each given parcel shall be required, as 

well as, for informational purposes, an update on the anticipated schedule for the 

entire project. These plans shall include at a minimum, but shall not be limited to 

the following: 

a. Detailed timeline and phasing of development for each parcel, as well as 

anticipated timing and phasing for all remaining development parcels. 
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b. A parking plan to ensure adequate skier parking is available during each 

construction phase. 

c. Schedule for construction and completion of all public improvements including 

utilities, plazas, multi-use paths and pedestrian infrastructure, streets, transit 

improvements, landscaping, and lighting. 

d. Timing of occupancy for any employee and affordable units. 

e. Occupancy permits for all employee and affordable units must be received 

prior to receiving occupancy for the last ten market rate units for parcel B. 

16. The applicant has submitted a draft Construction Mitigation Plan. Concurrent with 

the review of each CUP, a comprehensive construction mitigation plan shall be 

required for the applicable parcel. These plans shall include at a minimum, but 

shall not be limited to the following: 

a. Days and hours of construction in compliance with Municipal Code 11-14-4. 

b. Site logistics including construction administration, parking and transportation 

for construction vehicles and all employees. 

c. Routing plans for construction traffic so that adjacent streets are not unduly 

affected. 

d. Details for material stockpiling and staging on site. 

e. Maintenance of pedestrian access and pathways, trails and trailhead parking 

during construction. 

f. Recycling of construction waste in accordance with the applicants 

Sustainability Guidelines, including the minimizing of off-site soil/material 

transport. 

g. Proposed construction signage including a visibly posted site supervisor 

phone number that is staffed 24 hr./day. This number shall also be on file with 

the Building and Police Departments. 

h. The applicant shall be responsible for construction worker shuttles from 

Richardson Flats or other off-site parking locations. 

i. A financial security will be required to ensure compliance with the agreed to 

Construction Mitigation Plan, consistent with existing practices of the City. 

17. A Master Owners Association (MOA) will be formed for this MPD prior to or 

concurrent with any subdivision or condominium plat approval. The association 

or applicable project associations shall be responsible for maintenance of all 

landscaping, streetscape and plaza programming and improvements, multi-use 

and pedestrian paths and other public amenities that are a part of this MPD. The 

MOA shall coordinate recycling, snow removal and maintenance with the existing 

associations in the upper base area. Unless otherwise approved in #20, a 

parking management plan, represented to be between the MOA and the Resort 

Operator, will be required for and condition of approval of each CUP. 
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18. The developer shall upgrade utilities for the project as deemed reasonably 

necessary by the City Engineer. These upgrades shall be consistent with the 

application of such standards throughout the City. 

19. Concurrent with the review of the CUP for each parcel, the applicant shall satisfy 

fire protection requirements as specified by the Chief Building Official and the 

Park City Fire Service District. 

 

Transportation and Parking - General 

20. As part of the application for each CUP, the Parking Plan & TDM/PMP Studies 

shall be updated and modified as necessary by the applicant to evaluate transit 

use and demonstrate parking needs for the applicable parcel consistent with the 

Land Management Code in effect at the time of the CUP application along with 

the MPD approval. These plans shall include at a minimum, but shall not be 

limited to the following:  

a. A detailed plan for traffic operations and control during  ski season including 

peak hour or event mitigation and incentives for guests to take public 

transportation or carpool. 

b. A detailed plan for parking operations including the specifics of the pay for 

parking system.  

c. An evaluation of how Parking is being managed by the applicant so as to 

promote achievement of the 20% modal split and intersection LOS goals 

noted in Hales Engineering’s 2/9/21 analysis. 

d. A detailed plan for achieving and reporting to the City the applicant’s progress 

towards the modal split and intersection LOS goals, which are expected to be 

achieved within five (5) years of the occupancy of parcel B’s parking garage. 

The Plan shall include key performance indicators that are agreed to by and  

reviewed with the City annually. The applicant shall be obligated to provide 

additional mitigation if the modal split and intersection LOS goals are not 

achieved within the anticipated time frame.  

e. A contingency plan for satellite, large vehicle, overflow, employee parking and 

shuttle service. Shuttle service and parking supply must meet demand and 

capacities required. These numbers must be tracked and reported to the City 

annually. 

f. Demonstrate that commitments have been secured for peak day/time off-site 

parking that equates to up to 422 stalls. 

g. The applicant shall install a bus shelter with supportive amenities, including 

security lighting at Richardson Flats prior to the Occupancy of Building B’s 

parking garage, consistent with the standards reasonably required by the City 

Engineer at the time of permit.  
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h. The applicant shall submit a comprehensive signage plan for parking and 

traffic on and off-site, including signage on I-80, US-40, SR-224 and SR-248 

with the ability to message real-time traffic and parking information. 

i. The TDM shall include transportation and parking plans specific to Resort 

area employees. The Resort shall continue to be obligated to maintain its 

employee shuttles and transportation assistance programs including but not 

limited to PC-SLC connect bus passes, carpooling, and UTA van and shuttle 

groups as required by the 1997 Planning Commission Approval. The annual 

TDM report shall be submitted to the City for evaluation and shall include how 

employees are traveling and the ongoing efforts the applicant is taking to 

mitigate single occupancy vehicle and employee car trips. 

j. The applicant shall be responsible for shuttling Resort employees from 

Richardson Flats to the Resort on Fridays, Saturdays, Sundays and peak 

holidays, and shall run such shuttle service to coincide with major shift 

changes. If the applicant needs to utilize Richardson Flats on other days of 

the week, the applicant shall be responsible for providing adequate shuttle 

service to meet the demand. 

k. A plan to supplement City and County bus services on peak holidays from off-

site satellite parking lots including but not limited to the Quinn’s Junction Park 

and Ride facility. 

l. The applicant shall submit an annual post-ski-season parking analysis to the 

City for at least five (5) years after the occupancy of the garage on parcel E is 

obtained.  

21. The applicant shall utilize tools and applications that allow for real time parking 

and traffic information so that guests and day skiers can make transportation 

decisions prior to leaving their residence or prior to leaving the Resort. 

22. The hotel and PCMR shall include information on their website about the 

availability of transportation from the airport and within Park City to encourage 

guests to not rent a car. 

23. The hotel shall provide valet parking at all times, which may include use of 

stacked parking in order to increase the hotel’s parking supply. 

24. The applicant shall operate an advanced reservation shuttle system/service to 

move occupants of the residential units around Park City, unless the City 

releases such obligation at such time as micro-transit services are generally 

available in the City and have sufficient capacity to service the base area. 

