
I. ROLL CALL

II. INTRODUCTIONS
Personal Introductions by City Council Members and Planning Commissioners

III. DISCUSSION ITEMS

1. Discuss Land Management Code Amendments - 2021 Accomplishments and 2022
Priorities, and Discuss an Update to the General Plan
(A) Public Input

2. Discuss Deer Valley Development Company  Petition for the City to Vacate Portions of
Right-Of-Way on Deer Valley Drive West and South, and to Dedicate Doe Pass Road to
the City, as Part of the Snow Park Village Subdivision Application. No Action Will Be
Taken.
(A) Public Input

IV. CLOSED SESSION
To Discuss Property, Personnel, Litigation, and Advice of Counsel

V. ADJOURNMENT

PARK CITY COUNCIL MEETING
SUMMIT COUNTY, UTAH
March 15, 2022

ATTENTION NOTICE OF HYBRID IN-PERSON AND ELECTRONIC MEETING: PUBLIC NOTICE IS
HEREBY GIVEN that the Planning Commission of Park City, Utah will hold its regular meeting with an
anchor location for public participation at the Marsac Municipal Building, City Council Chambers, 445
Marsac Avenue, Park City, Utah 84060 for the purposes and at the times as described below on
Wednesday, March 15, 2022. Planning Commission members may connect electronically by Zoom or
phone. Members of the public may attend in person or participate electronically. Public comments will
also be accepted virtually. To comment virtually, use eComment or raise your hand on Zoom through
www.parkcity.org/public-meetings. 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.

JOINT CITY COUNCIL AND PLANNING COMMISSION SPECIAL MEETING - 5:00 p.m.

 

 

 

 Staff Report
Exhibit A: Enacted Land Management Code Amendments

 Snow Park Village ROW Vacation Staff Report
Exhibit A: Project Overview and Background Information
Exhibit B: Applicant's Vacation Petition
Exhibit C: Applicant's Vacation Exhibit
Exhibit D: Fire Department Letter
Exhibit E: Letter of Support Trails End Condos
Exhibit F: Public Input

 

 
A majority of City Council members may meet socially after the meeting. If so, the location will be
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https://www.parkcity.org
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1284390/LMC_-_General_Plan_Joint_Session_Staff_Report_FINAL.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1284394/ENACTED_LAND_MANAGEMENT_CODE_AMENDMENTS.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1284367/Snow_Park_Village_ROW_Vacation_Staff_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1282186/Exhibit_A_Project_Overview_and_Background_and_Information.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1267839/Deer_Valley_Revised_Vacation_Descriptions_01312022.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1282187/Vacation_Dedication_Exhibit.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1275622/Snow_Park_Vehicle_Control_Gate_Letter__002_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1267840/Letter_of_Sopport_Trails_End_Condos.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1284315/Compiled_Public_Input_Reduced.pdf


announced by the Mayor. City business will not be conducted. Pursuant to the Americans with
Disabilities Act, individuals needing special accommodations during the meeting should notify the City
Recorder at 435-615-5007 at least 24 hours prior to the meeting. Public comments can 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 participating virtually and to listen live, please go to www.parkcity.org.

*Parking is available at no charge for Council meeting attendees who park in the China Bridge
parking structure.
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Planning Commission and City Council 
Staff Report 
 
 
Subject: Land Management Code Amendments 
Authors:  Gretchen Milliken, Planning Director 
   Rebecca Ward, Assistant Planning Director 
Date:   March 15, 2022 
Type of Item: Work Session – Legislative 

 

Recommendation 

The report below outlines (I) Land Management Code (LMC) amendments enacted 

since 2020 as well as LMC amendments that are in progress; and (II) the initiation of the 

General Plan update. 

 

(I) Land Management Code Amendments 

In 2020, the Planning Commission evaluated strategies outlined in the General Plan 

pursuant to City Council’s Critical Priorities and directed staff to develop LMC 

amendments to (1) incentivize affordable housing development, (2) encourage 

sustainability, (3) improve transit, trail, and active transportation connectivity, (4) update 

the General Plan, starting with the Bonanza Park neighborhood, (5) amend Transfer of 

Development Rights, and (6) evaluate lot combinations in the Historic Districts.1 

All but Transfer of Development Rights and updates to the General Plan are completed 

or in progress and are outlined in the Analysis Section below. Updates to the General 

Plan are outlined in Section II below.  

In addition to the prioritized LMC amendments, other LMC amendments have been 

enacted to clarify the code, to allow for postcard public notices, to address Nightly 

Rentals in specific neighborhoods, to enact a new Urban Park Zone to protect the long-

term use of the City’s public parks, and to amend the LMC due to changes to state 

code. Please see Exhibit A for a full list of all LMC amendments enacted since 2020. 

 

 
1 February 26, 2020 Planning Commission (Agenda; Meeting Minutes); May 13, 2020 Planning 

Commission (Staff Report; Meeting Minutes, p. 4). 
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Affordable Housing 

Enacted 

Affordable Master Planned Developments (AMPDs) 

January 2021 – Created a new AMPD chapter to reduce setback, open space, and 

parking requirements, and increase height and density, for developments that include at 

least 50% of the residential square footage as deed-restricted affordable units (LMC 

Chapter 15-6.1).  

April 2021 – Extended AMPDs to non-residential Historic Districts, including the Historic 

Recreation Commercial and Historic Commercial Business Districts (LMC § 15-6.1-3).  

Accessory Apartments 

December 2021 – Amended Accessory Apartment regulations to allow them in the 

Community Transition Zone (Park City Heights area), to reduce the minimum size to 

280 square feet, to remove the requirement that the property owner live on site, to 

require a 90-day minimum lease term for the Accessory Apartment, to allow for 

detached Accessory Apartments on lots 3,750 square feet or larger, and to require 

public notice and an administrative public hearing prior to approval (LMC § 15-4-7). 

In Progress 

See Affordable Housing + Transit below. 

 

Sustainability 

Enacted 

Wildland Urban Interface Code 

July 2020 – Enacted a new chapter outlining home hardening requirements, and 

immediate, intermediate, and extended ignition zone landscaping and maintenance 

standards to protect structures from wildfire (Municipal Code of Park City Chapter 11-

21). 

Electric Vehicle Charging Stations 

November 2020 – Enacted a new chapter to establish consistent Electric Vehicle 

Charging Station standards and to require conduit and installations for new construction 

(LMC § 15-3-11). 
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Dark Sky Code 

January 2021 – Updated the City’s outdoor lighting code to establish dark sky compliant 

regulations for new development, and to require all outdoor lighting to be 3,000 degrees 

Kelvin by December 31, 2024 (LMC § 15-5-5(J)).  

The Planning Commission and City Council considered requiring all lights to be dark sky 

compliant by 2024 but determined that more research was needed to evaluate the 

environmental impacts of retrofitting existing outdoor lights, costs to property owners, 

and potential grants to support property owners with retrofits.  

The City Council directed staff to identify the cost to retrofit City properties and to create 

a plan for City-owned property to come into compliance with dark sky standards by 

2024. University of Utah students completing the dark sky minor were working with the 

Sustainability and Planning Department to evaluate City buildings to determine the need 

and cost of retrofits to achieve dark sky compliance. City staff continues to coordinate 

the evaluation of City properties.  

Some retrofits for City property have already occurred. In the fall of last year, the 

Recreation Department invested $597,300 to replace and upgrade the field lights at the 

Park City Sports Complex in Quinn’s Junction. The new LED lights significantly reduce 

the impact on the night sky and surrounding neighbors. The lights can be controlled 

remotely and can be placed on a use schedule. The lights have low, medium, and high 

settings and can be dimmed. Off-site glare was minimized to 150 feet from the field. 

