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BEFORE THE CITY COUNCIL OF THE PARK CITY MUNICIPAL CORPORATION 

Park City Mountain Resort Height 
Variation 

) 
) 
) 

FINDINGS OF FACT AL'fD 
CONCLUSIONS OF LAW GRANTING 
PCl\fR HEIGHT VARIATION 

This matter, having come on for Council work session on July 17,1997 for public 
hearing on August 14, 1997, and for public input. Council deliberation, and action on 
August 21; 1997, and having reviewed the planning files and records herein. 
supplemented by a site visit on August 14, 1997 and new computer graphics of the 
proposed Concept Master Plan, the Council enters the following findings of fact, 
conclusions of law and conditions of approval: 

FIND~GS OF FACT: 

1. The Planning Commission carefully considered the proposed Master Planned 
Development, and properly determined that clustering density around a new skier 
plaza at the base of the ski runs is preferable to spreading the density up the hill to the 
extent of the applicanf s land within the RC zone. The clustering preserves open 
space, allows for the separation of buildings, and provides opportunities for view 
corridors. 

2. The applicant provided extensive visual analysis, including shadow studies, to 
determine the effect of the proposed height variation on views and solar access. 
Building layout and massing were modified throughout the process, based upon those 
studies to accommodate neighboring uses. The majority of the mass and height of the 
proposed buildings was placed toward the hill, away from existing residential uses. 

3. Specific building volumetrics were developed by the applicant to define where 
building masses will and will not occur. The volumetrics provide massing transitions 
to the adjacent existing buildings and streets, large setbacks and pedestrian amenities, 
and important view corridors. Beneficial modifications to the plan have been 
incorporated into the April 23, 1997 Concept Master Plan including revisions through 
August 21, 1997. 

4. Clustered density increases the potential effectiveness of public transportation. The 
Planning Commission reviewed circulation and transit plans. The project, when built, 
will result in significant traffic circulation and transit improvements. 

5. The locations and heights of the proposed buildings are appropriate for the density, 
bed base and commercial uses contained [n the Master Plan. 
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6. Landscaping, streetscape and building design details, which reduce the apparent mass 
of the structures and provide pedestrian scale at sidewalks and plazas, help minimize 
the apparent height of the structures. 

'7. Clustering the density in relatively tall structures ensures that over 70% of the site 
will remain in open space. That open space will be preserved in perpetuity, through 
easement restrictions, zoning or other means deemed l'o be appropriate by the 

: applicant and the City. 

8. The increase in height requested does not result in increased density beyond that 
which is aimwed by the RC zoning. 

9. The requested height variations provide an opportunity to enhance the appearance of 
the buildings through significant vertical and horizontal articulation. 

CONDITIONS OF APPROVAL: 

The heights, massing, stepping, volumetrics, articulation and design of the proposed 
structures, as defined by the April 23, 1997 Concept Master Plan, and revised by the 
August 21, 1997 Concept Master Plan (which shall be further revised to delete signage at 
the intersection ofThree Kings and Lowell Avenue, the loading dock on Three Kings 
Drive, and pedestrian bridges over Lowell Avenue), are integral components of the plan, 
are incorporated by reference to, and a condition of, this approval. 

CONCLUSION OF LAW: 

The applicant has met its burden of proof pursuant to LMC §10.9(t). 

ORDER 

Consistent with the Planning Commission's June 25, 1997 conditional approval of the 
Park City Mountain Resort Large Scale Master Plan, modified by the August 21, 1997 
revisions to the Concept Master Plan (with itemized deletions), the Council hereby 
grants the requested height variations. 

Dated this 21st day of August, 1997 
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Attest: 

~.&at= 
Approved as to form: 
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