25. The Multi-Use Trail shall be at least 12-feet in width and include a landscaped 

separation from the street. The applicant shall complete the sidewalk 

infrastructure in the immediate neighborhood as shown in the 2021 Concept 

Master Plan’s Pedestrian and Bike Path Plan, subject to right-of-way restrictions 

and the granting of necessary easements from property owners. 
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26. Crosswalks shall be at least as wide as the approaching trail or sidewalk. 

27. The applicant shall be responsible for signage and Police detail during special 

events to deter cut thru traffic onto Thaynes Canyon Drive and Three Kings 

Drive.  

28. Both the general occupancy vehicle (plaza) and shuttle drop off areas shall be 

staffed during peak pick up and drop off hours to ensure efficient vehicle loading 

and unloading. 

29. The applicant has agreed to provide 15 minutes of free parking in both garages 

in order to allow for drop-off and pick-up, including for TNCs. 

30. Twenty stalls shall be reserved for 30 minute free ski school drop-off and pick-up 

parking. If it is determined that this is insufficient to meet drop-off demand the 

applicant shall work with the City to increase this number accordingly. 

31. All parking stalls shall meet the requirement of LMC 15-3-4(C). 

32. Upgrades to the Resort skiing facilities is a conditional use permit and requires 

administrative review and approval prior to any applications to Summit County for 

any necessary permits. 

33. If the Comfortable Carrying Capacity (CCC) increases due to mountain upgrades 

the Resort shall be obligated to provide parking off-site to meet the anticipated 

parking demand requirements. 

 

Transportation and Parking - Mitigation 

34. Parking fee for new uses. The applicant shall pay to the City an in-lieu parking 

fee for 20% of the Off-Street Parking stalls the applicant is seeking an exception 

for (20% of 502 = 101 stalls total at $X per stall = $X). The purpose of this in-lieu 

fee is to ensure that there is sufficient parking available on site for the new 

residential and commercial uses.  

35. Parking fee for modal-split. The applicant shall pay to the City an additional in-

lieu fee of $X as a guarantee for meeting the 20% modal split goal.  

36. If the applicant and Resort fail to provide sufficient parking for the new residential 

and commercial uses, and/or fail to meet the modal split goal within five (5) years 

of occupancy of the parcel B parking garage, the City shall use these fees to 

expand or construct additional off-site parking and/or to fund additional transit 

capacity to the Resort.  

37. If the applicant provides sufficient parking for the new residential and commercial 

uses and meets their modal split goals for three consecutive years following the 

completion of the project, the City shall return the in-lieu fees to the applicant.   

38. The applicant shall fund the installation of the traffic signals shown in the 2021 

Concept Master Plan. Traffic signals shall be required to meet City Engineering 

and communications standards and shall include transit signal preemption 
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software and hardware including fiber connections to prioritize bus and 

emergency response operations and shall be programable for varying traffic 

conditions and seasons.  

39. In order to complete these actions, the City shall require an annual contribution of 

$X per year from the applicant to cover software fees and staffing for 

maintenance and programming of such traffic signals. This fee for maintenance 

and operations shall be paid annually to the City until both 1) the final occupancy 

permit for the final parcel is issued by the City; and 2) the 20% modal split goal 

has been met for three consecutive years. This remains to be negotiated but is 

based on a Memorandum by Julia Collins dated 11/12/20 and includes for 

inflation. 

40. The applicant shall contribute $X dollars annually to the City in order to fund the 

upkeep and maintenance of both the Quinn’s Junction and Richardson Flats 

parking lots which the applicant is heavily relying on for off-site guest and 

employee parking. The City and the applicant may agree to reduce this fee in 

exchange for use, at no charge to the City, of the applicant’s on-site parking 

stalls for certain times of the year when community events may benefit from 

access to the on-site stalls. 

 

Other Conditions 

41. In 1998 a Mountain Upgrade Plan was attached to the Development Agreement 

as Exhibit L. This plan was amended in 2015 with the development of the 

Interconnect Gondola. The obligations of the Mountain Upgrade Plan as 

amended are still in effect. Any expansion of skier capacity will be greatly limited 

due to a lack of additional parking and the City’s desire to reduce traffic and 

congestion at the base area, unless it can be demonstrated that the 20% modal 

split goal has been achieved. 

42. A loading dock is currently proposed to be located in the hotel building on parcel 

C, with access off of Lowell Avenue. If during the CUP process the applicant is 

able to secure a better location that minimizes pedestrian and vehicle 

interactions the Planning Commission shall consider the new location during the 

CUP process. 

43. A Master Sign Plan will be required prior to any Sign Permit issuance and will be 

reviewed for compliance with the Park City Sign Code. Such sign plan shall 

include general wayfinding signage as well as more specific wayfinding signage 

for the Transit Station on site.  

44. Trails: Numerous trails exist on the 2007 annexation property. These trails are 

available for public use subject to reasonable restrictions due to construction, 

maintenance, and environmental factors including wildlife and erosion. The 
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existing and any newly required trails shall be added to the Park City Master 

Trails and as necessary dedicated to the City prior to the Development 

Agreement being signed by the City. 

45. The applicant submitted a Pedestrian and Bike Path Plan dated 2/26/21 and 

5/12/21. This plan includes a bike drop off area at the plaza as well as additional 

bike parking locations. The applicant is providing at least 52 sheltered bike stalls 

spread throughout the parcels. Summer bike parking will increase to at least 100 

seasonal bike stalls and a Summit County E-bike docking station will be located 

on site.  

46. The hotel shall include an employee break room with shower facilities to facilitate 

bike commuting. This facility shall be available to all employees of the base area. 

47. All garages shall allow for bike parking and the garage on Parcel E will have one 

level (at least 100 parking stalls) with 10-foot clearance to allow for taller 

vehicles. This shall be considered the primary trailhead parking area.  

48. The Plaza area shall include a kiosk with summer and winter Trail Maps and …... 

Check with HD and Mountain Trails. 

 

Sustainability 

49. The applicant shall comply with the City’s EV requirements, as outlined in LMC 

Section 15-3-11, Electric Vehicle Charging Stations. 

50. The applicant shall comply with the City’s Outdoor Lighting Code and Dark Sky 

Ordinance. 

51. The applicant shall submit a construction waste management plan to the City’s 

Planning and Sustainability Department for approval/denial pursuant to the 

standards in this paragraph prior to commencement of any demolition or 

construction at the project, which plan shall identify the manner in which the 

applicant shall log, report, and achieve a minimum diversion rate of 100% for 

demolished asphalt, and a minimum diversion rate of 50% of construction waste 

into not less than four material streams for recycling. From and after 

commencement of demolition or construction and throughout any demolition or 

construction process, the applicant shall submit quarterly reports to the City’s 

Planning and Sustainability Departments demonstrating the applicant’s 

compliance with the construction waste management plan. 