Staff anticipates International Dark Sky Association certification for the upgraded 

recreation lights and will perform light readings to apply for certification this spring.  

Additional retrofits planned for this year include streetlights. The City leases 118 

streetlights from Rocky Mountain Power (RMP) that feature cobra-head luminaries that 

are not dark sky compliant. However, RMP now offers upgrades to streetlights with 

fixtures that comply with dark sky standards. In the summer of 2021, RMP estimated it 

would cost $48,000 to update the lights leased by the City with dark sky compliant 

lights. However, during the winter of 2021, RMP finalized the supply chain and 

contractors, dropping the cost to the City by over 50%. Public Works anticipates RMP 

will begin replacing the City-leased lights this spring. With money saved from the lower 

costs for the RMP streetlight retrofits, Public Works is retrofitting lights in Park Meadows 

and in Old Town parking lots.  

Staff continues to participate in public outreach. Planning and Communication staff 

provided information to the community in the late fall about new seasonal light 

regulations. Planning and Sustainability staff will participate in the April 5, 2022 Swaner 

Preserve & EcoCenter educational dark skies event. Additionally, staff will continue 
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public outreach, especially in 2023 and 2024 to prepare for the requirement that all 

outdoor lighting be 3,000 degrees Kelvin or less by December 31, 2024.  

In Progress 

Net Zero Development 

The City Council committed to achieving net-zero carbon and 100% renewable 

electricity citywide by 2030. In 2020 and 2021, the Sustainability Department and Utah 

Clean Energy facilitated a community-led process to develop a Strategic 

Implementation Plan (the Plan) to decarbonize buildings as part of the net-zero carbon 

and renewable electricity initiative. The Plan was funded by the Urban Sustainability 

Directors Network and the Park City Community Foundation Climate Fund. 

On October 7, 2021, the City Council reviewed the draft Plan, which outlines ten 

strategies, including implementation of a net-zero building benchmark and incentives for 

developers to meet Park City’s net-zero building recommendations (Staff Report; 

Minutes, p. 2). Pending Council direction and adoption of the Plan, the Planning 

Department will continue to coordinate with the Sustainability Department to evaluate 

potential amendments to the Master Planned Development code to incentivize net-zero 

development.   

Water Wise Landscaping 

To support water conservation, on September 23, 2021, City Council directed Planning 

staff to evaluate improvements to preservation of significant and historic landscaping, to 

consider landscaping requirements specific to different uses (commercial, industrial, 

residential, etc.), to update the plant list to include water-wise turfgrass, to clarify 

landscaping in limits of disturbance, and to investigate the overlap of Wildland Urban 

Interface regulations and landscaping requirements (Staff Report; Land Management 

Code Exhibit, Minutes, p. 4).  

Planning staff have researched best practices and drafted potential amendments and 

are beginning the community outreach stage of the process. Staff anticipates bringing 

the proposed amendments for a Planning Commission work session on April 27, 2022.  

 

Transportation, Transit, & Active Transportation Connectivity  

Enacted 

October 2020 – Amended the Master Planned Development (MPD) chapter to authorize 

the Planning Commission to require applicants to submit and fund additional studies for 
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MPDs that significantly increase density and intensity of a site, including traffic and 

parking studies. For traffic studies, the amendments allow for the Transportation 

Department and City Engineer to recommend the method of modeling and the scope of 

the study area. Additionally, the amendments require the Planning Commission to make 

a finding that traffic is sufficiently mitigated when approving an MPD (LMC § 15-6-4(E)).  

In Progress 

Affordable Housing + Transit  

The goals of the City’s 2022 Housing Assessment and Plan include exploring additional 

incentives to locate future affordable units near existing and planned transit stops and 

routes, and assessing the feasibility of instituting a car-share program for affordable 

housing tenants and owners to further support reduced parking for affordable housing 

developments.  

The Planning, Housing, and Transportation Departments applied for a UDOT Technical 

Planning Assistance grant to help fund the research and studies needed to better 

coordinate affordable housing and transit and are awaiting UDOT’s decision.  

Park City Forward, Short-Range Transit Plan, Active Transportation Plan, and 

LMC Coordination 

The LMC requires developers of MPDs to dedicate trails for public use that connect to 

the Trails Master Plan, contributing to development of the 350 miles of recreational trails 

in the Park City area. Similarly, staff proposes amendments to the MPD chapter to 

require that developers also dedicate trails for pedestrian and bike pathways to improve 

connectivity of paved pathways pursuant to the pending Active Transportation Plan, and 

for improvements that contribute to the City’s transit system, pending adoption of the 

Short-Range Transit Plan and Park City Forward, the City’s Transportation Master Plan.  

Additional amendments include outlining a menu for Transportation Demand 

Management for requests to reduce parking, as well as established standards for transit 

stop enhancements for MPDs proposed to be developed or redeveloped near an 

existing or slated transit stop.  

 

Historic Preservation  

In Progress 

2019 Task Force 
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In 2019, the City Council directed staff to form a task force to evaluate the permitting 

and review process for development in Park City and to make recommendations. Three 

recommendations are pending action: 

(1) Update the Historic District Design Guidelines with user-friendly graphics and 

illustrations 

 (2) Evaluate maximum driveway requirements in Historic Districts 

 (3) Evaluate parking requirements and criteria for parking in Historic Districts 

Lot Combinations in Historic Districts 

The purposes of land use regulations for residential Historic Districts include 

encouraging design and construction of historically compatible structures that contribute 

to the character and scale of the Historic District. The standard historic lot in Old Town 

is 25 feet x 75 feet. Some property owners with adjacent lots apply to combine their lots 

to build a larger single-family home, disrupting the rhythm and streetscapes of the 

Historic Districts. The current LMC balances the pros of lot combinations (increased 

opportunities for additional setbacks, snowshed area, and parking areas), site 

challenges (steep slopes), and site by site analysis for good cause.   

The Planning Commission requested a work session and possible amendments to 

develop criteria to evaluate whether and when lot combinations in Historic Districts 

should be approved. The Planning Historic Preservation Team is preparing for a 

Planning Commission work session on June 22, 2022. Staff will also consider proposing 

additional amendments for plat amendments in all zoning districts to clarify standards 

for good cause and additional criteria to guide amendments in existing subdivisions.   

Signs and Storefront Property 

The LMC definition of Storefront Property is key to applying land use regulations 

designed to preserve the historic character and vibrancy of the City’s iconic Main Street, 

which was listed on the National Register of Historic Places in 1979. Storefront Property 

encompasses portions of buildings that have a pedestrian-level presence with an 

entrance and window display along Main Street. Vertical zoning that directs active uses 

like retail, restaurants, and bars to the streetscape level, incentives to keep street-level 

businesses open and vibrant year-round, regulation of the number of Conventional 

Chain Businesses along the streetscape, and requirements to ensure future 

development is compatible with the historic rhythm and pedestrian scale of Main Street 

are all based on the definition of Storefront Property. However, as the LMC was 

amended over the years, some conflicting provisions were created within the Storefront 

Property.  
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On November 11, 2021, the City Council directed staff to clarify the definition of 

Storefront Property. Additionally, the City Council requested that staff amend the code 

to require that businesses in Storefront Property along Main Street remain vibrant to 

qualify for a temporary sign permit and that businesses retain an active business license 

to keep a sign installed (Minutes, p. 11).  

Staff is coordinating with the Finance and Economic Development Departments to 

finalize the proposed draft amendments and reaching out to stakeholders for input. The 

proposed amendments are scheduled for Planning Commission review on April 27, 

2022, and City Council review on May 26, 2022.  

 

Responsive and Effective Application Review and Permitting  

In Progress 

Streamlining Tent and Temporary Structure Installation Permitting  

On January 27, 2022, when discussing a temporary Planning permitting waiver for tent 

and temporary structure installations to support local businesses with social distancing 

during the COVID-19 omicron surge, the City Council directed Planning staff to evaluate 

LMC amendments to streamline the tent and temporary structure permitting process 

moving forward (Minutes, p. 7).  

