Planning Commission
Staff Report
Subject:

Author:
Project Number:
Date:
Type of Item:

The Lodges at Deer Valley – Phase
One – First Amended – Record of
Survey Plat
Makena Hawley, City Planner
PL-15-02943
February 10, 2016
Administrative – Condominium Plat Amendment

Summary Recommendations
Staff recommends the Planning Commission hold a public hearing and consider
forwarding a positive recommendation for the Lodges at Deer Valley – Phase One –
First Amended record of survey plat, based on the findings of fact, conclusions of law
and conditions of approval as found in the draft ordinance.
Description
Applicant:
Location:
Zoning:
Adjacent Land Uses:
Reason for Review:

The Lodges at Deer Valley Owners Association
(Represented by Marshall King, Alliance Engineering)
2900 Deer Valley Drive
Residential Development (RD), Master Planned
Development
Single-family, duplex residential, Deer Valley Resort parking
lots, and recreation open space
Plat amendments require Planning Commission review and
City Council review and action.

Proposal
The applicant is requesting a Plat Amendment for the purpose of memorializing the
existing “convertible space 2” parking spaces as common area. The existing record of
survey had originally separated specific areas of the parking garage as “convertible
space 2” for possible amenities in the future. Since the recordation of the initial plat, the
space has only been used as parking spots and now the HOA is proposing the plat
reflect the area as common area. The plat amendment changes the ownership
designation from convertible space to common area and does not remove any of the
existing parking spaces.
Purpose
The purpose of the Residential Development (RD) District is to:
a) Allow a variety of Residential Uses that are Compatible with the City’s
Development objectives, design standards, and growth capabilities;
b) Encourage the clustering of residential to preserve natural Open Space, minimize
Site disturbance and impacts of Development, and minimize the cost of municipal
services;

Planning Commission Packet February 10, 2016

Page 187 of 306

c) Allow commercial and recreational activities that are in harmony with residential
neighborhoods;
d) Minimize impacts of the automobile on architectural design;
e) Promote pedestrian connections within Developments and between adjacent
areas; and
f) Provide opportunities for variation in architectural design and housing types.

Background
On September 25, 2015 the applicant submitted a complete application for the Lodges
at Deer Valley – Phase One – First Amended record of survey plat. The property is
located at 2900 Deer Valley Drive in the Residential Development (RD) District, subject
to the provisions of the Deer Valley Master Planned Development (MPD). This
development is adjacent to the Hanover-Queen Esther Subdivision and recreation open
space just down the street from the Deer Valley Resort parking lots. The affected areas
are recognized by the County as Parcels: LDVC-1-D-102, LDVC-1-B-301, LDVC-1-C316 (Tax ID’s).
The Lodges at Deer Valley record of survey was originally approved by City Council on
November 11, 1997 and recorded on March 20, 1998. The total area of the approved
Development is 12.65 acres and construction of the eighty five (85) units began in 1999.
All of the units have been constructed and certificates of occupancy have been issued.
The recorded record of survey for the Lodges at Deer Valley, page 2, designated 62
parking stalls as “convertible space 2”. Originally the developer of the Lodges at Deer
Valley created the “Convertible space 2” to allow for development options for the future
in case the space could be turned into a ski shop or commercial space of some kind. In
2013 the Lodges at Deer Valley HOA acquired ownership of this space and have been
paying tax on the “convertible space 2” under the Tax ID LDVC-1-CS-2. The space is
already utilized as common area, the HOA would like to memorialize it as common area
which will also take away the Tax ID number that was assigned to it and the taxes
would fall under normal common area taxes. The request does not remove any parking
spaces from the building.
Analysis
The proposed plat amendment will retire the original Sheet 2 and replace it with the
proposed Sheet 2 for this application. This will effectively memorialize the 62 parking
spaces currently known as “convertible space 2” to “common area”. The existing as-built
conditions of the 62 parking spaces will not change. The proposed plat amendment will
not affect any of the lot requirements for the RD zone or the approved record of survey
as no changes to the built environment will occur.
In 1999 the parking requirements by the Land Management code required 2 parking
spaces for every unit with full bedroom and exceeded one thousand (1,000) square feet.
The current Land Management code requires 1.5 spaces per dwelling unit greater than
one thousand (1,000) square feet and less than two thousand (2,000) square feet.
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LMC Parking Requirement for 85 units in 1998 -

169 spaces

LMC Parking Requirement for 85 units in 2016 -

127 spaces

The Lodges at Deer Valley have 162 parking spaces total. There appears to be more
spaces than would be required by the current code however at the time when the
Lodges were built the code required additional spaces then that which is currently
necessary.
The proposed plat amendment does not create any new non-conforming situations and
does not remove any of the parking spaces. This plat amendment is consistent with the
Park City LMC and applicable State law regarding condominium plats. Any future
additions to the existing development must comply with current LMC requirements as
well as the Deer Valley MPD.
Good Cause
Planning Staff finds there is good cause for this record of survey plat amendment.
Memorializing the convertible space 2 to common area will allow the Lodges at Deer
Valley owners to have an undivided interest in the area and the plat will not allow for the
space to be further developed outside of what the HOA can allow. Staff finds that the
plat will not cause undo harm to adjacent property owners and all future development
will be reviewed for compliance with requisite Building and Land Management Code
requirements and the Deer Valley MPD. The plat amendment will also utilize best
planning and design practices, while preserving the character of the neighborhood and
of Park City and furthering the health, safety, and welfare of the Park City community.
No decrease in parking spaces is proposed.
Department Review
This project has gone through an interdepartmental review. The Legal Department
raised an issue that because under one section of the Utah State Code, it states that
Convertible space is common area. However, another section states that it should be
treated as a Unit. Due to this conflict and because the convertible space could be
developed in the future, the County gives convertible space a tax ID. Since the HOA
acquired the area, they decided to memorialize the space to common area to be taxed
as such. No additional issues were raised by any of the other departments or service
providers regarding this proposal that have not been addressed by the conditions of
approval.
Notice
On January 10, 2016 the property was posted and notice was mailed to property
owners within 300 feet in accordance with requirements in the LMC. On January 23,
2016 the legal notice was also published in the Park Record and on the public notice
website in accordance with the requirements of the LMC.
Public Input
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Staff has not received public input on this application at the time of this report. Public
input may be taken at the regularly scheduled Planning Commission and City Council
public hearings.
Process
Approval of this application by the City Council constitutes Final Action that may be
appealed following the procedures found in LMC 1-18.
Alternatives
•
•
•

The Planning Commission may forward a positive recommendation to the City
Council for the Lodges at Deer Valley – Phase One – First Amended record of
survey plat as conditioned or amended; or
Planning Commission may forward a negative recommendation to the City
Council for the Lodges at Deer Valley – Phase One – First Amended record of
survey plat and direct staff to make Findings for this decision; or
The Planning Commission may continue the discussion on the plat amendment to a
date certain and provide direction to the applicant and/or staff to provide additional
information necessary to make a decision on this item.

Significant Impacts
There are no significant fiscal or environmental impacts from this application.
Consequences of not taking the Suggested Recommendation
The proposed plat amendment would not be recorded and the existing plat would
remain as is. The Lodges at Deer Valley unit owners would continue to pay taxes on the
Convertible 2 space and there would still be possibilities to develop this area in the
future.
Recommendation
Staff recommends the Planning Commission hold a public hearing for the Lodges at
Deer Valley – Phase One – First Amended record of survey plat located at 2900 Deer
Valley Drive and consider forwarding a positive recommendation to the City Council
based on the Findings of Fact, Conclusions of Law, and Conditions of Approval as
found in the draft ordinance.

