
A majority of Planning Commission members may meet socially after the meeting. If so, the location will be announced by the Chair 
person. City business will not be conducted. 

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the meeting should notify the 
Park City Planning Department at (435) 615-5060 24 hours prior to the meeting.

PARK CITY MUNICIPAL CORPORATION
PLANNING COMMISSION
CITY COUNCIL CHAMBERS
June 10, 2015

AGENDA
MEETING CALLED TO ORDER AT 5:30PM
ROLL CALL
ADOPTION OF MINUTES OF May 13, 2015 and May 27, 2015
PUBLIC COMMUNICATIONS – Items not scheduled on the regular agenda
STAFF/BOARD COMMUNICATIONS AND DISCLOSURES
CONTINUATIONS

259, 261, 263 Norfolk Avenue – Consideration of the First Amended Upper        PL-15-02665    73        
Norfolk Subdivision Plat – Amending Conditions of Approval on Ordinance         Planner
No. 06-55.                                                                                                               Astorga
Public hearing and continuation to June 24, 2015                                               

550 Park Avenue- Steep Slope Conditional Use Permit for Construction of a      PL-14-02451     74
new single-family dwelling and a Conditional Use Permit for a parking area        PL-15-02471
with five or more spaces.                                                                                        Planner                        
Public hearing and continuation to uncertain date                                                  Astorga

CONSENT AGENDA – All items on the consent agenda shall be passed or denied by a single motion at 
the Commission meeting, unless a motion to remove a specific item is made.  If a member of the public or 
a member of the Planning Commission requests a public hearing on a consent agenda item, then the 
item shall be removed from the consent agenda and acted on at the same meeting.
                   

936 Empire Avenue – Modification to the Steep Slope Conditional Use Permit PL-15-02618 75        
for a new single-family home on a vacant lot.                                                     Planner
Public hearing and possible action                                                                       Alexander

REGULAR AGENDA – Discussion, public hearing, and possible action as outlined below

7101 Stein Circle – Stein Eriksen Residences Condominium Plat Amending 
the North Silver Lake Condominium Plat.
Public hearing and possible recommendation to City Council on June 25,2015

875 Main Street – Conditional Use Permit for an Off-Site Private
Residence Club in the Historic Recreation Commercial (HRC) Zoning District 
for Victory Ranch Member Center.
Public hearing and possible action

Alice Claim south of intersection of King Road and Ridge Avenue – Alice 
Claim Subdivision and Plat Amendment                                              
Public hearing and possible recommendation to City Council on July 9, 2015
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A majority of Planning Commission members may meet socially after the meeting. If so, the location will be announced by the Chair 
person. City business will not be conducted. 

Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the meeting should notify the 
Park City Planning Department at (435) 615-5060 24 hours prior to the meeting.

Alice Claim south of intersection of King Road and Ridge Avenue –
Conditional Use Permit for retaining walls up to 10’ in height.                      
Public hearing and possible action

Land Management Code Amendments regarding applicability of Master 
Planned Developments, Chapter 6.
Public hearing and possible recommendation to City Council on June 25,2015

Land Management Code Amendments regarding 1) Setbacks for patios and 
hot tubs in HRL, Chapter 2.1, HR-1 Chapter 2.2, HR-2 Chapter 2.3, RC 
Chapter 2.16; 2) Annexations procedure and review in Chapter 8; 3) Non-
conforming uses and non-complying structures in Chapter 9; 4) Definitions 
of carports, essential municipal and public utilities, facilities, and uses and 
others in Chapter 15; 5) Applicability of Steep Slope Conditional Use 
Permits in HRL, HR-1, and HR-2; 6) Conditional Use Permit review and site 
requirements in HRM Section 15-2.; 7) Board of Adjustment standard of 
review and appeals in Chapter 1 and Chapter 10; and 8) Combination of 
condominium units procedure in Chapter 7.
Public hearing and possible recommendation to City Council on June 25,2015
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Planning Commission
Staff Report

Subject: 875 Main Street, Unit A – Victory Ranch Member Center
Author: Makena Hawley
Project Number: PL-15-02732
Date: June 10, 2015
Type of Item: Conditional Use Permit (CUP)

Summary Recommendations
Staff recommends that the Planning Commission review the proposed Conditional Use 
Permit for an Off-Premise Private Residence Club at 875 Main Street Unit A, conduct a 
public hearing, and consider approving the Conditional Use Permit based on the 
findings of fact, conclusion of law, and conditions of approval found in this staff report.  