Pickleball Court Regulations for Residential Areas  

Staff is proposing LMC amendments to address pickleball courts in residential areas to 

mitigate noise and other impacts to neighborhoods. The proposed amendments are 

scheduled for Planning Commission review on March 23, 2022, and City Council review 

on April 7, 2022. Details regarding the proposed amendments are available at 

EngageParkCity.org. 

Accessory Uses in Master Planned Developments 

Pending amendments include refining the definitions of Support Commercial, 

Residential Accessory Uses, and Resort Accessory Uses, which are exempt from 

density in MPDs, and reinstating some of the caps that existed in previous versions of 

the LMC.  
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Amendments Required by the State Legislature 

Staff continues to work on recent changes to the state Municipal Land Use, 

Development, and Development Act (LUDMA), including limitations upon architectural 

design regulations which require LMC amendments. These are scheduled for Planning 

Commission review on April 13, 2022. Additionally, 2022 amendments to the state code 

will require minor modifications, including the Affordable Housing (Moderate Income 

Housing) component of the General Plan, lot combination processes, public notices, 

and appeals.  

 

Other: 

Currently not recommended for LMC treatment, but the City may consider increased 

public outreach:  

Fractional Residential Ownership 

Fractional ownership allows multiple parties to own a single property. Recently, several 

properties in residential areas have been purchased and operated through a fractional 

ownership agreement, which allows an ownership interest in the property and use of the 

property within agreed upon parameters. Fractional ownership is distinguished from 

timeshares by state law. However, each scenario/transaction cannot be categorized 

generally and depends upon the underlying documents. Current local models appear to 

convey 1/6th deeded interests.   

The state separately defines fractional ownership and only imposes restrictions upon 

who may sell them and required disclosures. The City expressly allows fractional 

ownership in Condominiums/Residence Clubs with central reservation and front desk 

standards (Deer Valley Club and Chateau Residences) in certain zones subject to an 

administrative permit. Fractional ownership of single-family homes has not presented 

adverse impacts and mirrors other LLC ownership models which third parties estimate 

make up nearly a third of current ownership of single-family residences in Park City.   

Staff continues to monitor the local use, as well as national trends and litigation.  

However, given the state’s posture on already limiting City enforcement of nightly 

rentals, further state concerns to regulating ownership versus residential use may be 

expected.   
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(II) Initiation of the General Plan Update 

Park City’s current General Plan was adopted in 2014 and is organized in two volumes 

around four Core Values identified in the community visioning process which began in 

2009.  Small Town, Sense of Community, Natural Setting and Historic Character form 

the foundation upon which the community bases local land use decision making. 

Volume I of the 2014 General Plan contains Goals, Objectives, and Strategies for each 

of the Core Values, while Volume II provides information that supports the Goals, 

Objectives, and Strategies, including the methodology for accomplishing strategies, a 

neighborhood section, and an appendix with trends, analysis, and data. The different 

components of the General Plan work together to convey a long-term vision that guides 

present and future growth and development. 

A General Plan is required by Utah State law and must contain a land use, 

transportation, and housing element. Other elements such as sustainability, historic 

preservation, water use, open space, etc. are determined by the community. Updates 

are initiated by the Planning Commission with a recommendation to City Council. 

Community and stakeholder involvement is critical to the success of the planning 

process and final product. Steps for updating the plan may include:  

1. Review and Assessment of Current Plan  

2. Plan Development  

3. Draft Finalization  

4. Adoption Process  

Professional planning consultants are often hired to help with the updating process and 

can provide essential services such as project management, data gathering and 

analysis, public engagement, and organization/layout of the final document. While 

Planning and many other City departments will be highly engaged in the update of the 

plan, having a consultant to keep the process organized, managed, and moving forward 

will ensure the process is completed in a timely manner.  

Vision 2020 initiated bold action and highlighted the need for a community vision that 

aligned with current and future land use decisions. The General Plan is a living 

document for the community and by the community; it should be easy to navigate, 

readable, clear, and concise. City staff are eager to begin the process within the 

calendar year to ensure completion by 2024.  
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ENACTED LAND MANAGEMENT CODE AMENDMENTS 2020 
 

Ordinance No. 2020-09, amending Affordable Master Planned Developments 
(AMPDs) and reducing the minimum Setback for parcels less than two acres 
to the zone-required Setback; reducing Open Space for AMPDs from 50% to 
20%; matching AMPD parking to MPD parking requirements 

 
1/8/2020 Planning Commission Staff Report; Minutes, p. 3 
1/16/2020 City Council Staff Report; Minutes, p. 7 

 
Ordinance No. 2020-12, repealing the Conditional Use process for private 
driveways in the Rights-of-Way 

 
1/22/2020 Planning Commission Staff Report; Minutes, p. 11 
2/6/2020 City Council Staff Report; Minutes, p. 5 

 
Ordinance No. 2020-14, allowing staff to make determinations for routine 
maintenance, the replacement or repair of Historic Architectural Details, and 
the removal or replacement of non-historic Architectural Details; requiring 
Historic Preservation Board review for historic material to accommodate new 
additions, new construction, or structural upgrades 

 
2/5/2020 Historic Preservation Board Staff Report; Minutes, p. 3 
2/12/2020 Planning Commission Staff Report; Minutes, p.15 
2/27/2020 City Council Staff Report; Minutes, p. 11 

 
Ordinance No. 2020-15, requiring Planning staff to submit approved plats to the 
Utah Automated Geographic Reference Center within 30 days of Council 
approval to provide data for the unified statewide 911 emergency database 

 
2/12/2020 Planning Commission Staff Report; Minutes, p. 14 
3/5/2020 City Council Staff Report; Minutes, p. 11 

 
Ordinance No. 2020-19, removing the requirement that Solar Energy 
Systems be at least one foot from the eaves of the roof 

 
3/4/2020 Historic Preservation Board Staff Report; Minutes, p. 8 
3/11/2020 Planning Commission Staff Report; Minutes, p. 35 
4/16/2020 City Council Staff Report; Minutes, p. 5 

 
Ordinance No. 2020-30, allowing the alternate Board of Adjustment 
member to count toward a quorum 

 
5/13/2020 Planning Commission Staff Report; Minutes, p. 19 
6/25/2020 City Council Staff Report; Minutes, p. 12 
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https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_c3faf43d3bcc157fc9d4af6108505857.pdf&view=1
https://www.parkcity.org/home/showpublisheddocument/66532/637431133471100000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/542503/Land_Management_Code_Solar_Energy_Systems_Amendments_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_175dbfc1b819182b19476fdf9030a496.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/549690/PL-20-04463_LMC_Amendments_for_Solar_-_PCStaff_Report_3.11.20_FINAL.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_d352afa0324910adc99448004aeb75a5.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/567511/PL-20-04463_LMC_Amendments_for_Solar_-_CC_Staff_Report_4.16.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_4dcaf7019b2fc7ddec55466b55a52a02.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=68852
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/584801/Board_of_Adjustment_Quorum_Amendment_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_29567c90859f7f2a039385a441563760.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/620071/Board_of_Adjustment_Land_Management_Code_Amendment_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_6ff75350cfedba811b92e919fce2d98d.pdf&view=1


Ordinance No. 2020-34, amending notice requirements to enable applicants and staff 
to transition to post card notice mailed by a third party 

 
6/24/2020 Planning Commission Staff Report; Minutes, p. 25 
7/9/2020 City Council Staff Report; Minutes, p. 20 

 
Ordinance No. 2020-35, enacting the Wildland Urban Interface Code to 
outline home hardening and immediate, intermediate, and extended ignition 
zone landscaping and maintenance requirements 