Exhibits
Exhibit A – Draft Ordinance
Exhibit B – Project Intent Letter
Exhibit C – Current Plat (Page 1 &2 only – Entire Plat is available upon request)
Exhibit D –Proposed Plat (Page 2 only)
Exhibit E – Recorded Tax Deed
Exhibit F – Current tax ID receipt from Convertible Space 2 area
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Exhibit A- Draft Ordinance and Proposed Plat
Ordinance 16-XX
AN ORDINANCE APPROVING THE LODGES AT DEER VALLEY PHASE ONE,
FIRST AMENDED RECORD OF SURVEY PLAT, UTAH EXPANDABLE
CONDOMINIUM PROJECT LOCATED AT 2900 DEER VALLEY DRIVE, PARK CITY,
UTAH.
WHEREAS, the owners of the property known as the Lodges at Deer Valley
Phase One, have petitioned the City Council for approval of the Lodges at Deer Valley
Phase One, First Amended subdivision plat; and
WHEREAS, the owners of the Lodges at Deer Valley Phase One wish to change
the Convertible Space 2 to Common Area on page 2 of the Lodges at Deer Valley
Phase One Record of Survey plat; and
WHEREAS, on January 23, 2016 the legal notice was published in the Park
Record and on the public notice website in accordance with the requirements of the
Land Management Code; and
WHEREAS, the property was properly noticed and letters sent to affected
property owners on January 10, 2016, according to the Land Management Code; and
WHEREAS, the Planning Commission held a public hearing on February 10,
2016 to receive input on the proposed subdivision;
WHEREAS, on February 10, 2016 the Planning Commission forwarded a
positive recommendation to the City Council; and,
WHEREAS, on March 3, 2016, the City Council held a public hearing on the
proposed plat amendment; and
WHEREAS, it is in the best interest of Park City, Utah to approve the proposed
plat amendment.
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as
follows:
SECTION 1. APPROVAL. The above recitals are hereby incorporated as
findings of fact. The Deer Valley Phase One, First Amended record of survey plat, a
Utah expandable condominium project, as shown in Exhibit A, is approved subject to
the following Findings of Facts, Conclusions of Law, and Conditions of Approval:
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Findings of Fact:
1. The property is located at 2900 Deer Valley Drive within the Residential
Development (RD) Zoning District and is subject to the Deer Valley Master Planned
Development.
2. The Lodges at Deer Valley Phase One record of survey plat was originally approved
by City Council on November 11, 1997 and recorded on March 20, 1998.
3. The total area of the Lodges at Deer Valley Phase One record of survey plat is 12.65
acres.
4. There are fifty three (53) units in the Lodges at Deer Valley Phase One record of
survey plat and eighty five (85) units total at the Lodges at Deer Valley.
5. On September 21, 2015, the applicant submitted an application to amend the
existing Lodges at Deer Valley Phase One record of survey plat.
6. The application was deemed complete on September 25, 2015.
7. The original page 2 of the Lodges at Deer Valley Phase One record of survey plat
includes 62 parking spaces labeled as Convertible space.
8. The proposed plat amendment would memorialize the existing 62 parking spaces as
common area of the Lodges at Deer Valley Phase One record of survey plat and
remove that area as convertible space.
9. The proposed plat amendment does not create any new non-complying or nonconforming situations.
10. The proposed plat does not decrease the number of parking spaces.
11. All findings within the Analysis section and the recitals above are incorporated herein
as findings of fact.
Conclusions of Law:
1. There is good cause for this plat amendment.
2. The plat amendment is consistent with the Park City Land Management Code and
applicable State law regarding condominium plats.
3. Neither the public nor any person will be materially injured by the proposed plat
amendment.
4. Approval of the plat amendment, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.
Conditions of Approval:
1. The City Attorney and City Engineer will review and approve the final form and
content of the plat amendment for compliance with State law, the Land Management
Code, and the conditions of approval, prior to recordation of the plat.
2. The applicant will record the plat amendment at the County within one year from the
date of City Council approval. If recordation has not occurred within one year’s time,
this approval for the plat will be void, unless a complete application requesting an
extension is made in writing prior to the expiration date and an extension is granted
by the City Council.
3. A note shall be included on the plat that all conditions of approval and plat notes of
the Lodges at Deer Valley Phase One record of survey continue to apply.

Planning Commission Packet February 10, 2016

Page 192 of 306

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon
publication.

PASSED AND ADOPTED this ___day of ___________, 2016

PARK CITY MUNICIPAL CORPORATION

________________________________
Jack Thomas, MAYOR
ATTEST:

____________________________________
Michelle Kellogg, City Recorder

APPROVED AS TO FORM:

________________________________
Mark Harrington, City Attorney
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EXHIBIT B - Project Intent Letter
THE LODGES AT DEER VALLEY
PHASE 1-FIRST AMENDED
September 9, 2015
PROJECT INTENT
The Lodges at Deer Valley, Phase One, was recorded March 20, 1998, as Entry No. 502238.
Page 2 of the plat, the Parking Level, contains 62 parking stalls designated as Convertible Space
2. The Lodges at Deer Valley Owners Association has since acquired ownership of this space.
The purpose of this plat amendment is to change the Convertible Space 2 to common ownership.
It is intended to retire the original Sheet 2 and replace it with the proposed Sheet 2 in this
application.
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EXHIBIT C - Current Plat (Pages 1 & 2 Only)
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EXHIBIT C -
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EXHIBIT D - Proposed plat (Page 2 only)
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EXHIBIT E- Recorded Tax Deed
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EXHIBIT F - Current Tax ID Receipt from
Convertible space 2
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Planning Commission
Staff Report
Subject:
Author:
Project Number:
Date:
Type of Item:

First Amended Sunnyside Subdivision Lot 10
Kirsten Whetstone, MS, AICP- Senior Planner
PL-15-03024
February 10, 2016
Legislative – Plat Amendment

Summary Recommendations
Staff recommends the Planning Commission hold a public hearing for the First
Amended Sunnyside Subdivision Lot 10 plat amendment located at 615 Mellow
Mountain Road and consider forwarding a positive recommendation to the City Council
based on the Findings of Fact, Conclusions of Law, and Conditions of Approval as
found in the draft ordinance.
Description
Applicant:
Applicant Representative:
Location:
Zoning:
Adjacent Land Uses:
Reason for Review:

Greylock Holdings, LLC, owner
Marshall King, Alliance Engineering
615 Mellow Mountain Road
Single Family (SF) District
Residential
Plat Amendments require Planning Commission review and
City Council review and action

Proposal
The applicant requests to combine an adjacent remnant parcel with Lot 10 of the
Sunnyside Subdivision to create one (1) 20,518 square foot, platted lot of record in
order to construct a single-family house on the property. Lot 10 and the remnant parcel
are commonly owned by the Applicant. (See Exhibit A proposed plat and Exhibit B
applicant’s letter).
Background
On December 8, 2015, the City received a plat amendment application for Sunnyside
Subdivision Lot 10 located at 615 Mellow Mountain Road. The application was deemed
complete on December 11, 2015. The property is located within the Single Family (SF)
District and is currently undeveloped. The 16,163 sf platted lot (Lot 10) and the 4,355 sf
remnant parcel are commonly owned by the applicant and recognized by Summit
County as Parcel #SNS-10.
Sunnyside Subdivision was approved by City Council on July 19, 1979, and recorded at
Summit County on August 3, 1979 (See Exhibit C existing Sunnyside Subdivision plat).
At the time of plat recordation, there was land, adjacent and to the east, that was by
error not included in the subdivision plat drafted for recordation. The eastern boundary
of the subdivision was to coincide with the eastern boundary of the MS 5665 Lilly No. 3
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Mining Claim but it fell approximately 31’ short. See Exhibit D- Summit County Recorder
Office working copy of the Sunnyside Subdivision plat, Exhibit E- County Recorder Map,
Exhibit F- Boundary Survey of Mining Claim Lots in the area and Exhibit G- Aerial Photo
showing Quit Claim parcel.
The Sunnyside Subdivision plat was drawn up excluding this approximately 31’ wide
strip of property. The error was discovered in December of 1979 and the strip was quit
claimed from the original land owner/developer (Royal Street Land Company) to the
owner of the recorded subdivision (Park City Alliance, James Gaddis Investment
Company, LTD, etc.), as Entry No. 161985, Book M147, Page 467 at Summit County
Recorder Office. The strip of land runs north/south from the southern boundary of Lot 10
to the northern boundary of Lot 11 across Mellow Mountain Road.
On January 15, 1981, a warranty deed, Entry No. 175389, Book M 177, Page 414 was
recorded at Summit County Recorder office conveying a parcel approximately 31 feet
wide extending the length of Lot 10 from the southerly boundary to the northerly
boundary. This parcel is the 4,355 sf remnant parcel subject to the requested plat
amendment. A similar warranty deed was entered in the records for Lot 11 on the other
side of Mellow Mountain Road.
In 1986, a building permit was issued for construction of a single-family house on Lot 11
located at 606 Mellow Mountain Road. The house was constructed across the warranty
deed line and there was no requirement for a plat amendment at that time. The house
on Lot 11 was constructed with a side setback measured from the eastern boundary of
the warranty deed description (see Exhibit G).
The current owner of Lot 10 would like to construct a single-family house on Lot 10 and
is required to record the plat amendment to resolve the remnant parcel issue prior to
issuance of a building permit. Summit County recognizes Lot 10 and the remnant parcel
with a single Tax ID number (SNS-10). Based on research by the applicant, there are
no utilities currently located in the non-exclusive public utility easement described on the
Sunnyside Subdivision plat. Staff reviewed the documents, including a document from
Summit County stating that the utility easement along the east boundary of the lot was
moved to the east boundary of the warranty deed description back in the early 1980s.
The applicant verified that there are no existing utilities.
Purpose
The purpose of the Single Family (SF) Zoning District is to:
(A)
maintain existing predominately Single Family detached residential
neighborhoods,
(B)

allow for Single Family Development Compatible with existing Developments,

(C)

maintain the character of mountain resort neighborhoods with Compatible
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residential design; and
(D)
require Streetscape design that minimizes impacts on existing residents and
reduces architectural impacts of the automobile.
Analysis
The proposed plat amendment creates one (1) lot of record from undeveloped, platted
Lot 10 of the Sunnyside Subdivision and an adjacent remnant parcel. Lot 10 was platted
with approval and recordation of the Sunnyside Subdivision in 1979. Lot 10 is 16,163
square feet (sf) in area. The adjacent remnant lot is 4,355 sf in area. Amended Lot 10
will have a total of 20,518 sf of lot area. Lots in Sunnyside Subdivision range in area
from 8,596 sf to 23,860 sf. The applicant desires to construct a single-family house on
the amended lot.
A single-family dwelling is an allowed use in the Single Family (SF) District. Duplexes
and multi-dwelling buildings are not allowed. There are no minimum or maximum lot
sizes in the SF District. There is not a minimum or maximum lot width identified in the
SF District. The existing lot is 63.54 feet wide and the proposed lot is 97.74 feet wide.
Access to the property is from Mellow Mountain Road.
The following table shows applicable development parameters in the Single Family (SF)
District (Land Management Code Section 15-2.11):
LMC Requirements