Description
Applicant: Victory Ranch Acquisitions, LLC represented by Jeff 

Graham, Director of Development
Location:   875 Main Street Unit A
Zoning:   Historic Recreation Commercial (HRC) District
Adjacent Land Uses: Residential Condominiums/Resort 

Commercial/Bar/Restaurant/General/Office
Reason for Review: Conditional Use Permits require review and final action by 

the Planning Commission

Proposal
The applicant requests to use the existing commercial condominium unit, privately 
owned by the applicant, for an off-premise private residence club at 875 Main Street, 
Unit A. The proposed use requires a Conditional Use Permit in the Historic Recreation 
Commercial (HRC) District.  

Background  
On April 1, 2015, the City received a complete Conditional Use Permit (CUP) 
application requesting approval of a private residence club, off site, at 875 Main Street, 
Unit A.  Since November 2014, Victory Ranch has occupied the space with a retail 
business license. It was determined that they weren’t using the space as retail and 
therefore needed a business license specifically for a private residence club, off site, 
and a Conditional Use Permit would be required.
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The entire Unit A is 1225 square feet, platted as Private Commercial Ownership. The 
space has been previously used as a Gallery, a financial office and a retail use, the unit 
was approved with the Lift Lodge at Town Lift condominium plat in 1999. The building 
was approved in June 11, 1997 with the McIntosh Mill CUP. It was constructed as an 
allowed us in the HRC zone following approval of the design by the Historic Design 
Review ask Force per the Historic District Guidelines. It is not included in any MPD. The 
Lift Lodge at Town Lift Condominiums was approved as a mixed use building consisting 
of 13 condominium units (12,381 net square feet), 842 square feet of support 
commercial uses, and 3,554 square feet of net leasable commercial space.  In addition 
there are 8,654 square feet of parking and storage. The Lift Lodge at Town Lift has 12 
shared spaces reserved for the 3 commercial spaces within the condominium project. 
Typically 2 cars per day from the member center use the parking garage spaces 
allotted.

The Lift Lodge at Town Lift Plat
Unit A is shown on the plat as part of the private commercial ownership area 
designation.  The plat identifies four (4) categories: common areas and facilities, private 
residential ownership, limited common areas, and private commercial ownership.  
Commercial areas include retail, meeting rooms, and restaurants.  The Condominium 
Plat for this project notes residential and commercial units.  The proposed off site 
private residence club would be located within the proposed commercial space noted on 
the Plat.

Purpose of the Historic Recreation Commercial District
The purpose of the Historic Recreation Commercial (HRC) District is to:

(A) Maintain and enhance characteristics of Historic Streetscape elements such as 
yards, trees, vegetation, and porches,
(B) Encourage pedestrian oriented, pedestrian-scale Development, 
(C) Minimize visual impacts of automobiles and parking, 
(D) Preserve and enhance landscaping and public spaces adjacent to Streets and 
thoroughfares, 
(E) Provide a transition in scale and land Uses between the HR-1 and HCB Districts that 
retains the character of Historic Buildings in the Area, 
(F) Provide a moderate Density bed base at the Town Lift, 
(G) Allow for limited retail and Commercial Uses consistent with resort bed base and the
needs of the local community, 
(H) Encourage preservation and rehabilitation of Historic Buildings and resources. 
(I) Maintain and enhance the long term viability of the downtown core as a destination 
for residents and tourists by ensuring a Business mix that encourages a high level of 
vitality, public Access, vibrancy, activity, and public/resort-related attractions.

The footnote attached to the Conditional Use of a Private Residence Club, Off Site 
reads as: “Prohibited in storefronts adjacent to the Main Street, Swede Alley, Heber 
Avenue, or Park Avenue Rights-of-Way, excluding those HRC zoned Areas north of 8th 

Street; excluding without limitation, addresses contained within the following Buildings: 
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702 Main Street, 710 Main Street, 780 Main Street, 804 Main Street, 890 Main Street, 
and 900 Main Street “. 875 Main Street is located north of 8th Street, therefore is 
excluded.