 
6/10/2020 Planning Commission Staff Report; Minutes, p. 32 
7/9/2020 City Council Staff Report; Minutes, p. 20 

 
Ordinance No. 2020-36, removing Special Event references from the Sign Code 
and Land Management Code and separating the Special Event permitting 
process from the land use permitting process to conform to amendments to the 
Special Events code 

 
7/8/2020 Planning Commission Staff Report; Minutes, p. 31 
7/30/2020 City Council Staff Report; Minutes, p. 13 

 
Ordinance No. 2020-37, placing a cap on the Nightly Rental Conditional Use 
Permits issued in the western Historic Residential Low-Density Zoning 
District 

 
7/8/2020 Planning Commission Staff Report; Minutes, p. 32 
7/30/2020 City Council Staff Report; Minutes, p.14 

 
Ordinance No. 2020-38, prohibiting Nightly Rentals in the Meadows Estates 
Subdivision Phases 1A and 1B 

 
7/8/2020 Planning Commission Staff Report; Minutes, p. 43 
7/30/2020 City Council Staff Report; Minutes, p. 16 

 
Ordinance No. 2020-39, creating an Urban Park Zone for Rotary Park, 
Creekside Park, Prospector Park, City Park, and the north and south parcels 
of the Municipal Golf Course 

 
7/8/2020 Planning Commission Staff Report; Minutes, p. 38 
11/19/2020 City Council Staff Report; Minutes, p. 5 

 
Ordinance No. 2020-42, amending Historic District Land Management Code 
Chapters for consistency 
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https://www.parkcity.org/Home/ShowDocument?id=68926
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/625093/Land_Management_Code_Amendments_to_Sections_15-1-12_C__and_15-1-18_F__Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_d17ec5dbff23e35feb9601a18205a167.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/633777/Land_Management_Code_Amendments_to_Sections_15-1-12_C__and_15-1-18_F__Staff_Report_FINAL.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_b756a8378842ee42865f5964b017728d.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=68928
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/611891/Wildland_Urban_Interface_Municipal_Code_and_LMC_Staff_Report_6.10.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_4d4bcb867c27b3e46811d677953a77c0.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/634388/Wildland_Urban_Interface_Municipal_Code_and_LMC_Staff_Report_7.9.20.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_b756a8378842ee42865f5964b017728d.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=69000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/632953/Special_Event_Sign_and_Land_Management_Code_Amendments_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_98235d1367d9576ea209f2f3b8762e65.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/652695/City_Council_Special_Event_Staff_Report_July_30__2020.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_3da908a3b478fc6a0f2d95900debc380.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=69002
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/633696/Nightly_Rentals_in_the_Western_Historic_Residential_-_Low_Density_Zoning_District_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_98235d1367d9576ea209f2f3b8762e65.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/651975/City_Council_Staff_Report_Nightly_Rentals_in_the_western_HRL_Zoning_District.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_3da908a3b478fc6a0f2d95900debc380.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=69004
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/633048/PL-20-04533_Meadows_Estates_LMC_Amendment_PC_Staff_Report_7.8.2020_final.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_98235d1367d9576ea209f2f3b8762e65.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/652364/PL-20-04533_Meadows_Estates_LMC_Amendment_CC_staff_report_7.30.2020.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_3da908a3b478fc6a0f2d95900debc380.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=69434
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/633624/RAB_Parks_Preservation_Planning_Commission_Staff_Report-_7.8.20.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_98235d1367d9576ea209f2f3b8762e65.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/751157/Urban_Park_Zoning_District_LMC_Amendment_and_Rezone_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_4591ae50e803885881b20f5e12448af7.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=69212


7/1/2020 Historic Preservation Board Staff Report; Minutes, p. 6 
7/22/2020 Planning Commission Staff Report; Minutes, p. 17 
9/17/2020 City Council Staff Report; Minutes, p. 21 

 

Ordinance No. 2020-45, amending Land Management Code Chapter 15-6 to 
separate the MPD and CUP review process, to clean up remnant pre-MPD 
language, to clarify substantive and minor modifications, and to require more 
or less restrictive height or setback approvals to be noted on plats 

 
9/9/2020 Planning Commission Staff Report; Minutes, p. 11 
10/1/2020 City Council Staff Report; Minutes, p. 6 

 
Ordinance No. 2020-48, requiring Electric Vehicle Charging Station (EVCS) 
conduit for 20% of required parking in Multi-Unit Dwellings and non-
Residential development, EVCS installations for 5% of required parking, and 
EV-Ready Private Garages Single- Family Dwellings, Duplexes, and 
Triplexes 

 
10/14/2020 Planning Commission Staff Report; Minutes, p. 12 
11/19/2020 City Council Staff Report; Minutes, p. 9 

 

 

 

ENACTED LAND MANAGEMENT CODE AMENDMENTS - 2021 
 

Ordinance No. 2021-05, updating the City’s outdoor lighting code to comply with dark 
sky standards 

 
1/13/2021 Planning Commission Staff Report; Minutes, p. 17  
1/21/2021 City Council Staff Report; Minutes, p. 6   

 

Ordinance No. 2021-06, establishing Nightly Rentals as a Conditional Use in the Lower 
Rossi Hill area of the Historic Residential Low – Density Zoning District to correct an 
oversight 

 
1/13/2021 Planning Commission Staff Report; Minutes, p. 28 
2/4/2021 City Council Staff Report; Minutes, p. 12  

 
Ordinance No. 2021-10, enacting the Affordable Master Planned Development (AMPD) 
to establish a new review process, criteria, and incentives for AMPDs wherein at least 
half of the residential square footage is for deed-restricted affordable units 
 
2/10/2021 Planning Commission Staff Report; Minutes, p. 4  
2/25/2021 City Council Staff Report; Minutes, p. 18 
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/626179/HPB_Staff_Report_with_Ordinance_Final.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_d6cf946a4932ac7454e32baee79fc1ae.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/643850/PC_Staff_Report_with_Ordinance_Final.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_8c5c8f57a00767b5c0732fa2f52de6ff.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/692053/Staff_Report_9.17.2020_Final.pdf
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https://www.parkcity.org/Home/ShowDocument?id=69206
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/684285/Master_Planned_Development_Amendment_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_c5922a0a686ec1955c62674d9afecc1e.pdf&view=1
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/702891/Master_Planned_Development_Land_Management_Code_Amendment_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_91ae2ecf59c8e8dc25588ca008510686.pdf&view=1
https://www.parkcity.org/Home/ShowDocument?id=69436
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/715056/Electric_Vehicle_Charging_Station_Land_Management_Code_Amendments_Staff_Report.pdf
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https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_4591ae50e803885881b20f5e12448af7.pdf&view=1
https://www.parkcity.org/home/showpublisheddocument/69598/637474283219200000
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/792457/Planning_Commission_1.13.21_Staff_Report.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/800228/1.21.21_City_Council_Staff_Report_dme_edits_1-14.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/819763/Affordable_Master_Planned_Development_Staff_Report.pdf
https://parkcity.granicus.com/DocumentViewer.php?file=parkcity_46816a1a27040265beb7c840020e7299.pdf&view=1
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


 
Ordinance No. 2021-16, prohibiting Nightly Rentals in the Fairway Meadows 
Subdivision 
 
3/24/2021 Planning Commission Staff Report; Minutes, p. 31 
4/15/2021 City Council Staff Report; Minutes, p. 6 

 
Ordinance No. 2021-18, establishing Affordable Master Planned Developments in non-
residential Historic Districts  
 
4/14/2021 Planning Commission Staff Report; Minutes, p. 28  
4/29/2021 City Council Staff Report; Minutes, p. 18  