52. Prior to issuance of a building permit for a particular building, the applicant shall 

submit a detailed energy model report and standard outputs to the City’s 

Planning and Sustainability Departments for approval/denial pursuant to the 

standards set forth in this Condition for such building showing how the building is 

expected to meet the intended delivered [energy] targets and pEUI goals. The 

applicant may, at its election, submit detailed energy model reports and standard 
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outputs for “building types” that may be utilized to satisfy this condition for one or 

more buildings in the project that are of the type modeled in the general model 

submitted. The energy models shall provide for a pEUI-25 average for the four 

(4) building parcels at full build-out, as stated in the Sustainability Guidelines. 

53. Included with applications for building permits, the applicant shall submit building 

plans demonstrating at least a 20% energy savings for each building and/or 

building type compared to the State’s currently adopted energy code (i.e. IECC 

2018) and the use of high-performance building envelopes and mechanical, 

lighting, and/or window systems designed to accomplish such savings, in order to 

achieve the target pEUI-25 average for the four (4) building parcels at full build-

out. 

54. Building system commissioning shall be undertaken by a 3rd party 

commissioning agent to establish the energy efficiency of all building systems 

and to ensure said systems are operating as intended (energy modeled) to 

achieve the target pEUI-25 average for the four (4) building parcels at full build-

out. 

55. For the first five years after receiving a certificate of occupancy, and again at 10 

years, for each building, the applicant shall submit or cause to be submitted 

energy performance information for such building to the City’s Planning and 

Sustainability Departments demonstrating actual building performance measured 

against the building performance goals for that building.  Performance indicators 

shall include energy consumption, verification of on-site renewable energy 

generation, water consumption, waste management, and the targeted individual 

pEUI for the specific building. The applicant will meet with the City’s Planning 

Commission within 90 days of these annual submissions to discuss any non-

compliance with these Conditions of Approval, as well as a menu of operational 

actions that can be immediately taken to correct such noted deficiencies. 

Verification pathways include Energy Star Portfolio Manager or a similarly 

appropriate energy management programs. 

56. The applicant shall purchase Renewable Energy Credits (“REC”) for each 

completed building in the project. The RECs shall be used to offset delivered 

[energy] to the project that is not supported by on-site renewable energy systems 

for a period equal to the lesser of: (a) five (5) years; or (b) the number of years 

from the date the final certificate of occupancy is issued for the applicable 

building and the estimated date that the City’s fully renewable power source will 

be on line (currently estimated to be 2030). The number of RECs purchased for 

each completed building shall be equal to the difference between the anticipated 

delivered energy demand for a given building minus the anticipated on-site 

energy production attributable to such building. REC accounting shall be 
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submitted to the City on an annual basis for the applicable REC offset period for 

the applicable building to demonstrate compliance with this Condition. 

57. The applicant shall install and commission at least a 678KW photovoltaic array 

for the entire project, which array shall be constructed on a phased basis in 

connection with the completion of the building[s] upon which the array is located. 

The applicant shall also design the applicable building electrical systems so as to 

accommodate additional on-site photovoltaic arrays if deemed appropriate by the 

applicant. 

58. All mechanical systems including but not limited to building HVACs, elevators, 

lighting and residential appliances (where such energy ratings are available) shall 

be Energy Star (or similarly rated) and must demonstrate above-standard energy 

performance, and be right sized for appropriate end-use. 

59. All plumbing fixtures installed in the residential elements of the project shall be 

WaterSense (or similarly rated) to meet the EPA criteria as low-flow fixtures and 

reduce the water consumption of the project. 

60. The applicant shall employ best management practices for stormwater filtration in 

the project to increase the quality and decrease the quantity of stormwater runoff 

from the project. 

61. The applicant will utilize Waterwise landscaping as defined in the LMC, and 

irrigation techniques to decrease water consumption within the project. 

62. Each building shall include adequate areas for trash and recycling and all 

buildings shall have a mandatory recycling program for residents and commercial 

tenants. Recycling facilities shall include but are not limited to glass, paper, 

plastic, cans, cardboard or other household or commercially generated 

recyclable and scrap materials.  
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Development Agreement 

 

63. The City and the applicant will execute an Amendment to the Development 

Agreement in accordance with LMC Section 15-6-4, which includes language 

necessary to implement the Findings of Fact, Conclusions of Law and Conditions 

of Approval of this MPD. 

64. The Amended Development Agreement, shall address future responsibility 

between applicant and VR CPC Holdings with respect to the continuing rights 

and obligations arising under the 1998 Development Agreement, which 

provisions shall provide for: 

a. The City’s authority to require the Resort Operator to limit lift ticket sales if 

parking mitigation fails to adequately mitigate peak day parking demands; 

b. Coordination of parking solutions between the applicant, Resort Operator and 

the City with respect to peak day and special event parking, including the 

provision of additional shuttles if necessary. 

c. The Resort Operator’s obligation to notify the City within seven (7) days of the 

termination of the Resort Operator’s agreement with the Park City School 

District for overflow parking to discuss a contingency plan which may include 

use and expansion of an offsite parking facility. 
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Draft Conditions of Approval: PEG’s Park City Base Area Lot 

Redevelopment Master Plan Study  

The Planning Commission’s consideration of the following Conditions of 

Approval is requested by the Planning Department. 

 

General 

1. The applicant shall be responsible for compliance with these Conditions of 

Approval unless the Condition is specifically delegated to . 

2. This approval includes and incorporates the 2021 Concept Master Plan dated 

[insert final plan set date]. The concept Master Plan details maximum volumetrics 

including general horizontal and vertical articulation, maximum square footage of 

each building, maximum building heights, minimum setbacks, required parking, 

general programming and site planning, all transportation improvements, utility 

design, proposed grading, and construction phasing and mitigation.  

3. This 2021 Concept Master Plan is conceptual in nature and each parcel is 

subject to Conditional Use Permit (CUP) review by the Planning Commission, 

and must substantially conform to but not exceed the Concept Master Plan 

maximum volumetrics and comply with LMC Section 15-5, Architectural Review.  

4. The building heights, square footages and unit equivalents identified in the 2021 

Concept Master Plan are intended to be maximums that the Planning 

Commission shall consider during CUP review for each development parcel, but 

approval of the 2021 Concept Master Plan does not guarantee that such 

maximum densities or square footages can be achieved for any given parcel in 

accordance with the CUP review process.  