Requirements
No maximum building footprint or house size is
Building Footprint
associated with the SF District or Sunnyside Subdivision.
Front setback- minimum of 25 feet for front facing garage
and 20 feet for the main house or side of garage.
Front/Rear Yard Setbacks
Rear setback- minimum of 15 feet. (standard exceptions
apply)
Side setbacks- minimum of 12 feet. (standard exceptions
Side Yard Setbacks
apply)

Building (Zone) Height

No Structure shall be erected to a height greater than
twenty-eight (28') from Existing Grade. Exceptions
apply, including 5’ height to 33’ for pitched roof (4:12 and
greater).

Utility easements recorded on the Sunnyside Subdivision plat shall be platted on the
amended plat, including 5’ wide non-exclusive utility easements along the front and side
lot lines and 20’ wide non-exclusive utility easement along the rear lot line. The
applicant verified that there are no existing utilities in the 5’ non-exclusive utility
easement along the existing Lot 10 easterly property boundary. The easement was
relocated to the east boundary of the warranty deed description by the County.
The final mylar plat is required to be signed by the Snyderville Basin Water Reclamation
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District (SBWRD) and this ensures that requirements of the District are addressed prior
to plat recordation. A ten foot wide public snow storage easement is required along the
front lot line.
Good Cause
Planning Staff finds that there is good cause for this plat amendment as the plat
amendment will resolve a remnant parcel issue. The plat amendment will not cause
undo harm to adjacent property owners and all requirements of the Land Management
Code for any future development can be met. Combining the Lot and parcel will allow
the property owner to move forward with a building permit for a new house on the new
lot. There are no encroachments to be resolved. Plat recordation and compliance with
all requirements of the SF District are required prior to issuance of a building permit.
Process
Approval of this plat amendment application by the City Council constitutes Final Action
that may be appealed following the procedures found in Land Management Code § 118.
Department Review
This project has gone through an interdepartmental review. Issues raised regarding the
history of the remnant parcel have been further researched by staff and explained by
the applicant (see Exhibit B). Other issues have been addressed with conditions of
approval.
Notice
On January 27, 2016, the property was posted and notice was mailed to property
owners within 300 feet. Legal notice was also published in the Park Record on January
23, 2016, according to requirements of the Land Management Code.
Public Input
No public input has been received by the time of this report.
Alternatives
•
•
•

The Planning Commission may forward a positive recommendation to the City
Council for the First Amended Sunnyside Subdivision Lot 10 plat amendment as
conditioned or amended; or
The Planning Commission may forward a negative recommendation to the City
Council for the First Amended Sunnyside Subdivision Lot 10 plat amendment
and direct staff to make Findings for this decision; or
The Planning Commission may continue the discussion on this item.

Consequences of not taking the Planning Department's Recommendation
The platted lot and remnant parcel would remain as is, and continue to be commonly
owned. A house could be built on the platted lot; however the issue of the remnant
parcel would remain unresolved. Sunnyside Subdivision does not have house size
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limitations based on lot size.
Summary Recommendation
Staff recommends the Planning Commission hold a public hearing for the First
Amended Sunnyside Subdivision plat amendment located at 615 Mellow Mountain
Road and consider forwarding a positive recommendation to the City Council based on
the Findings of Fact, Conclusions of Law, and Conditions of Approval as found in the
draft ordinance.
Exhibits
Ordinance
Exhibit A – Proposed Plat Amendment
Exhibit B – Applicant’s Project Intent and existing conditions survey/aerial
Exhibit C – Existing Sunnyside Subdivision plat
Exhibit D – Recorders Working Copy of Sunnyside Subdivision plat
Exhibit E – County Recorder Map
Exhibit F – Boundary Survey of Mining Claims- Lilly No. 5
Exhibit G – Quit Claim property Exhibit and on Aerial Photo
Exhibit H – Photos
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Ordinance No. 16-XX
AN ORDINANCE APPROVING THE FIRST AMENDED SUNNYSIDE SUBDIVISION
LOT 10 PLAT AMENDMENT LOCATED AT 615 MELLOW MOUNTAIN ROAD, PARK
CITY, UTAH.
WHEREAS, the owner of the property located at 615 Mellow Mountain Road has
petitioned the City Council for approval of the Plat Amendment; and
WHEREAS, on January 23, 2016, the property was properly noticed according to
the requirements of the Land Management Code and legal notice was published in the
Park Record; and
WHEREAS, on January 27, 2016, the property was posted and notice was sent
to all affected property owners; and
WHEREAS, the Planning Commission held a public hearing on February 10,
2016, to receive input on Plat Amendment; and
WHEREAS, the Planning Commission, on February 10, 2016, forwarded a
recommendation to the City Council; and,
WHEREAS, on March 10, 2016, the City Council held a public hearing to receive
input on the plat amendment; and
WHEREAS, there is good cause and it is in the best interest of Park City, Utah to
approve the First Amended Sunnyside Subdivision plat amendment.
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as
follows:

SECTION 1. APPROVAL. The First Amended Sunnyside Subdivision Lot 10 plat
amendment as shown in Exhibit A is approved subject to the following Findings of
Facts, Conclusions of Law, and Conditions of Approval:
Findings of Fact:
1. The property is located at 615 Mellow Mountain Road.
2. The property is in the Single Family (SF) Zoning District.
3. The subject property consists of platted Lot 10 of the Sunnyside Subdivision and
a remnant parcel located adjacent to the easterly boundary of Lot 10.
4. The property, including Lot 10 and the remnant parcel, is recognized by Summit
County as Parcel SNS-10 (Tax ID).
5. The property is currently undeveloped and the owner would like to construct a
single family home on the new platted lot.
6. The proposed plat amendment creates one (1) 20,518 square foot (sf), platted lot
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of record, by combining the 16,163 sf existing Lot 10 and the 4,355 sf remnant
parcel under common ownership.
7. There are no minimum or maximum lot sizes in the SF District.
8. Lots in Sunnyside Subdivision range in area from 8,596 sf to 23,860 sf.
9. Sunnyside Subdivision was approved by City Council on July 19, 1979 and
recorded at Summit County on August 3, 1979.
10. At the time of plat recordation, land adjacent and to the east, was by error not
included in the subdivision plat drafted for recordation. The eastern boundary of
the subdivision was to coincide with the eastern boundary of the MS 5665 Lilly
No. 3 Mining Claim.
11. The Sunnyside Subdivision plat was drawn up excluding this approximately 31’
wide strip of property. The strip of land runs north/south from the southern
boundary of Lot 10 to the northern boundary of Lot 11 across Mellow Mountain
Road.
12. The platting error was discovered in December of 1979 and the 31’ wide strip
was quit claimed from the original land owner/developer (Royal Street Land
Company) to the owner of the recorded subdivision (Park City Alliance, James
Gaddis Investment Company, LTD, etc.), as Entry No 161985, Book M147, Page
467 at the Summit County Recorder’s Office.
13. On January 15, 1981, a warranty deed, Entry No. 175389, Book M 177, Page
414, was recorded at the Summit County Recorder’s office conveying a parcel
approximately 31 feet wide extending the length of Lot 10 from the southerly
boundary to the northerly boundary. This parcel is the 4,355 sf remnant parcel
subject to the requested plat amendment.
14. A similar warranty deed was entered into the records for Lot 11.
15. In 1986 a building permit was issued for construction of a single family house on
Lot 11 located at 606 Mellow Mountain Road. The house was constructed across
the warranty deed line and there was no requirement for a plat amendment at
that time. The house on Lot 11 was constructed with a side setback measured
from the eastern boundary of the warranty deed description, which is the eastern
boundary of TAX ID number SNS-11.
16. The applicant desires to construct a single family house on the amended Lot 10.
17. There is no maximum building footprint or house size identified for the Sunnyside
Subdivision and all requirements of Land Management Code Section 15-2.11
(SF District) apply.
18. A single-family dwelling is an allowed use in the Single Family (SF) District.
19. There is not a minimum or maximum lot width identified in the SF District. The
existing lot is 63.54 feet wide and the proposed lot will be 97.74 feet wide.
20. Access to the property is from Mellow Mountain Road, a public street.
21. Duplexes and multi-family dwellings are not allowed in the SF District.
22. There are no encroachment issues.
23. Utility easements recorded on the Sunnyside Subdivision plat are required to be
shown on the amended plat, including 5’ wide non-exclusive utility easements
along the front and side lot lines and 20’ wide non-exclusive utility easement
along the rear lot line.
24. There are no existing utilities in the 5’ non-exclusive utility easement along the
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existing Lot 10 easterly property boundary and the Summit County documents
show that the 5’ easement was moved to the eastern boundary of the warranty
deed (remnant parcel). The plat amendment plat will memorialize utility
easements per the original plat and warranty deed.
25. An existing wastewater line extends along the western property line of Lot 10.
26. The final mylar plat is required to be signed by the Snyderville Basin Water
Reclamation District to ensure that requirements of the District are addressed
prior to plat recordation.
27. Snow storage area is required along public streets and rights-of-way due to the
possibility of large amounts of snowfall in this location.
28. All findings within the Analysis section and the recitals above are incorporated
herein as findings of fact.
Conclusions of Law:
1. There is good cause for this plat amendment.
2. The plat amendment is consistent with the Park City Land Management Code
and applicable State law regarding plat amendments.
3. Neither the public nor any person will be materially injured by the proposed plat
amendment.
4. Approval of the plat amendment, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.
Conditions of Approval:
1. The City Attorney and City Engineer will review and approve the final form and
content of the plat for compliance with State law, the Land Management Code,
and the conditions of approval, prior to recordation of the plat.
2. The applicant will record the plat at the County within one year from the date of
City Council approval. If the plat is not recorded within one (1) years’ time, this
approval for the plat will be void, unless a request for an extension is made in
writing prior to the expiration date of March 10, 2017 and an extension is granted
by the City Council.
3. All new construction shall comply with LMC setback regulations in effect at the
time of building permit issuance.
4. A ten foot (10’) wide public snow storage easement is required along the Mellow
Mountain Road frontage of the property and shall be shown on the plat prior to
recordation.
5. A five foot (5’) wide non-exclusive public utilities and SBWRD easement is
required along the front and side lot lines of the new lot.
6. A twenty foot (20’) wide non-exclusive public utilities easement is required along
the rear lot line of the new lot.
7. Modified 13-D sprinklers are required for any new construction and shall be
noted on the plat.
8. All requirements of the Snyderville Basin Water Reclamation District shall be
satisfied prior to recordation of the plat and/or noted on the plat.
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SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication.
PASSED AND ADOPTED this 10th day of March, 2016.