*Please see vertical zoning exhibit “F”.
*Please see Exhibit “G” for a table showing allowed uses and Conditional Uses

Analysis
An off-premise private residence club is defined as “Any Use organized for the exclusive 
benefit, support of, or linked to or associated with, or in any way offers exclusive 
hospitality services and/or concierge support to any defined Owner’s association, 
timeshare membership, residential club, or real estate project. Hospitality includes, but 
is not limited to, any of the following services: real estate, restaurant, bar, gaming, 
locker rooms, storage, salon, personal improvement, Office”. (LMC § 15-15-8.1.48 (D)).  

The use of the member club will not be public and is for the exclusive benefit of the 
Victory Ranch Members. It will be a home base at the bottom of Park City Mountain 
Resort for members to utilize lockers, allow a space to change from/to ski gear, for 
families to re-group, and to serve as a gathering spot for après ski. There is no 
commercial kitchen, but light refreshments and snacks are available to members. 

The maximum occupancy is 48 people based upon the Fire District approval. The 
member center is locked at all times and accessed with a card key, available for use 
from the hours of 8:00 AM – 12:00 AM. 

Included for Victory Ranch members is a Sprinter Van and Suburban which are always 
on call for the members and guests. The vans are able to pick up members from various 
locations and bring them to and from 875 Main Street. On an average day, 8 members 
use the facility. On a great snow day, 12 people will normally utilize the center. Normally 
4-6 people per van use the transportation service the member center provides. Parking 
has not been a problem for members or patrons using Main Street, even during 
Sundance. The Lift Lodge at Town Lift has 12 shared spaces reserved for the 3 
commercial spaces within the condominium project. Typically 2 cars per day from the 
member center use the parking garage spaces allotted. 

The Planning Commission must review each of the following items when considering 
whether or not the proposed conditional use mitigates impacts of and addresses the 
following items as outlined in LMC § 15-1-10(E):

1) Size and location of the site.
No unmitigated impacts. The entire unit is 1,225 square feet.  The applicant is 
requesting to use of the entire unit for the requested use. The max occupancy is 48 
people; however the on-site staff confirms there are rarely more than 12 people utilizing 
the location per day. The space is not used as a destination space rather as a transition 
space for members of Victory Ranch to utilize the club before and after skiing/riding at 
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the resorts and for the close proximity to shopping and dining on Main Street. Staff finds
that any impacts of this use regarding the size and location have been mitigated.  

2) Traffic considerations.
No unmitigated impacts.  The requested use allows the Victory Ranch Members to 
shuttle in or park at the 875 Main Street parking garage. Although the member center 
can hold a maximum of 48 people, the space is more commonly utilized by 12 people 
per day. Staff finds the small number of people will not cause any unmitigated impacts 
to traffic. 

3) Utility capacity.
No unmitigated impacts.  No additional utility capacity is required for the requested 
use.

4) Emergency vehicle access.
No unmitigated impacts.  Emergency vehicles can easily access the unit and no 
additional access is required.

5) Location and amount of off-street parking.
No unmitigated impacts.  According to the Non-Residential Parking Ratio, the 
requested use fits best under the definition of a “Recreation Facility, Private or HOA” 
(LMC § 15-3-13 (B)). The proposed definition triggers a minimum parking requirement 
of 1 space per 4 persons maximum rated capacity. With the 1,225 square foot unit 
having a maximum capacity of 48 people based on Fire District Approval, 12 parking 
spaces would be required.

The plat for the Lift Lodge Condos dedicates 12 spaces within the underground parking 
garage reserved for the 3 platted commercial spaces. No spaces are reserved between 
the commercial spaces; it is first come first serve.

The parking requirements for the building were determined using a shared parking 
scenario. In addition to the platted spaces, there is a parking management plan 
approved in 1998 that created shared parking between 875 Main Street and the Town 
Lift Plaza/Caledonian. 875 Main Street agreed to physically connect their parking 
structure with the existing 147 space parking structure for the Town Lift 
Plaza/Caledonian. (Exhibit I). Exhibits H – M show the parking agreement proposal and 
signed deeds and agreements that created the blended spaces in the shared garages.