5. The overall project on parcels B-E shall not exceed: (a) the permitted density of 

[263] Unit Equivalents, [203 Residential UEs and 60 Commercial UEs, excluding 

employee and affordable units which do not count towards the total allowed 

UEs]; or (b) 2,223 maximum parking stalls. Any additional Density permitted 

under the 1998 DA shall now be considered null and void. [update] 

6. If the Planning Commission approves less than the maximum permitted square 

footages or Density outlined in the 2021 Concept Master Plan for any given 

parcel pursuant to the CUP approval process, that square footage or Density 

shall not be allowed to be transferred to another parcel. 

7. Final Site Planning is required for each parcel at the CUP process which shall 

include landscaping, lighting, streetscape details and finalization of all design 

details for the parcel. Final site planning shall orient delivery, service and trash 

access away from existing residential uses whenever possible. 

8. Ownership, maintenance issues and any amendments to the Bus Drop Off 

Easement must be resolved and executed prior to the issuance of a or 
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concurrent with the execution of the Amended Development Agreement for this 

approval, and in any event prior to any CUP for Parcel B.  

9. The Transit Station shall include:  

a. ADA compliant access, including a min. sidewalk width of 12 ft. on all 3 sides 

of the Station  

b. at least 6 bus bays of sufficient size in order to meet the expanded transit 

ridership and bus lengths (including at least one articulated bus bay)  

c. Indoor and outdoor sheltered waiting area(s)  

d. Equipment storage facilities (ski lockers) conveniently located nearby  

e. Real time transit information displays that include where and when buses will 

be arriving and departing from  

f. Transit and pedestrian wayfinding signage  

g. Pedestrian and safety oriented lighting  

h. Accommodations for a bike share station and bike parking in close proximity 

to the Transit Station  

i. Public restrooms  

j. Transit employee break room 

10. The applicant agrees to coordinate with the City regarding bus charging 

infrastructure during the design phase of the Transit Station and shall install bus 

charging infrastructure at the applicant’s sole expense if requested by the City. 

11. Snow storage areas must be accommodated for and  will be reviewed in further 

detail at CUP. The applicant shall be responsible for snow removal at both drop 

off locations and the transit station. 

12. The applicant must receive approvals to subdivide the parcels consistent with the 

2021 Concept Master Plan parcel designations for parcels B-E prior to or 

concurrent with CUP applications or third-party sales, whichever shall occur first. 

13. The applicant shall develop parcel B including the Transit Station first, so that all 

required transportation infrastructure and affordable and employee units are part 

of the first phase of development.  

14. The proposed employee and affordable housing units shall be consistent with the 

Housing Authority’s April 29, 2021, approved Housing Mitigation Plan for the site. 

This is the applicant’s affordable housing obligation for the entire project 

including Parcels A-E and shall be completed as part of the first phase of 

development. 

15. The applicant has submitted a draft Phasing Plan. Concurrent with the review of 

each CUP, a detailed phasing plan for each given parcel shall be required, as 

well as, for informational purposes, an update on the anticipated schedule for the 

entire project. These plans shall include at a minimum, but shall not be limited to 

the following: 
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a. Detailed timeline and phasing of development for each parcel, as well as 

anticipated timing and phasing for all remaining development parcels. 

b. A parking plan to ensure adequate skier parking is available during each 

construction phase. 

c. Schedule for construction and completion of all public improvements including 

utilities, plazas, multi-use paths and pedestrian infrastructure, streets, transit 

improvements, landscaping, and lighting. 

d. Timing of occupancy for any employee and affordable units. 

e. Occupancy permits for all employee and affordable units must be received 

prior to receiving occupancy for the last ten market rate units for parcel B. 

16. The applicant has submitted a draft Construction Mitigation Plan. Concurrent with 

the review of each CUP, a comprehensive construction mitigation plan shall be 

required for the applicable parcel. These plans shall include at a minimum, but 

shall not be limited to the following: 

a. Days and hours of construction in compliance with Municipal Code 11-14-4. 

b. Site logistics including construction administration, parking and transportation 

for construction vehicles and all employees. 

c. Routing plans for construction traffic so that adjacent streets are not unduly 

affected. 

d. Details for material stockpiling and staging on site. 

e. Maintenance of pedestrian access and pathways, trails and trailhead parking 

during construction. 

f. Recycling of construction waste in accordance with the applicants 

Sustainability Guidelines, including the minimizing of off-site soil/material 

transport. 

g. Proposed construction signage including a visibly posted site supervisor 

phone number that is staffed 24 hr./day. This number shall also be on file with 

the Building and Police Departments. 

h. The applicant shall be responsible for construction worker shuttles from 

Richardson Flats or other off-site parking locations. 

i. A financial security will be required to ensure compliance with the agreed to 

Construction Mitigation Plan, consistent with existing practices of the City. 

17. A Master Owners Association (MOA) will be formed for this MPD prior to or 

concurrent with any subdivision or condominium plat approval. The association 

or applicable project associations shall be responsible for maintenance of all 

landscaping, streetscape and plaza programming and improvements, multi-use 

and pedestrian paths and other public amenities that are a part of this MPD. The 

MOA shall coordinate recycling, snow removal and maintenance with the existing 

associations in the upper base area. Unless otherwise approved in #20, a 
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parking management plan, represented to be between the MOA and the Resort 

Operator, will be required for and condition of approval of each CUP. 

18. The developer shall upgrade utilities for the project as deemed reasonably 

necessary by the City Engineer. These upgrades shall be consistent with the 

application of such standards throughout the City. 

19. Concurrent with the review of the CUP for each parcel, the applicant shall satisfy 

fire protection requirements as specified by the Chief Building Official and the 

Park City Fire Service District. 