PARK CITY MUNICIPAL CORPORATION

________________________________
Jack Thomas, MAYOR

ATTEST:

____________________________________
Michelle Kellogg, City Recorder

APPROVED AS TO FORM:

________________________________
Mark Harrington, City Attorney

Exhibit A- Proposed plat
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EXHIBIT A
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EXHIBIT B
SUNNYSIDE SUBDIVISION
LOT 10 PLUS ADDITIONAL
(615 MELLOW MOUNTAIN ROAD)
PROJECT INTENT
January 11, 2016
Sunnyside Subdivision was recorded August 3, 1979, in the office of the Summit County
Recorder. At the time of the plat recordation, there was additional land to the east of Sunnyside
Subdivision that erroneously was not included in the originally recorded subdivision. The east
boundary of Sunnyside Subdivision was to be the east boundary of the Lilly No. 3 mining
claim, but the Lilly No. 3 mining claim was previously surveyed in the incorrect location.
On December 5, 1979, a quitclaim deed, Entry No. 161985, Book M147, Page 467, for a
parcel approximately 31 feet wide (the difference between where the Lilly No. 3 mining claim
should have been and where the subdivision was actually platted) extending from the northerly
boundary of Lot 11, Sunnyside Subdivision, across Mellow Mountain Road to the southerly
boundary of Lot 10 Sunnyside Subdivision, was granted to the developer of Sunnyside
Subdivision. On January 15, 1981, a warranty deed, Entry No. 175389, Book M177, Page 414,
for a parcel approximately 31 feet wide, extending from the northerly boundary of Lot 10 to the
southerly boundary of Lot 10, was conveyed by the developer to the owner of Lot 10,
Sunnyside Subdivision. A similar scenario also occurred with Lot 11, Sunnyside Subdivision.
It is the desire of the current owner to unify the original Lot 10 with the additional 31-footwide strip into one lot of record, with the ultimate goal of constructing a single-family residence
on the amended and unified lot of record.
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EXHIBIT B2
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EXHIBIT B3
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EXHIBIT C
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EXHIBIT D
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EXHIBIT E
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EXHIBIT F
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EXHIBIT G 1
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EXHIBIT G2
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EXHIBIT H
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Planning Commission
Staff Report
Subject:
Author:
Project Number:
Date:
Type of Item:

1043 & 1049 Park Avenue Plat Amendment
Anya Grahn, Historic Preservation Planner
PL-15-02979
February 10, 2016
Legislative – Plat Amendment

Summary Recommendations
Staff recommends the Planning Commission hold a public hearing for the 1043 & 1049
Park Avenue Plat Amendment located at the same address and consider forwarding a
positive recommendation to the City Council based on the Findings of Fact, Conclusions
of Law, and Conditions of Approval as found in the draft ordinance.
Description
Applicants:
Location:
Zoning:
Adjacent Land Uses:
Reason for Review:

1043 Park Avenue Holdings, LLC and Jeffrey Stanford
Pierce
1043-1049 Park Avenue
Historic Residential-1 (HR-1)
Residential
Plat Amendments require Planning Commission review and
City Council review and action

Proposal
The 1049 Park Avenue Plat Amendment was recorded on June 13, 2014; whereas,
1043 Park Avenue currently consists of the north half (1/2) of Lot 11, the south 20 feet
of Lot 12, and the north half (1/2) of Lot 22, Block 4, Snyder’s Addition to Park City. The
applicant is proposing to add approximately five feet (5’) of the north portion or existing
Lot 12 to Lot 13, changing the location of the lot line between 1049 and 1043 Park
Avenue so that each historic house on its own lot. Additionally, this plat amendment will
remove the lot line which runs through the historic house at 1043 Park Avenue.
Background
On October 21, 2015, the City received a Plat Amendment application for the 1043 and
1049 Park Avenue Plat Amendment; the application was deemed complete on
November 24, 2015. The properties are located at the same address and are in the
Historic Residential (HR-1) District. The subject property consists of all of the 1049
Park Avenue Subdivision as well as the north half (1/2) of Lot 11, the south 20 feet of
Lot 12, and the north half (1/2) of Lot 22, Block 4, Snyder’s Addition to Park City which
is where 1043 Park Avenue is located.
Both 1043 and 1049 Park Avenue are listed on Park City’s Historic Sites Inventory
(HSI). 1043 Park Avenue is designated as “significant,” and 1049 Park Avenue is
designated as “landmark”. Both properties were built between 1895-1905, during the
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Mature Mining Historic Era (1894-1930). The historic house at 1049 Park Avenue
encroaches over its south property line into the 1043 Park Avenue property, and the
historic house at 1043 Park Avenue encroaches over its south property line into 1035
Park Avenue. There is currently a Conditional Easement agreement between 1043 and
1049 Park Avenue for maintenance of the encroachment of the 1049 Park Avenue
historic house, recorded in April 2004.
The historic house at 1043 Park Avenue received a Historic District grant in 1990;
however, it does not appear that grant funds were ever awarded or that any renovation
work was completed. In 2014, a building permit was issued to restructure the roof from
the interior in order to meet snow loads. The house has been used as a nightly rental.
The historic house at 1049 Park Avenue also had improvements in the past. In 2007, a
plat amendment was previously approved for Sarah’s Subdivision to replat 1049 Park
Avenue; however, the plat was never recorded. Similarly, the property received a
Historic District Grant in 2009, but the funds were never dispersed due to inactivity.
After the current owner acquired the property, a Historic District Design Review (HDDR)
application was approved in 2013 and a Historic District Grant was awarded the same
year. The plat amendment for the 1049 Park Avenue Subdivision which only included
Lot 13 and north 5 feet of Lot 12 was approved by City Council in March 2014, and the
plat was recorded in June 2014 (see City Council staff report 3.20.14—Exhibit G).
Purpose
The purpose of the HR-1 District is to:
A. preserve present land Uses and character of the Historic residential Areas of
Park City,
B. encourage the preservation of Historic Structures,
C. encourage construction of Historically Compatible Structures that contribute to
the character and scale of the Historic District and maintain existing residential
neighborhoods,
D. encourage single family Development on combinations of 25' x 75' Historic Lots,
E. define Development parameters that are consistent with the General Plan
policies for the Historic core, and
F. establish Development review criteria for new Development on Steep Slopes
which mitigate impacts to mass and scale and the environment.
Analysis
The proposed Plat Amendment will create two (2) lots of record from the existing Lot 1,
1049 Park Avenue subdivision, as well as the north half (1/2) of Lot 11, the south 20
feet of Lot 12 and the north half (1/2) of Lot 22, Block 4, Snyder’s Addition.
A single-family dwelling is an allowed use in the HR-1 District. The minimum lot area for
a single-family dwelling is 1,875 square feet. The proposed lots meet the minimum lot
area for single-family dwellings. The following table shows applicable Land
Management Code (LMC) development parameters in the HR-1 District for the existing
situation:
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Required