 
Ordinance No. 2021-38, enacting stopgap amendments to prepare for state pre-emption 
regarding Internal Accessory Dwelling Units 
 
9/15/2021 Planning Commission Staff Report; Minutes, p. 2 
9/23/2021 City Council Staff Report; Minutes, p. 11  

 
Ordinance No. 2021-41, updating new addresses for Landmark Historic Structures on 
Rossie Hill Drive and the status of 1302 Norfolk Avenue on the Historic Sites Inventory 
 
9/22/2021 Planning Commission Staff Report; Minutes, p. 23  
10/28/2021 City Council Staff Report; Minutes, p. 12  

 
Ordinance No. 2021-51, amending Accessory Apartment regulations 
 
11/10/2021 Planning Commission Staff Report; Minutes, p. 13  
12/16/2021 City Council Staff Report; Minutes, p. 11 

 
Ordinance No. 2021-52, prohibiting Nightly Rentals in the Hidden Oaks at Deer Valley 
Subdivision, Phases 2 and 3 
 
11/10/2021 Planning Commission Staff Report; Minutes, p. 8 
12/16/2021 City Council Staff Report; Minutes, p. 14  
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Planning Commission and City Council 
Work Session Staff Report 
 
Subject:  Deer Valley ROW Vacation Petition 

for the Development of Snow Park 
Village 

Authors:    Alexandra Ananth, Sr. Planner 
      John Robertson, City Engineer 
Date:      March 15, 2022  
Type of Item:   Work Session – ROW Vacation Petition Process Discussion 
 

Recommendation 
Deer Valley Development Company submitted a Petition for the City to vacate portions 
of its Right-Of-Way (ROW) on Deer Valley Drive West and South, and to dedicate Doe 
Pass Road to the City, as part of the Snow Park Village Subdivision application 
(Exhibits B and C). This Staff Report focuses on the Right-Of-Way Vacation/Dedication 
Petition. 
 
At the joint meeting on March 15, 2022, the City Council and Planning 
Commission should discuss whether the Council prefers to: 

A. Notice a public hearing for Council’s review of the Vacation/Dedication 
Petition prior to the Planning Commission completing their full review of 
the Snow Park Village MPD; or 

B. Review the Vacation/Dedication petition only if the Planning Commission 
approves the MPD application (understanding that a Council denial of the 
Vacation Petition subsequent to the Planning Commission approving the 
MPD would render that approval moot). 

 
Figure 1. 
Applicant’s 
Exhibit, 
showing the 
area of public 
ROW requested 
for vacation 
(outlined in 
yellow) and 
dedication (pink 
cross hatch). 
The area of 
ROW to be 
vacated totals 
114,530 SF. The 
area of ROW to 
be dedicated 
totals 40,257 
SF. 
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Description 
Applicant: Deer Valley Development Company, Inc. 
Location: 2250 Deer Valley Drive 
Zoning District: Residential Development within the Deer Valley Master 

Planned Development Permit–(RD-MPD) 
Adjacent Land Uses: Residential, Resort, Open Space 
Reason for Review: Changes to the public Right-Of-Way require City Engineer 

recommendation and City Council action1 
Abbreviations 
CUP  Conditional Use Permit 
DVR  Deer Valley Resort 
LMC   Land Management Code 
LOS   Level of Service  
MPD  Master Planned Development 
RD  Residential Development 
ROW  Right-of-Way 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 
 
Summary 
On April 13, 2021, Deer Valley Resort (DVR) submitted an application 1) to amend the 
Deer Valley Resort Twelfth Amended and Restated Large Scale Master Planned 
Development Permit (MPD); and 2) for a Conditional Use Permit (CUP) for Phase 1 of a 
proposed three-phase redevelopment plan for the Snow Park Village base area and 
surface parking lots. Snow Park Village is the last remaining large parcel to be 
developed in the Lower Deer Valley area, and the MPD and CUP are currently under 
review by the Planning Commission.  
 
The existing MPD allows for 209.75 Residential Unit Equivalents, Building Heights 
between 28-45 feet, and 21,890 square feet of Commercial and Support space on the 
Snow Park Village parcel. The Applicant is not proposing to exceed these allowances, 
but is seeking a reduction in the number of LMC required Off-Street Parking stalls.  

 
1 LMC §15-7-7, Park City Resolution 8-98, and Utah Code Title 10-9a-609.5. 
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https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
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https://parkcity.municipalcodeonline.com/book?type=resolutions#name=8-98
https://le.utah.gov/xcode/Title10/Chapter9a/10-9a-S609.5.html#:%7E:text=Petition%20to%20vacate%20a%20public%20street.,-(1)&text=In%20lieu%20of%20vacating%20some,in%20accordance%20with%20this%20section.
https://le.utah.gov/xcode/Title10/Chapter9a/10-9a-S609.5.html#:%7E:text=Petition%20to%20vacate%20a%20public%20street.,-(1)&text=In%20lieu%20of%20vacating%20some,in%20accordance%20with%20this%20section.


 
Figure 2. Applicant’s Proposed Site Plan showing the three phases of development, 
Phase 1A: South Parking Garage, Mobility Hub and transportation infrastructure, 
Pickup/Dropoff Zone. Phase 1B: Vertical development (Residential and Commercial 
Uses) on top of South Garage. Phase 1C: North Garage and vertical development above 
(Residential Uses). Note that the South Garage extends into and eliminates the existing 
Deer Valley Drive South Right-Of-Way loop area. 
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Figure 3. Applicant’s Site Plan showing the completed Snow Park Village above the 
South and North Garage structures. 
 
More recently, Deer Valley Resort submitted a Petition to vacate a portion of Deer 
Valley Drive and to dedicate Doe Pass Road to the City, as part of the Snow Park 
Village Subdivision application (Exhibit B).  
 
The Applicant’s MPD amendment includes significant changes to the existing 
transportation and vehicular circulation pattern including: 

• A counter-clockwise one-way dedicated bus-only lane around the Deer Valley 
Drive loop within existing ROW;  

• A new Transit and Mobility Hub as part of the proposed Snow Park Village 
Resort development; and  

• Improvements to the existing pedestrian and bike infrastructure.  
 

19



  
Figure 4. Applicant’s Existing Transportation Circulation Plan. 
 
The proposed plan appears to prioritize transit by utilizing Deer Valley Drive West as the 
primary route for public transportation to the Resort. Deer Valley Drive East would then 
serve as the primary access for all other vehicles accessing the northern Deer Valley 
residential neighborhoods and the Resort base area. 
 
The Applicant’s proposed circulation pattern is contingent on the vacation and 
dedication of public ROW, which is determined by City Council per the Municipal Land 
Use Development and Management Act of Utah Code . The vacation of ROW would 
include portions of Deer Valley Drive West and Deer Valley Drive South, while the 
dedication proposed is for Doe Pass Road to be dedicated to the City as a 60-foot-wide 
public ROW (Exhibit C). 
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Figure 5. Applicant’s Proposed Transportation Circulation Plan. 
 
The MPD amendment application was determined to be a “substantive modification” to 
the MPD due to the proposed changes to traffic circulation, the request to vacate City 
ROW, and the request for a reduction in the number of required Off-Street Parking stalls 
per the City’s Land Management Code (LMC). The Applicant agreed to the substantive 
modification issue prior to the August 2021 Work Session. 
 
While the Planning Commission is the primary review and approval body for MPDs and 
CUPs, only the City Council has the authority to make decisions with respect to the 
vacation of public ROW upon findings of: (1) good cause for the proposed vacation; and 
(2) that neither the public nor any person will be materially injured by the vacation.  
 
Background 
The Applicant met with City Staff several times during the summer of 2020 to solicit 
general high-level input on a development proposal for Snow Park Village, noting that 
they did not anticipate seeking additional Density or Building Height beyond what is 
allowed in the MPD, but that they would request a reduction in the number of required 
Off-Street Parking stalls per the City’s Land Management Code (LMC) and 
reconfiguration of the traffic flows.  
 