The applicant, Victory Ranch LLC, provides a twelve (12) person sprinter van and a 
Suburban that shuttle members from their homes to the member center and Main 
Street. These vehicles are always on call. The Director of Development for Victory 
Ranch noted that typically 4-6 people, per van, utilize this service a day. Staff believes 
there are enough parking spaces provided for the maximum amount of people to attend 

Recreation Facility, 
Private or HOA

Minimum of 1 space per 4 persons 
maximum rated capacity
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the club without causing negative parking impacts on or around Main Street. Staff also 
finds that this use is not as intensive as the code suggests for a destination recreation 
facility, however this was the closest use staff could determine in the parking 
requirement table. The on-site staff member for Victory Ranch has noted that only a 
quarter of the maximum 48 people will visit the club on a normal basis. Half of which 
utilize the shuttle service. Staff finds the requested use of the space is similar in nature 
to the support uses to the primary development/use in the area and no additional 
impacts need to be mitigated in terms of parking considerations.

6) Internal circulation system.
No unmitigated impacts. The parking area/driveway is directly accessed off 9th Street. 
Secondary access is provided from the adjacent parking structure which has access to 
Park Avenue. There is street parking and Main Street pedestrian access as well. Going 
along Main Street there is an ADA easement that accesses the first floor of the Lift 
Lodge at Town Lift Condominiums. 

7) Fencing, screening and landscaping to separate uses.
No unmitigated impacts.  Fencing, screening, and landscaping are not proposed at 
this time and are not needed to separate uses as the uses are fully enclosed within the 
existing building. Staff has surveyed the site and all landscaping around the Lift Lodge 
looks great!

8) Building mass, bulk, orientation and the location on site, including orientation to 
adjacent buildings or lots.

No unmitigated impacts. The requested use will not affect the existing building mass, 
bulk, orientation and the location on site, including orientation to adjacent building.  Staff 
does not find there to be additional impacts as no exterior changes to the building are 
being proposed. 

9) Usable open space.
No unmitigated impacts. No useable open space will be affected with the requested 
use from what is currently found on site.

10)Signs and lighting.
No unmitigated impacts. No additional signs or exterior lighting are associated with 
this proposal.  Any new exterior lighting is subject to the LMC development standards 
related to lighting and will be reviewed for compliance with the LMC at the time of 
application. All signs are subject to the Park City Sign Code.  

11)Physical design and compatibility with surrounding structures in mass, scale and 
style.

No unmitigated impacts. The requested use will not affect the existing physical 
design and compatibility with surrounding structures in mass, scale and style.
  

12)Noise, vibration, odors, steam, or other mechanical factors that might affect 
people and property off-site.
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No unmitigated impacts. Noise, vibration, odors, steam or mechanical factors are 
anticipated that are normally associated with a commercial use. The hours of use for the 
member center are from 8:00 AM – 12:00 PM with a max occupancy of 48 people. The 
Development Director Mr. Jeff Graham has noted that the club will hold small wine and 
cheese gatherings for members once a month in the winter and roughly 15 people will 
attend. The impacts for the private resident club will be less than a bar or restaurant 
located in this area facing Main Street.

The applicants have heard from several neighbors within the Lift Lodge Condominiums 
and assured  them there would be no problems but the neighbors are always welcome 
to point out matters of concern. The neighboring resident has not had any problems to 
date and the residence club has occupied the space since November of 2014. The HOA 
is responsible for enforcement of the CCRs.

13)Control of delivery and service vehicles, loading and unloading zones, and 
screening.

No unmitigated impacts.  The proposal will require infrequent delivery trucks that are 
subject to Main Street delivery hours. Trash and recycling will not require screening as 
the bins are located within the garage below the location. The Association brings the 
bins to the street for pickup at required times.

14)Expected ownership and management of the property.
No unmitigated impacts.  The expected ownership and management of the property is 
not projected to add impacts that would need additional mitigation.  The entire unit is 
owned by Victory Ranch Acquisitions LLC for the use of their members.