Lot Size

Allowed
Footprint

Front/Rear
Yard
Setbacks
Side Yard
Setbacks

Existing Conditions:
1043 Park
Permitted
1049 Park
Avenue (Lot 2)
Avenue (Lot 1),
Existing
Existing
2,984.3 square 1,875 square
2,640.7 square
feet
feet minimum
feet
Complies
1,174 square
1,261.78 square 1,043 square
feet
feet square feet, feet
maximum.
Complies
26 feet, front
15 feet, for total
19 feet, front
yard; 78 feet
of 30 feet
yard; 10 feet rear
rear yard
Complies1
yard
7 feet north side 3 feet, minimum 3 feet north side
yard; 0 feet
for total of 6 feet. yard; 0 feet
south side yard Historic – valid south side yard
complying1

Permitted
1,875 square
feet minimum
Complies
1,138.27 square
feet, maximum.
Complies
10 feet, for total
of 20 feet
Complies1
3 feet, minimum
for total of 6 feet.
Historic – valid
complying1

1

LMC § 15-2.2-4 indicates that historic structures that do not comply with building setbacks are
valid complying structures.

As previously noted, the historic house at 1049 Park Avenue encroaches over the
existing lot line and into the 1043 Park Avenue property. The applicant intends to
relocate the property line approximately 3.5 feet at the east (front) side of the property
and approximately 6.5 feet at the west (rear) side of the property in order to maintain a
minimum 3 foot side yard setback from the house at 1043 Park Avenue, which complies
with Building Code requirements. The relocation will create a side yard setback for
1043 Park Avenue of 3 feet and a side yard setback for 1049 Park Avenue of 2.36 feet.
The modification to the existing property line between 1043-1049 Park Avenue will
eliminate the encroachment of the historic 1049 Park Avenue house into the 1043 Park
Avenue property, while also allowing 1043 Park Avenue to meet International Building
Code separation requirements for fire safety.
The following conditions will exist following the plat amendment:
Proposed Conditions:
1043 Park Avenue (Lot 2)
1049 Park Avenue- (Lot 1)
Lot Size
2,994.7 square feet
2,630.4 square feet
Allowed Footprint
1,265.43 square feet
1,134.49 square feet
At the recommendation of the Development Review Committee (DRC) and the Building
Department, the applicant has located the new property line between 1043 and 1049
Park Avenue to be 3 feet from 1043 Park Avenue and 2.36 feet from 1049 Park Avenue
(see Exhibit F). This will allow 1043 Park Avenue to meet the required three foot (3’)
side yard setback and comply with the International Building Code (IBC) requirements
for fire ratings. The relocation of the existing lot line will also resolve the encroachment
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of 1049 Park Avenue and provide the structure with a 2.36 foot side yard setback along
the south side of the property. Historic structures that do not comply with Building
Setbacks are valid complying structures per LMC 15-2.2-4.
As part of the renovation of 1049 Park Avenue, a deck was constructed over the
existing property line into the 1043 Park Avenue property, now owned by the same
owner. The applicant is working with the City to remove a portion of the new deck at
1049 Park Avenue in order to resolve the encroachment. Decks, not more than thirty
inches (30”) in height above Final Grade are permitted in the setback, and this deck
does not exceed thirty inches (30”) in height. Condition of Approval #7 has been added
to this plat amendment to guarantee that the work is completed.
The submitted survey also reveals a number of encroachments:
 At 1043 Park Avenue, the historic house extends two feet (2’) over the south
property line into the 1035 Park Avenue property. Further, the hot tub
encroaches two feet (2’) over the rear (west) property line, and there is an
existing block patio that extends over the 1043-1035 Park Avenue lot line in the
south side yard.
 At 1049 Park Avenue, the historic house extends three feet (3’) over the property
line and the historic front porch is built to property line. The deck at 1049 Park
Avenue extends to the south wall of the historic house, and encroaches
approximately five feet (5’) over the existing property line. By relocating the
property line between 3.5 and 6.5 feet to the south, the encroachments at 1049
Park Avenue will be resolved. Staff has added Condition of Approval #4
requiring that the applicant address all encroachments on the site which will exist
after the proposed lot line amendment prior to plat recordation.
The City Engineer will also require two (2) – ten foot (10’) snow storage easements to
be granted along the front and rear property lines of 1043 Park Avenue to address
street frontages, per Condition of Approval #3; public snow storage easements have
already been granted as part of the 1049 Park Avenue Subdivision and shall remain
along Park Avenue.
Good Cause
Staff finds good cause for this Plat Amendment. By relocating the property line between
1043 and 1049 Park Avenue 3.5 to 6.5 feet to the south, the historic house at 1049 Park
Avenue will no longer encroach into the 1043 Park Avenue property. The plat
amendment will also address existing encroachments that exist on both properties.
Interior lot lines between Lots 11 and 12 and Lots 11 and 22 will also be removed at
1043 Park Avenue. Finally, public snow storage and utility easements will be provided
on the lots.
Process
The approval of this plat amendment application by the City Council constitutes Final
Action that may be appealed following the procedures found in LMC § 15-1-18.
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Department Review
This project has gone through an interdepartmental review. No further issues were
brought up at that time.
Notice
The property was posted and notice was mailed to property owners within 300 feet on
January 27, 2016. Legal notice was also published in the Park Record according to
requirements of the Land Management Code on January 23, 2016.
Public Input
No public input has been received by the time of this report.
Alternatives
 The Planning Commission may forward positive recommendation to the City
Council for the 1043 & 1049 Park Avenue Plat Amendment as conditioned or
amended; or
 The Planning Commission may forward a negative recommendation to the City
Council for the 1043 & 1049 Park Avenue Plat Amendment and direct staff to
make Findings for this decision; or
 The Planning Commission may continue the discussion on 1043 & 1049 Park
Avenue Plat Amendment.
Significant Impacts
There are no significant fiscal or environmental impacts from this application.
Consequences of not taking the Planning Department's Recommendation
The site would remain as is. The historic structure at 1049 Park Avenue will continue to
encroach into the 1043 Park Avenue property. Any new development to occur at 1043
Park Avenue will be required to be built to setbacks determined by the property’s interior
lot lines, and encroachments on this property, such as the hot tub and patio, will not be
resolved. Further, the City will not gain the additional snow storage easements at 1043
Park Avenue.
Summary Recommendation
Staff recommends the Planning Commission hold a public hearing for the 1043 & 1049
Park Avenue Plat Amendment located at the same address and consider forwarding a
positive recommendation to the City Council based on the Findings of Fact, Conclusions
of Law, and Conditions of Approval as found in the draft ordinance.
Exhibits
Exhibit A – Draft Ordinance with Proposed Plat (Attachment 1)
Exhibit B – Survey
Exhibit C – County Tax Map
Exhibit D – Aerial Photographs with 500’ Radius
Exhibit E– Site Photographs
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Exhibit F—Structures Relative to Proposed Property Line
Exhibit G – 3.20.14 1049 Park Avenue City Council Report
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Exhibit A – Draft Ordinance
Ordinance No. 16-XX
AN ORDINANCE APPROVING THE 1043 & 1049 PARK AVENUE PLAT
AMENDMENT LOCATED AT 1043 AND 1049 PARK, PARK CITY, UTAH.
WHEREAS, the owners of the properties located at 1043 and 1049 Park Avenue have
petitioned the City Council for approval of the Plat Amendment; and
WHEREAS, the property was properly noticed and posted according to the
requirements of the Land Management Code; and
WHEREAS, proper legal notice was sent to all affected property owners; and
WHEREAS, the Planning Commission held a public hearing on February 10, 2016, to
receive input on plat amendment; and
WHEREAS, the Planning Commission, on February 10, 2016, forwarded a ____
recommendation to the City Council; and,
WHEREAS, on March 3, 2016, the City Council held a public hearing to receive input on
the plat amendment; and
WHEREAS, it is in the best interest of Park City, Utah to approve the 1043 & 1049 Park
Avenue Plat Amendment.
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as
follows:
SECTION 1. APPROVAL. 1043 & 1049 Park Avenue Plat Amendment as shown in
Attachment 1 is approved subject to the following Findings of Facts, Conclusions of
Law, and Conditions of Approval:
Findings of Fact:
1. The properties are located at 1043 and 1049 Park Avenue.
2. The properties are located in the Historic Residential (HR-1) District.
3. The subject property consists of all of the 1049 Park Avenue Subdivision, recorded
in 2013, as well as 1043 Park Avenue, which contains the north half (1/2) of Lot 11,
the south 20 feet of Lot 12, and the north half (1/2) of Lot 22, Block 4, Snyder’s
Addition to Park City.
4. The applicant is proposing to add the north five feet (5’) of Lot 12 to Lot 13, changing
the location of the lot line between 1049 and 1043 Park Avenue so that each historic
house on its own lot. Additionally, this will remove the lot line which runs through the
historic house at 1043 Park Avenue.
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5. The house at 1043 Park Avenue is listed as “Significant” on Park City’s Historic Sites
Inventory; the house at 1049 Park Avenue is listed as “Landmark.”
6. The proposed Plat Amendment creates two (2) lots of record from the existing one
(1) lot, two (2)-half (1/2) lots, and one partial lot.
7. The Plat Amendment removes one (1) lot line going through the historic house at
1043 Park Avenue, and the interior lot line separating Lots 11 and 22.
8. The Plat Amendment also resolves the encroachment of the historic house at 1049
Park Avenue encroaching over the existing property line and into the 1043 Park
Avenue property.
9. The proposed Plat Amendment combines the property into two (2) lots. 1043 Park
Avenue (Lot 2) will contain 2,994.7 square feet and 1049 Park Avenue (Lot 1) will
contain 2,630.4 square feet.
10. A single-family dwelling is an allowed use in the District.
11. The minimum lot area for a single-family dwelling is 1,875 square feet. The
proposed lots meet the minimum lot area for single-family dwellings.
12. The minimum lot width required is twenty-five feet (25’). The proposed lots meet the
minimum lot width requirement.
13. At 1043 Park Avenue, the maximum building footprint allowed based on proposed
lot size of 2,994.7 square feet is 1,265.43 square feet.
14. At 1049 Park Avenue, the maximum building footprint allowed based on the
proposed lot size of 2,630.4 square feet is 1,134.49 square feet.
15. The minimum front/rear yard setback for 1043 Park Avenue is fifteen feet (15’)
based on the lot depth. The minimum total front/rear yard setback is thirty feet (30’).
16. The minimum front/rear yard setback for 1049 Park Avenue is twelve feet (12’)
based on the lot depth. The minimum total front/rear yard setbacks for both lots are
twenty-five feet (25’).
17. The minimum side yard setbacks for both lots are three feet (3’) based on the lot
width. 1043 Park Avenue currently has side yard setbacks of seven feet (7’) on the
north and 0 feet on the south. 1049 Park Avenue currently has a side yard setback
of three feet (3’) on the north and 0 feet on the south. Both historic houses encroach
over their prospective south property lines.
18. Per LMC § 15-2.2-4 indicates that historic structures that do not comply with building
setbacks are valid complying structures. 1043 and 1049 Park Avenue are valid
complying structures.
19. At 1043 Park Avenue, the existing historic house encroaches approximately two feet
(2’) over the south property line and into the 1035 Park Avenue property. The hot
tub and block patio also encroach two feet (2’) over the west (rear) property line.
20. At 1049 Park Avenue, the existing historic house encroaches approximately 3 feet
(3’) over the south property line and into the 1043 Park Avenue property. There is a
deck, constructed in 2015, that encroaches five feet (5’) over the current property
line.
21. 1043 and 1049 Park Avenue are located in a FEMA Flood Zone X.
22. All findings within the Analysis section and the recitals above are incorporated herein
as findings of fact.
Conclusions of Law:
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1. There is good cause for this Plat Amendment.
2. The Plat Amendment is consistent with the Park City Land Management Code and
applicable State law regarding lot combinations.
3. Neither the public nor any person will be materially injured by the proposed Plat
Amendment.
4. Approval of the Plat Amendment, subject to the conditions stated below, does not
adversely affect the health, safety, and welfare of the citizens of Park City.
Conditions of Approval:
1. The City Planner, City Attorney, and City Engineer will review and approve the final
form and content of the plat for compliance with State law, the Land Management
Code, and the conditions of approval, prior to recordation of the plat.
2. The applicant will record the plat at the County within one year from the date of City
Council approval. If recordation has not occurred within one (1) years’ time, this
approval for the plat will be void, unless a request for an extension is made in writing
prior to the expiration date and an extension is granted by the City Council.
3. A ten feet (10’) wide public snow storage easement will be required along the Park
Avenue and Woodside Avenue frontages of 1043 Park Avenue; the existing public
snow storage easements along Park Avenue at 1049 Park Avenue shall remain.
4. At 1043 Park Avenue, the applicant shall address the encroachment of the historic
house onto the 1035 Park Avenue site.
5. At 1043 Park Avenue, the applicant shall also remove or enter into an encroachment
agreement for the encroaching hot tub and block patio prior to plat recordation.
6. Modified 13-D sprinklers will be required for new construction by the Chief Building
Official at the time of review of the building permit submittal and shall be noted on
the final Mylar prior to recordation.
7. At 1043 Park Avenue, vehicular access to the site shall be limited to Woodside
Avenue.
8. A portion of the new deck at 1049 Park Avenue shall be removed to the property line
in order to resolve the encroachment. Decks, not more than thirty inches (30”) in
height above Final Grade are permitted in the setback, and this deck does not
exceed thirty inches (30”) in height.
SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication.
PASSED AND ADOPTED this 3rd day of March, 2016.
PARK CITY MUNICIPAL CORPORATION
________________________________
Jack Thomas, MAYOR
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ATTEST:
____________________________________
City Recorder