Staff confirmed that in addition to the MPD, the City’s LMC, specifically Section 15-6, 
Master Planned Developments, would inform the review of this project, and that no 
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formal approved site plan for Snow Park Village existed other than when the Deer 
Valley Sixth Amended and Restated Large Scale MPD was approved subject to the 
rezone of the north 1.48 acres of the Sports Facility Parcel from RD-MPD to ROS 
(Exhibit A).  
 
Staff was also able to reinforce the City’s larger transportation goals informed by the 
General Plan for both the City and for the Lower Deer Valley Neighborhood along with 
the City’s adopted Transportation Plans including the City’s Modal Hierarchy for 
Decision Making, “Transit First” philosophy, and prioritization of alternative modes of 
transportation to encourage greater use of transit and active transportation and 
decrease  dependency on personal automobiles. These goals are also part of the MPD 
requirements outlined in LMC Sections 15-6-5(G)(5) and 15-6-5(G)(8), which address 
separated pedestrian and bike circulation as well as enhanced transit amenities.  
 
More specifically, Planning, Transportation Planning, and Engineering staff identified the 
following transportation goals for the Snow Park Village site: 
1. Prioritizing and incentivizing increased transit use with dedicated bus lanes between 

the Y-intersection and the Resort and an improved transit station at the Resort (15-
6-5(G)(8)); 

2. Prioritizing safe pedestrian and bike access and connectivity to and around the site, 
including the popular “Deer Valley Loop” (15-6-5(G)(5)); 

3. Right-sizing parking and using paid parking as a tool to support increased transit use 
(15-6-5(E));  

4. An actionable Transportation Demand Management program for the Resort that 
prioritizes transit and ensures a modal shift is achieved through annual review 
(City’s Adopted Transportation Demand Management Plan); and 

5. Sufficient emergency egress to US-40 (General Plan Neighborhood 8.4). 
 
See Exhibit A for additional background information. 
 
Analysis 
The purpose of the Applicant’s Vacation/Dedication Petition is to enable  the Applicant’s 
proposed traffic pattern, which prioritizes transit to Snow Park Village on Deer Valley 
Drive West and from the Resort on Deer Valley Drive East via a bus-only lane. The 
proposal impacts the entire Lower Deer Valley neighborhood, resulting in 
increased vehicle traffic on Deer Valley Drive East, and suggests that many 
residents and nearby stakeholders will have direct feedback prior to action. 
 
Guidelines for the vacation of public Right-Of-Way include a finding of Good Cause and 
no material injury. 
 

(I) Resolution No. 8-98 states the City may generally find “good cause” 
when a proposal demonstrates a “net tangible benefit” to the 
immediate neighborhood and the City as a whole. The City will 
evaluate a particular proposal against the criteria below to determine 
whether a “net tangible benefit” has been demonstrated by the 
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petitioner.  
 
Initial evaluation by Planning, Transportation Planning, and Engineering Department 
Staff identifies possible Good Cause for the proposed Vacation Dedication Petition as 
the transportation circulation pattern prioritizes transit in a bus-only lane on Deer Valley 
Drive West, which is the most direct route to the Applicant’s proposed Transit and 
Mobility Hub.  
 
The Applicant is also proposing a vehicular control gate on Deer Valley Drive West, just 
south of Royal Street, to prevent unsanctioned drop-offs and vehicular access along the 
roadway. The gate has been reviewed by the Fire District and the PCFD is comfortable 
with the concept of a gate and has not presented concerns regarding emergency 
access since prior input/suggestions were addressed. PCFD also notes that emergency 
response will be enhanced due to the bus-only lane, which will be available for 
emergency vehicles (Exhibit D). The proposed site plan also allows for emergency 
access across the plaza adjacent to the existing Snow Park Lodge. The emergency 
access corridor would prohibit any outdoor dining, plaza programming or other activities 
that could potentially inhibit emergency vehicle access in the immediate area.  
 
Staff continues to evaluate vehicular accessibility for the surrounding neighborhood and 
associated impacts with directional changes of a long-stranding public right of way.  
While the proposed plan maintains access for residents along Deer Valley Drive, as well 
as Royal Street, the proposal turns an existing loop road into two dead-end roads, and 
the proposed vacation deserves careful consideration. We anticipate significant 
neighborhood feedback is necessary prior to taking action. 
 
The only residences located south of the proposed ROW vacation on Deer Valley Drive 
West are the homeowners of the Trails End At Deer Valley Condominiums, who appear 
to support the vacation in the attached letter (Exhibit E). However, staff acknowledges 
that all of Deer Valley Drive East, including the Solamere and Queen Esther 
neighborhoods to the north, will be impacted by traffic directional changes and 
an increase in day-skier traffic along this portion of the roadway. We have not 
received a formal position from these HOA’s, yet the applicant stated they have 
held several meetings with area residents and stakeholders. We believe most 
residents in the area and HOA’s are aware of Deer Valley’s request to redevelop 
the parking lots, and the potential for changes in circulate and ROW. 
 
The Applicant has also submitted an operational plan that includes vehicular signage 
directing day-skier traffic to utilize Deer Valley Drive East and limits entrances into the 
garages from Doe Pass so that vehicles are not tempted to use Deer Valley Drive West 
and interfere with transit operations. Any change of this magnitude requires a 
comprehensive sign and wayfinding plan. 
 
The Snow Park Village development with proposed circulation changes is estimated to 
increase traffic on Deer Valley Drive East by 166% during the AM Peak Hour during 
peak ski season conditions, and 83% during the PM Peak Hour during peak ski season 
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conditions. This significant increase is mainly a result of the relatively low volume of 
existing traffic on that roadway. The traffic analysis also indicates that the current 
roadway capacity can accommodate the increase in traffic without pushing the levels of 
service into jeopardy. 
 
The following table indicates the roadway volumes and intersection Level of Service 
(LOS) under existing conditions and with the project and proposed travel pattern 
changes during peak hours. 
 

 
Figure 6. Applicant’s Vehicle Volume and Operations Table. 
 
Although the proposed vacation and dedication increases vehicular traffic on Deer 
Valley Drive East, the proposed increase does not significantly impact the Level of 
Service (LOS) at the Solamere Drive intersection with the proposed mitigation of a left-
turn lane on Deer Valley Drive East to access Solamere Drive. Although the analysis 
was not specifically included in the table, it is fair to assume that conditions at other 
intersections on Deer Valley Drive East, such as Queen Esther Drive, would operate 
with similar delays assuming a left-turn lane is proposed there as well.  
 
Staff notes that the proposed signal at the Deer Valley Drive Y-intersection will create 
breaks in traffic flow which will allow for neighborhood access and egress. However, 
staff also notes that the movement with the most significant delay will be a left turn out 
of Solamere Drive onto Deer Valley Drive East, as noted in Footnote 1 of Figure 6 
above. 
 
Staff has raised concerns regarding the increase in traffic on Deer Valley Drive East 
with the Applicant on many occasions, including in Staff Reports for Planning 
Commission Work Sessions. Staff has also requested analysis to determine if this 
intersection warrants the installation of a signal, or if the roadway should be widened to 
add a left-turn lane into the Solamere and Queen Esther neighborhoods. It appears the 
Applicant is now proposing left-turn lanes. At the work session, the Applicant should 
clarify where they are proposing left-turn lanes and revise plans accordingly. 
 
Staff also recommends the Applicant clearly outline how these neighborhoods 
can safely bike and walk to the base area, the proposed widths of multi-use 
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paths, and where safe crossing opportunities are located. In addition, staff 
suggests a description of the community outreach conducted to date. If the MPD 
is approved, staff recommends consideration of a shuttle service for the 
surrounding neighborhoods to the Resort during ski season, similar to the 
shuttle requirement in the Flagstaff/Empire Pass MPD. 
 