15)Sensitive Lands Review.
No unmitigated impacts.  The proposal is not located within the Sensitive Lands 
Overlay. 

Process
Approval of this application constitutes Final Action that may be appealed following the 
procedures found in LMC § 1-18.  A Building Permit is publicly noticed by posting of the 
permit.

Department Review
This project has gone through an interdepartmental review.  No further issues were 
brought up at that time.

Notice
On May 13, 2015, the property was posted and notice was mailed to property owners 
within 300 feet. Legal notice was also published in the Park Record on May 9, 2015.
Notice for this Conditional Use Permit application was provided for the May 27, 2015, 
meeting. At the May 27, 2015 meeting the item was continued to June 10, 2015.
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Public Input
Staff received a phone call from the owner of the adjacent residential unit with specific 
comments regarding the possibility of noise generated from the proposed use and 
requested general information on the project. 

Recommendation
Staff recommends that the Planning Commission review the proposed Conditional Use 
Permit for an Off-Premise Private Residence Club at 875 Main Street Unit A, conduct a 
public hearing, and consider approving the conditional use based on the following 
findings of fact, conclusion of law, and conditions of approval:

Findings of Fact
1. Applicant requests the use of the commercial condominium unit as an off-

premise private residence club at 875 Main Street Unit A.  
2. The proposed use requires a Conditional Use Permit in the Historic 

Recreation Commercial (HRC) District. 
3. This use will not affect any exterior areas and no exterior changes are 

proposed to the building.
4. The current space was previously used as a gallery, a development group 

office, and a retail use.
5. The entire unit, Unit A, is 1225 square feet.  
6. The requested use will occupy the entire unit.
7. Based on Fire District Approval the 1225 square foot unit has a maximum 

capacity of 48 people. 
8. The unit was platted as Private Commercial Ownership Unit A of the Lift 

Lodge at Town Lift plat recorded in 1999. It is not part of any Master Planned 
Development.

9. The structure was reviewed by the Design Review Task Force for compliance 
with design guidelines and approved as an allowed use.

10.Land Management Code (LMC) § 15-2.5-3(B)(31) indicates that a Private 
Residence Club, Off Site, is a Conditional Use in the HRC District. 

11.The footnote attached to the Conditional Use of a Private Residence Club, Off 
Site reads as: “Prohibited in storefronts adjacent to the Main Street, Swede 
Alley, Heber Avenue, or Park Avenue Rights-of-Way, excluding those HRC 
zoned Areas north of 8th Street; excluding without limitation, addresses 
contained within the following Buildings: 702 Main Street, 710 Main Street, 
780 Main Street, 804 Main Street, 890 Main Street, and 900 Main Street “.
875 Main Street is located north of 8th Street, therefore is excluded from the 
provisions of the vertical zoning regulations.  

12.The Land Management Code defines the Club, Private Residence Off-Site as: 
Any Use organized for the exclusive benefit, support of, or linked to or 
associated with, or in any way offers exclusive hospitality services and/or 
concierge support to any defined Owner’s association, timeshare 
membership, residential club, or real estate project. Hospitality includes, but is 
not limited to, any of the following services: real estate, restaurant, bar, 
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gaming, locker rooms, storage, salon, personal improvement, Office. “(LMC § 
15-15-81.49)(E). 

13.The actual use of the member club will not be public and is for the exclusive 
benefit of the Victory Ranch Members. It will be a home base at the bottom of 
Park City Mountain Resort for members to utilize lockers, allow a space to 
change from/to ski gear, for families to re-group, and to serve as a gathering 
spot for après ski. 

14.No additional utility capacity is required for the requested use.
15.Emergency vehicles can easily access the unit and no additional access is 

required.
16.According to the Non-Residential Parking Ratio, the requested use fits best 

under the definition of a “Recreation Facility, Private or HOA” (LMC § 15-3-13
(B)). This triggers a minimum parking requirement of 1 space per 4 persons 
maximum rated capacity. With the 1225 square foot unit having a maximum 
capacity of 48 people based on Fire District Approval, 12 parking spaces are 
required. 

17.The parking in the Lift Lodge provides 12 spaces to share between the three 
(3) commercial uses in the building.