APPROVED AS TO FORM:
________________________________
Mark Harrington, City Attorney
Attachment 1 – Proposed Plat
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Exhibit B
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Exhibit C
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Exhibit D
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Exhibit E
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Exhibit F

Planning Commission Packet February 10, 2016

Page 241 of 306

Exhibit G

&LW\&RXQFLO
6WDII5HSRUW

$SSOLFDWLRQ
6XEMHFW
$XWKRU

3ODQQHU
'DWH 

7\SHRI,WHP

3/
3DUN$YHQXH6XEGLYLVLRQ
$Q\D*UDKQ+LVWRULF3UHVHUYDWLRQ
0DUFK
$GPLQLVWUDWLYH±3ODW$PHQGPHQW

6XPPDU\5HFRPPHQGDWLRQV
Staff recommends the City Council hold a public hearing for the 1049 Park Avenue
Subdivision located at the same address, and consider approving the proposed plat
amendment based on the findings of fact, conclusions of law and conditions of approval
as found in the draft ordinance.
'HVFULSWLRQ
Applicant:
Location:
Zoning:
Adjacent Land Uses:
Reason for Review:

Dave Baglino, Wasatch Engineering Contractors
1049 Park Avenue
Historic Residential (HR-1) District
Residential condominiums, single-family residential, vacation
rentals
Plat approval requires City Council review and approval

3URSRVDO
The applicant is requesting a Plat Amendment for the purpose of combining the north
five feet (5’) of Lot 12 and all of Lot 13 of Block 4 of Snyder’s Addition to the Park City
Survey. There is an existing historic home on the property identified as a Landmark on
the City’s Historic Sites Inventory (HSI) that straddles the lot line between Lots 12 and
13, and encroaches into the neighboring property to the south by two (2’) to three (3’)
feet. The applicant wishes to combine the lots in order to move forward with a Historic
District Design Review (HDDR) approval.
3XUSRVH
The purpose of the Historic Residential (HR-1) District is to:
(A) Preserve present land Uses and character of the Historic residential Areas of
Park City,
(B) Encourage the preservation of Historic Structures,
(C) Encourage construction of Historically Compatible Structures that contribute
to the character and scale of the Historic District and maintain existing
residential neighborhoods,
(D) Encourage single family Development on combinations of 25’ x 75’ Historic
Lots,
(E) Define Development parameters that are consistent with the General Plan
policies for the Historic core, and
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(F) Establish Development review criteria for the new Development on Steep
Slopes which mitigate impacts to mass and scale and the environment.
%DFNJURXQG
The 1049 Park Avenue property is listed on the Historic Sites Inventory (HSI) as a
“Landmark” site which includes a two (2) story frame hall-parlor house. The house has
had minimal changes, the most significant of which is the reconstruction of the front
porch with a pediment above the entrance. The hall-parlor form is the earliest type to
be built in Park City and is one (1) of three (3) of the most common house types built in
Park City during the Mining Era. The site was individually nominated to the National
Register of Historic Places in 1984 as part of the Park City Mining Boom Era
Residences Thematic District, but was not listed due to the owner’s objection. Because
the site retains its historic integrity and is eligible for the National Register, it has been
designated as “landmark” on the City’s HSI.
On May 29, 2013, the Planning Department received a Historic District Design Review
(HDDR) application for the renovation of 1049 Park Avenue, which included
constructing a new addition at the rear of the historic structure. The HDDR application
was approved on July 18, 2013; however, the Building Department was unable to issue
a building permit for the construction of a new basement addition which would occur on
the adjacent property. Though a maintenance easement existed, the City required the
applicant to submit a consent letter from the neighboring property owner that provided
their permission to build the basement over the shared property line. Further analysis
revealed that a root cellar and crawl space existed beneath the historic structure. The
root cellar is approximately seven feet ten inches (7’10”) in height and encroaches
approximately three feet (3’) into the 1043 Park Avenue property. A crawlspace is
beneath the remainder of the structure and is roughly three feet ten inches (3’10”) in
height. A portion of the crawlspace also encroaches approximately two feet (2’) into the
neighboring property.
The Planning Director determined that the replacement of the existing root cellar and
foundation with a new basement foundation did not increase the degree of the existing
foundation’s nonconformity on February 10, 2014 (Exhibit F).
During this analysis, it was also discovered that the applicant needed to complete a plat
amendment in order to remove the interior property line. A revised HDDR action letter
was sent to the applicant on February 10, 2014, that added a Condition of Approval that
no building permit would be issued prior to the recordation of the subdivision plat
amendment.
In January 2014, the applicant applied for a plat amendment in order to move forward
with the approved HDDR. The applicant requested that the Planning Commission
forward a positive recommendation to City Council for a plat amendment combining the
north five feet (5’) of Lot 12 and all of Lot 13 of Block 4 of the Snyder’s Addition to Park
City. The existing landmark historic structure encroaches over the interior lot line and
on to the property at 1043 Park Avenue. This encroachment increases from east to
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west, varying from two feet (2’) to three feet (3’). The square footage of the
encroachment is 47.5 square feet.
1043 Park Avenue, the parcel directly to the south of 1049 Park Avenue, contains the
north half of lot 11, the south twenty feet (20’) of lot 12, and the north half of lot 22 of
Block 4 of Snyder’s Addition. This lot contains approximately 3,375 square feet, or 0.07
acres. It is not a substandard lot. Further, the site is listed as “Significant” in the City’s
Historic Site Inventory.
The Planning Commission held a Public Hearing and voted unanimously (5-0) to
forward a positive recommendation of the 1049 Park Avenue Subdivision on February
19, 2014. Public comment was provided at this meeting in regards to the parking
conditions on Sampson Avenue.
$QDO\VLV
The home currently straddles the lot line between Lots 12 and 13 of Block 4 of the
Snyder’s Addition. The plat amendment is necessary in order for the applicants to make
the necessary improvements to the site, which were approved as part of the Historic
District Design Review (HDDR) on July 18, 2013.