The proposed changes to ROW do not impact the Density of Snow Park Village. The 
MPD sets out the allowed Density for Snow Park Village and the surrounding area 
included in the MPD, and the Applicant is not proposing to exceed the allowed Density. 
For the benefit of the commission and community, these parcels have approved density 
already codified by previous planning commissions and city councils. 
 
Deer Valley Drive can accommodate the additional bus-only lane within the existing 
ROW and the roadway does not have to be widened. However, the addition of the bus-
only lane does necessitate that the surrounding sidewalks in the Deer Valley Drive loop 
be widened in some places to accommodate a multi-use path of 12 feet as the bus-only 
lane eliminates the ability to accommodate a dedicated bike lane in the street ROW.  
 
The proposed ROW vacation and dedication has no material impact on utility capacity, 
the location and amount of off-street parking, usable open space of the project, snow 
storage capacity, noise, or other factors that might affect people and property off-site. 
The applicant is proposing to eliminate the need for any overflow street parking with the 
proposed project, which has long been a community concern. 
 
The proposal compensates the City for the loss of ROW with the dedication of Doe 
Pass Road to the City (although not equal in square footage as the proposed are to be 
vacated totals 114,530 square and proposed area to be dedicated totals 40,257 square 
feet), the addition of a bus-only lane around the Deer Valley Drive loop, an six-bus bay 
Transit Station and Mobility Hub, and the improvement of the existing sidewalks/bike 
path around the Deer Valley Drive loop with a multi-use path. However, as noted earlier, 
the Applicant needs to propose additional mitigation for the neighborhoods located off 
Deer Valley Drive East. 
 

(II) The City must find that no person nor the public is “materially injured” 
by the proposal. “Materially injured” generally means direct or indirect 
injury to property or a property right as a result of the proposal. The 
injury must be significant enough to raise the level of interfering with 
the injured party’s use of his/her property or property right. The injury 
must be demonstrated by evidence on the record, or the City’s 
reasonable inference therefrom, and shall not merely be conjecture nor 
public clamor.  

 
Staff and the Applicant have worked proactively to identify potential impacts of the 
proposal. The Applicant conducted stakeholder outreach and continues to work on 
addressing and responding to concerns. Public input received since the last Planning 
Commission Work Session on February 9, 2022, is attached (Exhibit F). 
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The public hearing process is critical to evaluating this standard and staff looks forward 
to hearing more from the public. Staff acknowledges that traffic will increase on Deer 
Valley Drive East as a result of the proposed Vacation Dedication Petition. Staff 
encourages all sides to be patient, learn the facts and allow the process to 
identify and evaluate issues of concern.   
 

(III) Joint meetings between the Planning Commission and City Council as 
necessary, are encouraged early in the process for large projects and 
Master Planned Developments, which propose vacation and 
reconfiguration of public Rights-Of-Way.  

 
The City Council and Planning Commission will hold a joint Work Session on March 15, 
2022, to discuss whether the Council prefers to: 

A. Notice a public hearing for Council’s review of the Vacation/Dedication Petition 
prior to the Planning Commission completing their full review of the Snow Park 
Village MPD; or 

B. Review the Vacation/Dedication petition only if the Planning Commission 
approves the MPD application. 
 

Should a public hearing be scheduled for this petition the Planning, Transportation 
Planning, and Engineering Departments will prepare additional information and 
analysis. 
 
Department Review 
The Development Review Committee reviewed this application on September 7, 2021. 
No significant issues were raised. 
 
The Park City Fire Department submitted a review letter date March 3, 2022, for the 
Work Session (Exhibit D). 
 
Exhibits 
Exhibit A: Project Background Information 
Exhibit B: Applicant’s ROW Petition  
Exhibit C: Applicant’s ROW Exhibit 
Exhibit D: Letter from the Park City Fire District dated March 3, 2022 
Exhibit E: Letter of Support from the Trails End Condominiums dated February 22, 2022 
Exhibit F: Public Input Received by the Planning Department 
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Exhibit A 
 
Project Overview and Background Information 
 
On April 13, 2021, Deer Valley Resort (DVR) submitted a Conditional Use Permit (CUP) 
application for the expansion and redevelopment of the Snow Park Base Area. The 
CUP application is for Phase 1 of a proposed 3 phase redevelopment plan for the Snow 
Park base area and surface parking lots. Specifically, the 3 phases include: 
• Phase 1: Overall Site Plan, South Parcel Parking Structure, and a proposed Transit 

and Mobility Hub (current CUP application). The proposal includes redirecting traffic 
and prioritizing transit on Deer Valley Drive, separating transit from general-purpose 
vehicles, as well as relocating the arrival and departure experience for parking and 
drop-off. The applicant is also proposing the City vacate a significant portion of Deer 
Valley Drive West Right-Of-Way for the project, and the applicant would dedicate a 
new 60-foot Right-Of-Way to the City for Doe Pass Road. The new garage includes 
day skier parking and parking for future hotel, residential and commercial uses on 
four levels.  

• Phase 2: South Parcel Residential and Commercial Development (future CUP for 
development on top of the Phase 1 South Parcel Parking Structure including hotel 
and residential lodging, retail, dining, and entertainment uses). Also proposed is an 
addition to Snow Park Lodge. 

• Phase 3: North Parcel Parking Structure with Residential and Commercial 
Development (future CUP). 

 
The applicant is not seeking additional Density or Building Height beyond what is 
allocated to the Snow Park Parcels in the Twelfth Amended and Restated Large Scale 
Master Planned Development Permit (MPD), which is 209.75 Residential Unit 
Equivalents, and approximately 22,000 square feet of Commercial and Support 
Commercial Uses. The application requests a reduction in the number of required Off-
Street Parking stalls per the LMC. The entire development triggers the requirement of 
2,262 parking spaces and 227 bicycle parking spaces. Deer Valley Resort is seeking a 
reduction to 1,800 parking spaces, a total parking reduction of ~20%. 
 
Governing Documents 
 
The following documents govern the Deer Valley Snow Park Base Area: 

1. 1977 Special Exception Permit, amended multiple times; 
2. Deer Valley Twelfth Amended and Restated Large Scale MPD Permit (MPD/DA) 

dated November 30, 2016. Currently in place; 
3. Park City’s Land Management Code (LMC); 
4. Park City’s current Affordable Housing Resolution 25-2020; 
5. Park City’s 2014 General Plan including the Lower Deer Valley Neighborhood; 
6. Park City’s Adopted Transportation Plans, as prioritized by the  
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Park City Vision 2020 and the five Strategic Pillars. 
 
Background 
 
Deer Valley Resort (previously known as Royal Street Land Company) was originally 
issued a Special Exception Permit in 1977, which has since been amended twelve 
times. The Deer Valley MPD authorizes Densities for the nine multi-unit parcels that 
surround the base area, the 2,110 residential units within the MPD, and the Snow Park 
Village Parcel which currently consist of surface parking lots.  
 
The Snow Park Village parcel is 14.93 acres and is zoned RD-MPD. The Snow Park 
Village Parcel is currently authorized for 209.75 Unit Equivalents, although this has 
changed slightly over time.  
 
History of the Resort 
Deer Valley Resort opened in December 1981, with five chairlifts, 35 ski runs on Bald 
Eagle and Bald Mountain, and two day lodges, Snow Park and Silver Lake. Over the 
years the mountain has expanded to 21 chairlifts including one gondola and 103 ski 
runs, three-day lodges, and over 2,800 staff members.    
 