 

Transportation and Parking - General 

20. As part of the application for and Concurrent with the review of each CUP, the 

Parking Plan & TDM/PMP Studies shall be updated and modified as necessary 

by the applicant to evaluate transit use and demonstrate parking needs for the 

applicable parcel consistent with the Land Management Code in effect at the 

time of the CUP application along with and the MPD approval. These plans shall 

include at a minimum, but shall not be limited to the following:  

a. A detailed plan for traffic operations and control during peak hours of ski 

season including peak hour or event mitigation and incentives for guests to 

take public transportation or carpool. 

b. A detailed plan for parking operations including the specifics of the pay for 

parking system.  

c. An evaluation of how Parking shall beis being managed by the applicant so 

as to promote achievement of the 20% modal split and intersection LOS goals 

noted in Hales Engineering’s 2/9/21 analysis. 

d. The applicant shall submit aA detailed plan for achieving and reporting to the 

City the applicant’s progress towards the modal split and intersection LOS 

goals, which are expected to be achieved within five (5) years of the 

occupancy of parcel B’s parking garage. The Plan shall include key 

performance indicators that are agreed to by and are reviewed with the City 

annually. The applicant shall be obligated to provide additional mitigation if 

the modal split and intersection LOS goals are not achieved within the 

anticipated time frame.  

e. A contingency plan for satellite, large vehicle, overflow, employee parking and 

shuttle service. Shuttle service and parking supply must meet demand and 

capacities required. These numbers must be tracked and reported to the City 

annually. 

f. A condition that if adequate parking is not provided to handle peak day 

parking requirements, the City shall have the authority to require the applicant 

to expand as necessary at the applicant’s sole cost, a pubic parking facility 
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including the provision of shuttles from that location. The intent is that any off-

site parking solution include a coordinated and cooperative effort with the 

City, other ski areas, the Park City School District, Summit County, the Park 

City Chamber/Bureau and the Historic Park City Alliance, to provide creative 

solutions for peak day and special event parking. (See Transportation and 

Parking Mitigation Section) 

g. The most recent High School lease includes the Resort use of 405 stalls on 

peak weekends and holidays. If the Resort is not able to continue to renew its 

lease with the School District for overflow parking on weekends and holidays 

the applicant shall notify the City within seven (7) days to discuss a 

contingency plan which may include use of the Richardson Flats parking 

facility, the Canyons Base Area, or expansion of another parking facility 

thatDemonstrate that commitments have been secured for peak day/time off-

site parking that equates to at least 400up to 502 stalls. at the applicant and 

Resorts sole cost. 

h. The applicant shall install a bus shelter with supportive amenities, including 

security lighting (and cameras?) at Richardson Flats prior to the Occupancy 

of Building B’s parking garage, consistent with the standards reasonably 

required by the City Engineer at the time of permit. (bathroom?) 

i. The applicant shall submit a comprehensive signage plan for parking and 

traffic on and off-site, including signage on I-80, US-40, SR-224 and SR-248 

with the ability to message real-time traffic and parking information. 

j. The TDM shall include transportation and parking plans specific to Resort 

area employees. The Resort shall continue to be obligated to maintain its 

employee shuttles and transportation assistance programs including but not 

limited to PC-SLC connect bus passes, carpooling, and UTA van and shuttle 

groups as required by the 1997 Planning Commission Approval. The annual 

TDM report shall be submitted to the City for evaluation and shall include how 

employees are traveling and the ongoing efforts the applicant is taking to 

mitigate single occupancy vehicle and employee car trips. 

k. The applicant shall be responsible for shuttling project Resort employees from 

Richardson Flats to the Resort on Fridays, Saturdays, Sundays and peak 

holidays, and shall run such shuttle service to coincide with major shift 

changes. If the applicant needs to utilize Richardson Flats on other days of 

the week, the applicant shall be responsible for providing adequate shuttle 

service to meet the demand. 

l. A plan to supplement City and County bus services on peak holidays from off-

site satellite parking lots including but not limited to the Quinn’s Junction Park 

and Ride facility. 
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m. The applicant shall submit an annual post-ski-season parking analysis to the 

City for at least five (5) years after the occupancy of the garage on parcel E is 

obtained.  

21. The applicant shall utilize tools and applications that allow for real time parking 

and traffic information so that guests and day skiers can make transportation 

decisions prior to leaving their residence or prior to leaving the Resort. 

22. The hotel and PCMR shall include information on their website about the 

availability of transportation from the airport and within Park City to encourage 

guests to not rent a car. 

23. The hotel shall provide valet parking at all times, which may include use of 

stacked parking in order to increase the hotel’s parking supply. 

24. The applicant shall operate an advanced reservation shuttle system/service to 

move occupants of the residential units around Park City, unless the City 

releases such obligation at such time as micro-transit services are generally 

available in the City and have sufficient capacity to service the base area. 

25. The Multi-Use Trail shall be at least 12-feet in width and include a landscaped 

separation from the street. The applicant shall complete the sidewalk 

infrastructure in the immediate neighborhood as shown in the 2021 Concept 

Master Plan’s Pedestrian and Bike Path Plan, subject to right-of-way restrictions 

and the granting of necessary easements from property owners. 

26. Crosswalks shall be at least as wide as the approaching trail or sidewalk. 

27. The applicant shall be responsible for signage and Police detail during special 

events to deter cut thru traffic onto Thaynes Canyon Drive and Three Kings 

Drive.  

28. Both the general occupancy vehicle (plaza) and shuttle drop off areas shall be 

staffed during peak pick up and drop off hours to ensure efficient vehicle loading 

and unloading. 

29. The applicant has agreed to provide 15 minutes of free parking in both garages 

in order to allow for drop-off and pick-up, including for TNCs. 

30. Twenty stalls shall be reserved for 30 minute free ski school drop-off and pick-up 

parking. If it is determined that this is insufficient to meet drop-off demand the 

applicant shall work with the City to increase this number accordingly. 

31. All parking stalls shall meet the requirement of LMC 15-3-4(C). 

32. Upgrades to the Resort skiing facilities is a conditional use permit and requires 

administrative review and approval prior to any applications to Summit County for 

any necessary permits. 

33. If the Comfortable Carrying Capacity (CCC) increases due to mountain upgrades 

the Resort shall be obligated to provide parking off-site to meet the anticipated 

parking demand requirements. 
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34. The applicant and Resort shall pay an annual maintenance fee to the City for the 

anticipated reliance on and anticipate use of employee parking at Quinn’s 

Junction and Richardson Flats, as determined in the Development Agreement. 

[REDUNDANT w/40] 

 

Transportation and Parking - Mitigation 

35.34. Parking fee for new uses.In accordance with LMC 15-6-5(E)(2), tThe applicant 

shall pay to the City an in-lieu pParking fee for 20% of the Off-Street Parking 

stalls the applicant is seeking an exception for, including the parking stalls 

required in the 1998 Concept Master Plan (20% of 502 stalls  plus 20% of 600 

stalls = 221 101 stalls total at $X per stall = $X). The purpose of this in-lieu fee is 

to ensure that the 20% there is sufficient parking available on site for the new 

residential and commercial uses.modal split and intersection LOS goals are met 

within five (5) years of occupancy of the parcel B parking garage and that there 

are sufficient funds set aside should the amount of parking fail to meet the 

parking demand.  