Lot Size
Setbacks
Front (West)
Rear (East)
Side (North)

+5=RQH
([LVWLQJ&RQGLWLRQV
3URSRVHG
'HVLJQDWLRQ
&RQGLWLRQV
1,850 SF
2,250 SF
2,250 SF
10 ft.
10 ft.
3 ft.

Side (South)

3 ft.

Height above
existing grade

27 ft.

18.5 ft. (porch) ; complies
19 ft.; complies
2 ft. ; valid complying
(historic)
0 ft. (encroaches 2-3ft,
increasing to the west);
valid complying (historic)
23.5 ft.

18.5 ft.
10 ft.
2 ft.
0 ft. (encroaches 23 ft. increasing to
the west.)
26.5 ft. (new rear
addition)

The proposed plat amendment does not increase any degree of nonconformity with
respect to setbacks. The plat amendment would remove existing encroachments over
the interior lot lines. The additions to the landmark structure would be required to meet
the current setback requirements.
In running the footprint formula, the total allowed footprint on this lot is 991.4 SF. The
historic structure encroaches 47.5 feet onto the property at 1043 Park Avenue. The
total footprint of the historic building and new addition will be 1,035.75 square feet;
however, only 988.25 square feet of this footprint will be located on the 1049 Park
Avenue property because the remaining 47.5 square feet is located on the property at
1043 Park Avenue. As has been the standard in Park City, the 47.5 SF that encroach
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will be deducted from the total allowed footprint at 1043 Park Avenue. With the
reduction of the encroachment, 1043 Park Avenue would be able to have a footprint of
approximately 1,348.5 square feet; the total allowed square footage for that property is
1,396 square feet based on the survey (see Exhibit E).
As seen in the following chart, the current size of the historic structure at 1049 Park
Avenue is similar in size to other historic structures in the neighborhood. The proposed
addition is relatively small due to the footprint limitations and will not create a house that
is larger than those seen in the neighborhood. The chart below shows the approximate
house size for other historic structures on the 1000 block of Park Avenue.

$GGUHVV
<HDU%XLOW /RW6L]H   ([LVWLQJ6) 0D[
+LVWRULFDO
)RRWSULQW
6LJQLILFDQFH
1000 Park
2002
100,928.52
Condo
Non-Historic
SF
Development
1001 Park
1984
1,875 SF
1,620 SF
844 SF
Non-Historic
1005 Park
1993
1,875 SF
1,520 SF
844 SF
Non-Historic
1011 Park
1968
1,875 SF
1,059 SF
844 SF
Non-Historic
1015 Park
1894
1,875 SF
1,049 SF
844 SF
Significant
1021 Park
1901
3,750 SF
980 SF
1,519 SF
Landmark
1025 Park
1993
1,875 SF
1,834 SF
844 SF
Non-Historic
1030 Park
1971
14,810 SF
1,071 SF
3222 SF
Non-Historic
1035 Park
1982
11,250 SF
Condo
Non-Historic
Development
1043 Park
1905
3,375 SF
1,204 SF
1,396 SF
Significant
1049 Park
1910
2,250.04 SF 1,171 SF
991.4
Landmark
1059 Park
1904
2,613.6 SF
848 SF
1,128.31
Significant
1060 Park
1946
13,939.2 SF 953 SF
3,184.46
Significant
1062 Park
1926
3,750 SF
605 SF
1,519 SF
Landmark
1064 Park
Vacant Lot
6,969.6
N/A
2,355.55
Non-Historic
1063 Park
1920
3,049.2
857
1,284.53
Landmark

The amendment of one (1) partial lot and one (1) full lot is not uncommon in Old Town,
and the 1049 Park Avenue Subdivision is in keeping with the lot sizes already in
existence in this neighborhood. The smallest lot size on this block is 1,875, or a
traditional twenty-five by seventy-five foot (25’x75’) Old Town Lot. The largest lot size is
at 1000 Park Avenue and includes the three (3) condominium structures facing Deer
Valley Drive. The second largest is at 1030 Park Avenue and is 14,810 square feet; this
is the location of Prudential Real Estate Office. The average lot size, not including the
development at 1000 Park Avenue is 4,958 square feet, and the property at 1049 Park
Avenue is roughly forty-five percent (45%) of the average lot size.
Aside from an HDDR and Building Permit, if the applicant wishes to add an addition to
the house, there are no other regulatory processes anticipated for this property. The
site is not on a steep slope.
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*RRG&DXVH
Planning Staff believes there is good cause for the application. Combining the lots will
allow the property owner to move forward with site improvements, which include
restoring the historic landmark house and adding a rear addition. If left un-platted, the
property remains as is. Moreover, the plat amendment will resolve the issue of the
existing landmark structure straddling interior lot lines. The plat amendment will also
utilize best planning and design practices, while preserving the character of the
neighborhood and of Park City and furthering the health, safety, and welfare of the Park
City community.
Staff finds that the plat will not cause undo harm on any adjacent property owner
because the proposal meets the requirements of the Land Management Code (LMC)
and all future development will be reviewed for compliance with requisite Building and
Land Management Code requirements. In approving the plat, the City will gain one (1)
ten foot (10’) snow storage easement along Park Avenue as well as resolve the existing
building encroachments over interior lot lines. The applicant cannot move forward with
this addition until the plat amendment has been recorded.
3URFHVV
The approval of this plat amendment application by the City Council constitutes Final
Action that may be appealed following the procedures found in LMC 15-1-18.

'HSDUWPHQW5HYLHZ
This project has gone through an interdepartmental review. No additional issues were
raised regarding the subdivision.
1RWLFH
The property was posted and notice was mailed to property owners within 300 feet.
Legal notice was published in the Park Record.
3XEOLF,QSXW
No public input was provided at the February 26, 2014, Planning Commission.
$OWHUQDWLYHV
x The City Council may approve the 1049 Park Avenue Subdivision as conditioned
or amended; or
x The City Council may deny the 1049 Park Avenue Subdivision and direct staff to
make Findings for this decision; or
x The City Council may continue the discussion on the 1049 Park Avenue
Subdivision; or
x The City Council may remand the item back to the Planning Commission for
specific discussion on topics and/or findings.
6LJQLILFDQW,PSDFWV
There are no significant fiscal or environmental impacts from this application.