Deer Valley takes pride in the concept of providing an overall high-quality and customer-
service-oriented resort experience. Deer Valley now includes summer activities 
including lift-served mountain biking and hiking, scenic chair lift rides, and summer 
adventure camps for children. The Snow Park Outdoor amphitheater offers regular 
community concerts. 
 
No formal site plan has been established or approved for the Snow Park Village 
development site. Density is assigned on a parcel-by-parcel basis in the MPD. 
 
Requirements of the Current DV MPD 
The MPD notes that for projects within the DV MPD, the density limitations of the 
Sensitive Area Overlay Zone do not apply because Master Planned Developments 
approved prior to the adoption of the Sensitive Area Overlay Zone are vested in terms 
of density. Limits of disturbance, vegetation protection, and building design standards 
apply. 
 
Required Off-Street Parking for each parcel or portion of the MPD is based on the City’s 
Land Management Code in effect at the time of application for a building permit for the 
respective portion of the project. Parking may not encroach into zoned open space. 
 
Exhibit 2 of the MPD lists commercial and support space allotted to the project. Support 
Commercial shall be permitted and used as defines in the Code as amended at the time 
of application. 
 
The MPD’s affordable housing requirements and current status are under review by 
Housing staff and will be presented in a subsequent report.   
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The applicant must submit updated technical reports with regard to traffic monitoring, 
water systems, and sewer systems for review by the Commission as needed for specific 
project review.   
 
Pedestrian and bicycle paths are required and the Deer Valley Trails Master Plan must 
be updated as necessary. Paths and Trails shall tie into the bus system that serves 
Deer Valley and shall form a year-round system. With the exception of the parcels 
identified in Exhibits 1 and 2, all remaining property is designated “landscaped open 
space”. 
 
The MPD acknowledges that the applicant shall be obligated to construct and convey to 
the City any water storage, pumping, and transmission lines necessary to store and 
transmit culinary water, irrigation water, and water for fire flows to all the buildings as 
required by the City. 
 
The MPD permits 209.75 Authorized Unit Equivalents of Density to the Snow Park 
Village Parcel, subject to the Conditional Use Review, and notes that the permittee shall 
file a completed application form supported by the information set forth in Section 15-6 
of the City’s LMC. Parking is also based on the Code in effect at the time of application. 
 
As noted earlier, there is no formal approved site plan associated with the Snow Park 
development parcels other than when the Deer Valley Sixth Amended and Restated 
Large Scale MPD was approved subject to the rezone of the north 1.48 acres of the 
Sports Facility Parcel from RD-MPD to ROS, which effectively created a pool of 
Commercial Density for designated parcels and resulted in the change from Figure 2 
below to Figure 1 below.  
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Figure 1: Snow Park Hotel Parcel after the 1991 Zone Change. 
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Figure 2: Snow Park Hotel and Sports Facility Parcel prior to 1991 Zone Change. 

 
 
This Zone Change was approved by the City Council on February 7, 1991.  
 
The Planning Department notes that the expansion of the Snow Park Lodge, which is 
located on two separate parcels across Deer Valley Drive South from the parking lot 
parcels, is also proposed as part of this project. 
 
Park City’s General Plan for the Lower Deer Valley Neighborhood 
The Lower Deer Valley neighborhood is dominated by nine large multi-family 
condominiums authorized by the DV MPD for 383.5 Dwelling Units. Single-family homes 
exist along the northern edge in subdivisions including Solamere, Morning Star, the 
Oaks, and Hidden Meadows. Many of these residential units are second homes, 

31

https://www.parkcity.org/Home/ShowDocument?id=12372


although this is changing as more homeowners have begun living full-time in their 
second homes during the Covid-19 pandemic. Nightly rentals are allowed by most 
HOAs. 
 
Park City’s General Plan for the Lower Deer Valley Neighborhood notes that future 
planning should be directed towards maintaining the world-class resort experience and 
that the arrival experience should be preserved. 
 
The development of the Snow Park Parking Lots will be a tremendous impact on the 
character of the Lower Deer Valley neighborhood and it is noted in the General Plan 
that “the opportunity exists for a true ‘village’ base area to be built that is complementary 
to the surrounding multifamily condominiums set around the periphery of the parking 
lots... compatibility, view corridors circulation and connectivity is a priority for the future 
design….[a]nd that development “could add to the Apres Ski experience of dining and 
shopping, while providing an opportunity to divert load out traffic at the end of the ski 
day. This may also provide Lower Deer Valley residents increased local amenities that 
improve walkability and the visitor experience.” [General Plan p. 239] 
 
The Lower Deer Valley area hosts major events at the resort such as the Freestyle 
Championships, mountain bike races, and concerts, which support the Resort and 
Hospitality industries of Park City. 
 
The General Plan notes that other issues critical to Deer Valley’s continued success 
include:  
 

1. Improved traffic flow and emergency egress to US-40 including priority given to 
alternative modes of transportation; 

 
2. Housing opportunities for all; 

 
3. World-class hiking and biking trails connecting Deer Valley to the rest of Park 

City. Gondola transportation should also be explored as a means of decreasing 
Vehicle Miles Traveled (VMT). 

 
At the October 27, 2021, Planning Commission Work Session staff introduced the City’s 
Third-Party Transportation Engineer, Wall Consulting Group (WCG) including Gary 
Horton, Project Manager, and Jeremy Searle, PE, PTOE, who are assisting City staff 
with the transportation analysis.  
 
Staff discussed the City’s larger transportation goals informed by the General Plan for 
the Lower Deer Valley Neighborhood and the City’s adopted Transportation Plans 
including the City’s Modal Hierarchy for Decision Making, Transit First philosophy, and 
priority for alternative modes of transportation to encourage greater use of public and 
active transportation and less dependency on personal automobiles. These goals are 
also part of the MPD requirements outlined in Land Management Code (LMC) Sections 
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15-6-5(G)(5) and 15-6-5(G)(8), which address separated pedestrian and bike circulation 
as well as enhanced transit amenities.  
 
City Planning and Transportation Planning staff have identified the following goals for 
the Snow Park Village site which we believe are consistent with the General Plan, the 
Land Management Code, and the City’s adopted Transportation Plans: 
1. Prioritizing and incentivizing increased transit use with dedicated bus lanes between 

the Y-intersection and the Resort and an improved transit station at the Resort (15-
6-5(G)(8)); 

2. Prioritizing safe pedestrian and bike access and connectivity to and around the site, 
including the popular “Deer Valley Loop” (15-6-5(G)(5)); 

3. Right-sizing parking and using paid parking as a tool to support increased transit use 
(15-6-5(E));  

4. An actionable Transportation Demand Management program for the Resort that 
prioritizes transit and ensures a modal shift is achieved through annual review 
(City’s Adopted Transportation Demand Management Plan); and 

5. Sufficient emergency egress to US-40 (General Plan Neighborhood 8.4). 
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736 W Bitner Road * Park City, Utah 84098 * Phone: (435) 940-2500 * Fax: (435) 658-5247 

 

 

Park City Fire District 

736 W Bitner Drive 

Park City UT 84098 

 

Thursday March 3, 2022 

 

RE: Snow Park Vehicle Control Gate 

 

The Park City Fire District has reviewed the proposed transportation and circulation plans, and in 

general is comfortable with the concept of a vehicle control gate south of Royal Street and the 

Vacation of the public right of way. The applicant has agreed to provide emergency access 

across the plaza and will be required to provide the Park City Fire District with access through 

the gate in the form of a Knox brand key switch keyed to the Park City Fire District Knox keys.  

The Fire District notes that emergency response vehicles will be able to use the bus-only lane 

when responding to calls for service. The Fire District will continue to work with the applicant to 

ensure that all of our requirements are met as the project progresses. 

 

Battalion Chief Mike Owens 

District Fire Marshal 

(435) 940-2520 

mowens@pcfd.org 
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