35. Parking fee for modal-split. The applicant shall pay to the City an additional in-

lieu fee of $X as a guarantee for meeting the 20% modal split goal.  

36. If the applicant and Resort fail to provide sufficient parking for the new residential 

and commercial uses, and/or fail to meetmeet the 20% modal split goal within 

five (5) years of occupancy of the parcel B parking garage, the City shall use 

these fees to exercise their right to expand or construct additional off-site parking 

and/or to fund additional transit capacity to the Resort. utilizing the applicant’s in-

lieu Parking fee. 

37. If the applicant provides sufficient parking for the new residential and commercial 

uses and meets their modal split goals for three consecutive years following the 

completion of the project, the City shall return the in-lieu fees to the applicant.   

38. The applicant shall fund the installation of the traffic signals shown in the 2021 

Concept Master Plan. Traffic signals shall be required to meet City Engineering 

and communications standards and shall include transit signal preemption 

software and hardware including fiber connections to prioritize bus and 

emergency response operations and shall be programable for varying traffic 

conditions and seasons.  

39. In order to complete these actions the City shall require an annual contribution of 

$X per year from the applicant to cover software fees and staffing for 

maintenance and programming of such traffic signals. This fee for maintenance 

and operations shall be paid annually to the City until both 1) the final occupancy 

permit for the final parcel is issued by the City; and 2) the 20% modal split goal 

has been met for three consecutive years. This remains to be negotiated but is 
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based on a Memorandum by Julia Collins dated 11/12/20 and includes for 

inflation. 

40. The applicant shall contribute $X dollars annually to the City in order to fund the 

upkeep and maintenance of both the Quinn’s Junction and Richardson Flats 

parking lots which the applicant is heavily relying on for off-site guest and 

employee parking. The City and the applicant may agree to reduce this fee in 

exchange for use at no charge to the City of the applicant’s on-site parking stalls 

for certain times of the year when community events may benefit from access to 

the on-site stalls. 

 

Other Conditions 

41. In 1998 a Mountain Upgrade Plan was attached to the Development Agreement 

as Exhibit L. This plan was amended in 2015 with the development of the 

Interconnect Gondola. The obligations of the Mountain Upgrade Plan as 

amended are still in effect. Any expansion of skier capacity will be greatly limited 

due to a lack of additional parking and the City’s desire to reduce traffic and 

congestion at the base area, unless it can be demonstrated that the 20% modal 

split goal has been achieved. 

42. A loading dock is currently proposed to be located in the hotel building on parcel 

C, with access off of Lowell Avenue. If during the CUP process the applicant is 

able to secure a better location that minimizes pedestrian and vehicle 

interactions the Planning Commission shall consider the new location during the 

CUP process. 

43. A Master Sign Plan will be required prior to any Sign Permit issuance and will be 

reviewed for compliance with the Park City Sign Code. Such sign plan shall 

include general wayfinding signage as well as more specific wayfinding signage 

for the Transit Station on site.  

44. Trails: Numerous trails exist on the 2007 annexation property. These trails are 

available for public use subject to reasonable restrictions due to construction, 

maintenance, and environmental factors including wildlife and erosion. The 

existing and any newly required trails shall be added to the Park City Master 

Trails and as necessary dedicated to the City prior to the Development 

Agreement being signed by the City. 

45. The applicant submitted a Pedestrian and Bike Path Plan dated 2/26/21 and 

5/12/21. This plan includes a bike drop off area at the plaza as well as additional 

bike parking locations. The applicant is providing at least 52 sheltered bike stalls 

spread throughout the parcels. Summer bike parking will increase to at least 100 

seasonal bike stalls and a Summit County E-bike docking station will be located 

on site.  

220



46. The hotel shall include an employee break room with shower facilities to facilitate 

bike commuting. This facility shall be available to all employees of the base area. 

47. All garages shall allow for bike parking butand the garage on Parcel E will have 

one level (at least 100 parking stalls) with 10-foot clearance to allow for taller 

vehicles. This shall be considered the primary trailhead parking area.  

48. The Plaza area shall include a kiosk with summer and winter Trail Maps and …... 

Check with HD and Mountain Trails. 

 

Sustainability 

49. The applicant shall comply with the City’s EV requirements, as outlined in LMC 

Section 15-3-11, Electric Vehicle Charging Stations. 

50. The applicant shall comply with the City’s Outdoor Lighting Code and Dark Sky 

Ordinance. 

51. The applicant shall submit a construction waste management plan to the City’s 

Planning and Sustainability Department for approval/denial pursuant to the 

standards in this paragraph prior to commencement of any demolition or 

construction at the project, which plan shall identify the manner in which the 

applicant shall log, report, and achieve a minimum diversion rate of 100% for 

demolished asphalt, and a minimum diversion rate of 50% of construction waste 

into not less than four material streams for recycling. From and after 

commencement of demolition or construction and throughout any demolition or 

construction process, the applicant shall submit quarterly reports to the City’s 

Planning and Sustainability Departments demonstrating the applicant’s 

compliance with the construction waste management plan. 

52. Prior to issuance of a building permit for a particular building, the applicant shall 

submit a detailed energy model report and standard outputs to the City’s 

Planning and Sustainability Departments for approval/denial pursuant to the 

standards set forth in this Condition for such building showing how the building is 

expected to meet the intended delivered [energy] targets and pEUI goals. The 

applicant may, at its election, submit detailed energy model reports and standard 

outputs for “building types” that may be utilized to satisfy this condition for one or 

more buildings in the project that are of the type modeled in the general model 

submitted. The energy models shall provide for a pEUI-25 average for the four 

(4) building parcels at full build-out, as stated in the Sustainability Guidelines. 

53. Included with applications for building permits, the applicant shall submit building 

plans demonstrating at least a 20% energy savings for each building and/or 

building type compared to the State’s currently adopted energy code (i.e. IECC 

2018) and the use of high-performance building envelopes and mechanical, 

lighting, and/or window systems designed to accomplish such savings, in order to 
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achieve the target pEUI-25 average for the four (4) building parcels at full build-

out. 

54. Building system commissioning shall be undertaken by a 3rd party 

commissioning agent to establish the energy efficiency of all building systems 

and to ensure said systems are operating as intended (energy modeled) to 

achieve the target pEUI-25 average for the four (4) building parcels at full build-

out. 