18.The unit was approved with the Lift Lodge at Town Lift condominium plat in 
1999. The building was approved in June 11, 1997 with the McIntosh Mill 
CUP.

19.  The Lift Lodge was involved in a shared Parking Plan with the Summit Watch 
and Town Lift Plaza/Caledonian parking structures allowing the parking needs 
for the adjacent developments to be shared.

20.The applicant, Victory Ranch LLC, provides a twelve (12) person sprinter van
and a Suburban that shuttle members from their homes to the member 
center/Main Street. These vehicles are always on call. The General Director 
of Victory Ranch noted that typically 4-6 people, per van, utilize this service a
day.

21.The parking area/driveway is directly accessed off 9th street and no changes 
to the access or parking area are proposed. 

22.Fencing, screening, and landscaping are not proposed at this time and are 
not needed to separate uses as the uses are fully enclosed within the 
building.

23.The requested use will not affect the existing building mass, bulk, orientation 
and the location on site, including orientation to adjacent building.

24.No useable open space will be affected with the requested use from what is 
currently found on site.

25.All signs are subject to the Park City Sign Code. No additional signs and 
lighting are associated with this proposal.

26.Any new exterior lighting is subject to the LMC development standards 
related to lighting and will be reviewed for compliance with the LMC at the 
time of application. No additional lighting is proposed at this time.

27.The requested use will not affect the existing physical design and 
compatibility with surrounding structures in mass, scale and style.
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28.Noise, vibration, odors, steam or mechanical factors normally associated with 
the purpose use will not require additional mitigation as the space was 
constructed as a commercial unit and no changes to the shared interior walls 
or to the exterior windows or doors are proposed.

29.The club will hold small wine and cheese gatherings for members once a 
month in the winter and roughly 15 people attend. The impacts for the private 
resident club are less than a bar or restaurant located in this area facing Main 
Street.

30.The proposal will not affect any control of delivery and service vehicles, 
loading/unloading, and screening.

31.The expected ownership and management of the property is not projected to 
add impacts that would need additional mitigation.

32.The entire unit is owned by Victory Ranch Acquisitions LLC with private use 
by members of the Victory Ranch Owner’s Association and guests.

33.The proposal is not located within the Sensitive Lands Overlay.
34.Unit A is shown on the plat as part of the private commercial ownership 

designation.  The plat identifies four (4) categories: Common areas and 
facilities, private residential ownership, limited common areas, and private 
commercial ownership.  Commercial areas include retail, meeting rooms, and 
restaurants. The proposed private residence club space would be located 
within the commercial space noted on the Plat as Unit A. 

Conclusion of Law:
1. The application complies with all requirements of the Land Management 

Code.
2. The use will be compatible with surrounding structures in use, scale, mass, 

and circulation.
3. The use is consistent with the Park City General Plan, as amended. The 

effects of any differences in use or scale have been mitigated through careful 
planning.  

Conditions of Approval
1. The requested use shall be conducted within the specified space at 875 Main 

Street, Unit A as approved by the Planning Commission, which is within a 
fully enclosed building per Park City Land Management.   

2. The applicant is responsible for management of the club and enforcement of
the Covenants, Conditions and Restrictions of the Lift Lodge Condominiums. 

3. If the Off Premise Private Residence Club use is abandoned for a year or 
more, this Conditional Use Permit shall be void.

4. All conditions of approval of the McIntosh Mill CUP continue to apply.

Exhibits:
Exhibit A – Applicant’s Project Intent
Exhibit B – Vicinity Map
Exhibit C – Floor Plan
Exhibit D – The Lift Lodge at Town Lift Plat Map (sheet 1&3)
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Exhibit E – Site Photograph
Exhibit F – Map of unaffected vertical zoning areas along Main Street
Exhibit G – HRC Chapter Allowed and Conditional Uses table of the LMC 
Exhibit H – 875 Main St. Conditional Use Permit action letter
Exhibit I – 875 Main St. Staff Report 
Exhibit J – 875 Main St. Parking Management Plan Planning Commission Action Letter
Exhibit K – McIntosh Mill and Summit Watch Garages Proposed Parking Plan
Exhibit L – Original Easement Deed 
Exhibit M – Amended Easement Deed
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