55. For the first five years after receiving a certificate of occupancy, and again at 10 

years, for each building, the applicant shall submit or cause to be submitted 

energy performance information for such building to the City’s Planning and 

Sustainability Departments demonstrating actual building performance measured 

against the building performance goals for that building.  Performance indicators 

shall include energy consumption, verification of on-site renewable energy 

generation, water consumption, waste management, and the targeted individual 

pEUI for the specific building. The applicant will meet with the City’s Planning 

Commission within 90 days of these annual submissions to discuss any non-

compliance with these Conditions of Approval, as well as a menu of operational 

actions that can be immediately taken to correct such noted deficiencies. 

Verification pathways include Energy Star Portfolio Manager or a similarly 

appropriate energy management programs. 

56. The applicant shall purchase Renewable Energy Credits (“REC”) for each 

completed building in the project. The RECs shall be used to offset delivered 

[energy] to the project that is not supported by on-site renewable energy systems 

for a period equal to the lesser of: (a) five (5) years; or (b) the number of years 

from the date the final certificate of occupancy is issued for the applicable 

building and the estimated date that the City’s fully renewable power source will 

be on line (currently estimated to be 2030). The number of RECs purchased for 

each completed building shall be equal to the difference between the anticipated 

delivered energy demand for a given building minus the anticipated on-site 

energy production attributable to such building. REC accounting shall be 

submitted to the City on an annual basis for the applicable REC offset period for 

the applicable building to demonstrate compliance with this Condition. 

57. The applicant shall install and commission at least a 678KW photovoltaic array 

for the entire project, which array shall be constructed on a phased basis in 

connection with the completion of the building[s] upon which the array is located. 

The applicant shall also design the applicable building electrical systems so as to 

accommodate additional on-site photovoltaic arrays if deemed appropriate by the 

applicant. 

58. All mechanical systems including but not limited to building HVACs, elevators, 

lighting and residential appliances (where such energy ratings are available) shall 
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be Energy Star (or similarly rated) and must demonstrate above-standard energy 

performance, and be right sized for appropriate end-use. 

59. All plumbing fixtures installed in the residential elements of the project shall be 

WaterSense (or similarly rated) to meet the EPA criteria as low-flow fixtures and 

reduce the water consumption of the project. 

60. The applicant shall employ best management practices for stormwater filtration in 

the project to increase the quality and decrease the quantity of stormwater runoff 

from the project. 

61. The applicant will utilize Waterwise landscaping as defined in the LMC, and 

irrigation techniques to decrease water consumption within the project. 

62. Each building shall include adequate areas for trash and recycling and all 

buildings shall have a mandatory recycling program for residents and commercial 

tenants. Recycling facilities shall include but are not limited to glass, paper, 

plastic, cans, cardboard or other household or commercially generated 

recyclable and scrap materials.  
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Development Agreement 

 

63. The City and the applicant will execute an Amendment to the Development 

Agreement in accordance with LMC Section 15-6-4, which includes language 

necessary to implement the Findings of Fact, Conclusions of Law and Conditions 

of Approval of this MPD. 

64. The Amended Development Agreement, shall address future responsibility 

between applicant and VR CPC Holdings with respect to the continuing rights 

and obligations arising under the 1998 Development Agreement, which 

provisions shall provide for: 

a. The City’s authority to require the Resort Operator to limit lift ticket sales if 

parking mitigation fails to adequately mitigate peak day parking demands; 

b. Coordination of parking solutions between the applicant, Resort Operator and 

the City with respect to peak day and special event parking, including the 

provision of additional shuttles if necessary. 

c. The Resort Operator’s obligation to notify the City within seven (7) days of the 

termination of the Resort Operator’s agreement with the Park City School 

District for overflow parking to discuss a contingency plan which may include 

use and expansion of an offsite parking facility. 
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Exhibit E: Master Planned Development Process 
 
The regulatory process and requirements for Master Planned Developments are 
outlined in LMC § 15-6, Master Planned Developments.  
 
The purpose of the MPD Chapter is to describe the process and criteria for review of 
Master Planned Developments (MPDs) in Park City. The Master Planned Development 
provisions set forth Use, Density, height, parking, design theme and general Site 
planning criteria for larger and/or more complex projects where the MPD process can 
provide design flexibility necessary for well-planned, mixed use developments that are 
Compatible with the surrounding neighborhood. The goal of this section is to result in 
projects which: 
 

A. complement the natural features of the Site; 
B. ensure neighborhood Compatibility; 
C. strengthen the resort character of Park City; 
D. result in a net positive contribution of amenities to the community; 
E. provide a variety of housing types and configurations;  
F. provide the highest value of open space for any given Site; 
G. efficiently and cost effectively extend and provide infrastructure; 
H. provide opportunities for the appropriate redevelopment and reuse of existing 

structures/sites and maintain Compatibility with the surrounding neighborhood; 
I. protect residential uses and residential neighborhoods from the impacts of non-

residential Uses using best practice methods and diligent code enforcement; and 
J. encourage mixed Use, walkable and sustainable development and 

redevelopment that provide innovative and energy efficient design, including 
innovative alternatives to reduce impacts of the automobile on the community. 

K. Encourage opportunities for economic diversification and economic development 
within the community. 
 

The Planning Commission is the primary review body for MPD’s. The Planning 
Commission shall approve, approve with modifications, or deny a requested MPD with 
written findings of fact, conclusions of law, and in the case of approval, conditions of 
approval. All MPD applications shall be reviewed for consistency with the goals and 
objectives of the Park City General Plan. 
 
To approve an MPD, the Planning Commission is required to make the Findings 
outlined in LMC § 15-6-6(A-O) as follows: 
 

A. The MPD, as conditioned, complies with all the requirements of the Land 
Management Code; 

B. The MPD, as conditioned, meets the minimum requirements of Section 15-6-5 
herein; 

C. The MPD, as conditioned, provides the highest value of Open Space, as 
determined by the Planning Commission; 
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D. The MPD, as conditioned, strengthens and enhances the resort character of Park 
City; 

E. The MPD, as conditioned, compliments the natural features on the Site and 
preserves significant features or vegetation to the extent possible; 

F. The MPD, as conditioned, is Compatible in Use, scale, and mass with adjacent 
Properties, and promotes neighborhood Compatibility, and Historic Compatibility, 
where appropriate, and protects residential neighborhoods and Uses; 

G. The MPD, as conditioned, provides amenities to the community so that there is 
no net loss of community amenities; 

H. The MPD, as conditioned, is consistent with the employee Affordable Housing 
requirements as adopted by the City Council at the time the Application was filed. 

I. The MPD, as conditioned, meets the Sensitive Lands requirements of the Land 
Management Code. The project has been designed to place Development on the 
most developable land and least visually obtrusive portions of the Site; 

J. The MPD, as conditioned, promotes the Use of non-vehicular forms of 
transportation through design and by providing trail connections; and 

K. The MPD has been noticed and public hearing held in accordance with this 
Code. 

L. The MPD, as conditioned, incorporates best planning practices for sustainable 
development, including water conservation measures and energy efficient design 
and construction, per the Residential and Commercial Energy and Green 
Building program and codes adopted by the Park City Building Department in 
effect at the time of the Application. 

M. The MPD, as conditioned, addresses and mitigates Physical Mine Hazards 
according to accepted City regulations and policies. 

N. The MPD, as conditioned, addresses and mitigates Historic Mine Waste and 
complies with the requirements of the Park City Soils Boundary Ordinance.  

O. The MPD, as conditioned, addresses Historic Structures and Sites 
on the Property, according to accepted City regulations and policies, and any 
applicable Historic Preservation Plan. 

 
Appeals of Planning Commission action shall be conducted in accordance with LMC § 
15-1-18. 
 
Once the Planning Commission has approved an MPD, the approval is put in the form 
of a Development Agreement (DA). The DA must be ratified by the Planning 
Commission, signed by the Mayor and the Applicant, and recorded with County.  Minor 
administrative modifications are allowed. Construction is required to commence within 
two (2) years.  
 
After an MPD is approved the developer must subdivide individual parcels, and seek 
Conditional Use permits if required by the Planning Commission at the time of the MPD 
approval. 
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Exhibit F: Additional Background Information 
 
On July 8, 2020, the Planning Commission determined the applicant’s site plan was a 
“Substantive Modification” to the 1998 Master Planned Development, as defined in LMC 
§ 15-6-4(K)(2), and would therefore justify review of the entire Master Plan and 
Development Agreement (DA). 
 
Although unit Density is vested under 1998 DA, the applicant’s site plan has been newly 
applied for and is being reviewed under the current MPD Code. Exceptions to Setbacks 
and Building Height have also been newly applied for and will be evaluated under the 
current MPD Code. Without limiting the Planning Commission’s review of the full MPD, 
staff understands current expectations of the Commission are to focus primarily on the 
following:  
 

Topic How Reviewed Relevant Code 
Unit Density 1998 DA including allocation 

between parcels and maximum 
gross square footage allowance; net 
reduction of UE’s proposed along 
with a shifting of density among 
parcels; shifted density = 
Substantive Amendment/ Blended 
Review  

1998 DA; 2019 First Amendment 
to the DA 

New Site Plan Substantive Amendment to Exhibit D 
of the 1998 DA 

15-6-5(G) 
  

Perimeter Setback 
Reductions 

Newly applied for 15-6-5(C)  
15-2.16-3(C), (E), and (G) 

Building Height 
Exceptions 

Newly applied for 15-6-5(F) 
15-2.16-4 

Parking Substantive Amendment to Exhibit K 
of the 1998 DA; Reduction newly 
applied for 

15-6-5(E) 
and comparison to mitigation in 
1998 DA 

Traffic and 
Transportation 
Mitigation 

Substantive Amendment to Exhibit J 
of the 1998 DA  

Traffic and Transportation Master 
Plan and comparison to mitigation 
in 1998 DA 

Affordable Housing Blended proposal per 2015 COA; 
Newly applied for Housing Authority 
review 

Current LMC/Housing Resolution 
for parcels B-E based on 
employee generation; propose 
incorporating 23 bed deficiency 
but not apply new Housing 
Resolution; pending review of 
Housing Authority  
  

Phasing Plan Substantive Amendment to Exhibit H 
of the 1998 DA 

15-6-4(G)(7) requires a Phasing 
Plan 
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Project History 
PEG Development has submitted an application requesting to amend the 1998 Park 
City Mountain Resort (PCMR) Development Agreement (DA), and specifically, to 
replace expired Exhibit D of the DA, the 1998 PCMR Base Area Master Plan Study 
Concept Master Plan, with a new Master Plan, known as the Park City Base Area Lot 
Redevelopment Master Plan Study.  
 
The redevelopment of the Park City Mountain base area provides an exciting 
opportunity to greatly improve the existing base area with improved transit access 
circulation and amenities, purposeful and active open spaces, attractive mountain 
architecture, skier services and amenities, conference space and housing opportunities, 
in keeping with Park City’s General Plan and the MPD Requirements of LMC Chapter 
15-6.  
 
Proposal 
On February 13, 2020, PEG Development submitted an application to the City Planning 
Department to amend the 1998 PCMR Development Agreement (1998 DA) by replacing 
expired Exhibit D, the PCMR Base Area Master Plan Study or Concept Master Plan, 
with a new Master Plan.   
 
Approval of the proposed amendment to the DA will result in either a new or amended 
DA, replacing the 1998 DA. Should this project be approved, subdivision and conditional 
use permit (CUP) approvals will be required for each parcel prior to the issuance of any 
building permits.  
 
 

285

https://www.parkcity.org/Home/ShowDocument?id=68703
https://www.parkcity.org/Home/ShowDocument?id=68703
https://www.parkcity.org/Home/ShowDocument?id=68717
https://www.parkcity.org/Home/ShowDocument?id=68717
https://www.parkcity.org/departments/planning/park-city-mountain-base-area-development-project
https://www.parkcity.org/departments/planning/park-city-mountain-base-area-development-project
https://www.parkcity.org/departments/planning/general-plan
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_Master_Planned_Development_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-6-5_Master_Planned_Development_Requirements


286



287



288



289



290



291



292



293



294



295



296



297



298



299



300



301



302



303



304


	Planning Commission Agenda
	2478 - Staff Report
	2478 - Exhibit A: Draft Ordinance
	2478 - Exhibit B: Ordinance No. 94-4
	2478 - Exhibit C: Ordinance No. 02-07
	2478 - Exhibit D: Ordinance No. 07-49
	2474 - PEG Staff Report 
	2474 - Exhibit A: PCMR Off-Site Parking Evaluation
	2474 - Exhibit B: Draft FOF CLEAN
	2474 - Exhibit B: Draft FOF Redlines
	2474 - Exhibit C: Draft Conditions of Approval CLEAN
	2474 - Exhibit C: Draft Conditions of Approval Redlines
	2474 - Exhibit D: Public Comment
	2474 - Exhibit E: MPD Process Summary
	2474 - Exhibit F: Project Background Information
	2474 - Exhibit G: CVMA Offsite Parking Reservation Agreement