Planning Commission Packet February 10, 2016

28

Page 246 of 306

&RQVHTXHQFHVRIQRWWDNLQJWKH6XJJHVWHG5HFRPPHQGDWLRQ
The proposed plat amendment would not be recorded and one (1) and one-half (1/2)
existing lots would not be adjoined. Any additions to or renovations of the historic house
would not be permitted because the interior lot line runs through the house.
5HFRPPHQGDWLRQ
Staff recommends the City Council hold a public hearing for the 1049 Park Avenue
Subdivision, and consider approve the 1049 Park Avenue Subdivision based on the
findings of fact, conclusions of law, and conditions of approval as found in the draft
ordinance.
([KLELWV
Exhibit A – Draft Ordinance with Proposed Plat
Exhibit B – Existing Conditions Survey
Exhibit C – Vicinity Map/Aerial Photograph and streetscape photos
Exhibit D – Plat Map
Exhibit E – Survey of 1043 Park Avenue
Exhibit F – Planning Director Determination Letter, 2.10.14
Exhibit G – Planning Commission Minutes, 2.12.14
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([KLELW$±'UDIW2UGLQDQFHZLWK3URSRVHG3ODW
Ordinance 14$125',1$1&($33529,1*7+(3$5.$9(18(68%',9,6,213/$7
/2&$7('$73DUN$YHQXH3$5.&,7<87$+
WHEREAS, the owner of the property located at 1049 Park Avenue, has
petitioned the City Council for approval of the plat amendment; and
WHEREAS, the property was properly noticed and posted according to the
requirements of the Land Management Code; and
WHEREAS, proper legal notice was sent to all affected property owners; and
WHEREAS, the Planning Commission held a public hearing on February 26,
2014 to receive input on the proposed subdivision;
WHEREAS, on February 26, 2014 the Planning Commission forwarded a
positive recommendation to the City Council; and,
WHEREAS, on March 20, 2014 the City Council held a public hearing on the
proposed plat amendment; and
WHEREAS, it is in the best interest of Park City, Utah to approve the proposed
1049 Park Avenue Subdivision.
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as
follows:
6(&7,21$33529$/ The above recitals are hereby incorporated as
findings of fact. The 1049 Park Avenue Subdivision as shown in Attachment 1 is
approved subject to the following Findings of Facts, Conclusions of Law, and Conditions
of Approval:
)LQGLQJVRI)DFW
1. The property is located at 1049 Park Avenue within the Historic Residential (HR-1)
Zoning District.
2. The applicants are requesting to combine the north five (5) feet of Lot 12 and all of
Lot 13 of Block 4, Snyder’s Addition into one (1) Parcel.
3. The plat amendment is necessary in order for the applicant to move forward with an
HDDR for the purpose of a rear yard addition to the historic house.
4. The amended plat will create one new 2,250.04 square foot lot.
5. The existing historic 1,171 square foot home is listed as “Landmark” on the Historic
Sites Inventory (HSI).
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6. Per Land Management Code (LMC) 15-2.2-4 Historic Structures that do not comply
with building setbacks, off-street parking, and driveway location standards are valid
Complying Structures. The historic structure is a valid complying structure, though it
straddles the property line that separates Lots 12 and 13.
7. The existing historic structure encroaches into the property at 1043 Park Avenue.
The degree of the encroachment increases from two feet (2’) to three feet (3’) from
east to west. The total square footage of the encroachment is 47.5 square feet. A
conditional easement currently exists to address this encroachment.
8. Any proposed additions to the existing historic home require a review under the
adopted 2009 Design Guidelines for Historic Districts and Historic Sites through the
HDDR process.
9. The maximum allowed building footprint allowed on the lot is 991.3 square feet. The
applicant intends to construct a new rear addition and renovate the existing historic
home. Following the renovation, the total footprint of the house will be 1035.75
square feet; however, only 988.25 square feet of this footprint will be located on the
1049 Park Avenue property. The remaining 47.5 square feet of the encroachment is
located at 1043 Park Avenue.
10. The amendment of one and one-half (1.5) lots would be smaller than the average
size of lot combinations on Park Avenue and is in keeping with the traditional size of
development on the 1000 block of Park Avenue.
11. New additions to the rear of the historic home require adherence to current setbacks
as required in the HR-1 District, as well as be subordinate to the main dwelling in
terms of size, setback, etc., per the requirements of the adopted 2009 Design
Guidelines for Historic Districts and Historic Sites.
12. On May 29, 2013, the Planning Department received a Historic District Design
Review (HDDR) application for the renovation of 1049 Park Avenue, which included
constructing a new addition at the rear of the historic structure. The HDDR
application was approved on July 18, 2013; however, no building permit can be
issued prior to the recording of the plat amendment.
13. The approval of the HDDR application was revised on February 10, 2014.
14. There is an existing root cellar and crawlspace beneath the historic building. The
applicant intends to replace this makeshift foundation with a new basement
foundation. The Planning Director determined that a new basement foundation did
not increase the degree of the existing foundation’s nonconformity on February 10,
2014. Rather, the replacement of the existing root cellar and foundation with a new
basement foundation is maintenance and necessary to ensure the longevity of the
historic structure.
15. On January 14, 2014, the applicant applied for a plat amendment in order to move
forward with the approved HDDR. The application was deemed complete on
February 11, 2014.
Conclusions of Law:
1. There is good cause for this plat amendment.
2. The plat amendment is consistent with the Park City Land Management Code and
applicable State law regarding subdivisions.
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3. Neither the public nor any person will be materially injured by the proposed plat
amendment.
4. Approval of the plat amendment, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.
Conditions of Approval:
1. The City Attorney and City Engineer will review and approve the final form and
content of the plat amendment for compliance with State law, the Land Management
Code, and the conditions of approval, prior to recordation of the plat.
2. The applicant will record the plat amendment at the County within one (1) year from
the date of City Council approval. If recordation has not occurred within one (1)
years’ time, this approval for the plat will be void, unless a complete application
requesting an extension is made in writing prior to the expiration date and an
extension is granted by the City Council.
3. No building permit for any work that expands the footprint of the home, or would first
require the approval of an HDDR, shall be granted until the plat amendment is
recorded with the Summit County Recorder’s office.
4. Modified 13-D sprinklers will be required for new construction by the Chief Building
Official at the time of review of the building permit submittal and shall be noted on
the final Mylar prior to recordation.
5. A 10 foot (10’) wide public snow storage easement is required along the street
frontage of the lot along Park Avenue and shall be shown on the plat.
6. Encroachments across property lines must be addressed prior to plat recordation
and shall either be removed or encroachment easements shall be provided.

6(&7,21())(&7,9('$7( This Ordinance shall take effect upon
publication.

PASSED AND ADOPTED this ___day of March, 2014.

PARK CITY MUNICIPAL CORPORATION

________________________________
Jack Thomas, MAYOR
ATTEST:
____________________________________
City Recorder

APPROVED AS TO FORM:
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________________________________
Mark Harrington, City Attorney
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Exhibit F

10 February 2014
Kevin Horn
PO Box 386
Bountiful, UT 84011
Dave Baglino
Wasatch Engineering Contractors, Inc.
1762B Prospector Avenue
Park City, UT 84060

Dear Kevin and Dave:
127,&(2)3/$11,1*',5(&725'(7(50,1$7,21
Project Address:
Project Description:
Project Number:
Date of Action:

1049 Park Avenue
Determination of legal non-complying structure status
for existing landmark structure
HDDR: PL-12-01816; Plat: PL-14-02232
January 28, 2014

$FWLRQ7DNHQ%\3ODQQLQJ'LUHFWRU
The Planning Director has made a determination that the existing structure
located at 1049 Park Avenue is a valid complying structure. According to Land
Management Code Section 15-2.2-4, Historic Structures that do not comply with
building setbacks, off-street parking, and driveway location standards are valid
complying structures. Additions must comply with Building Setbacks, Building
Footprint, driveway location standards, and Building Height.
The proposed basement addition is replacing an existing cellar and crawlspace.
The basement and crawlspace do not meet the setback requirements and
appear to have been built out-of-period. This portion of the house is legal noncomplying and there is a conditional easement in place as the house extends
over the property line. Per LMC 15-9-6(A), any non-complying structure may be
repaired, maintained, altered, or enlarged provided that such repair,
maintenance, alteration, or enlargement shall neither create a new noncompliance nor shall increase the degree of the existing non-compliance of all or
any part of the structure.
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The Planning Director finds that replacing the existing foundation and cellar with
a new basement does not create a new non-compliance nor will it increase the
degree of the existing non-compliance of all or any part of the basement
structure.
Similarly, there is an existing non-complying out-of-period (non-historic) one-story
addition along the north property line that does not currently comply with
setbacks. The walls of this structure are comprised of tin panels atop limited stud
wall construction. Some wood wall construction has rotted along the north
elevation, near finished grade. During the renovation, these walls will be
replaced with new walls that meet the International Building Code (IBC). This will
be completed in an effort to repair the existing structure.
The Planning Director has made this determination based on the following
findings of fact and conditions of approval:
Findings of Fact:
1. The property is located at 1049 Park Avenue.
2. The property is located in the Historic Residential (HR-1) District, and is
subject to all the requirements of the Park City Land Management Code
(LMC) and the 2009 updates to the Park City Design Guidelines for Historic
Districts and Historic Sites.
3. The lot contains an existing historic “landmark” house.
4. The area of the lot is 2,250 square feet. The minimal lot size in the HR-1
zoning district is 1,875 square feet.
5. Per LMC 15-2.2-4, Historic Structures that do not comply with Building
Setbacks, Off-street parking, and driveway location standards are valid
complying structures. The existing historic structure encroaches over the
south property line and a non-historic one-story addition does not meet the
current side yard setbacks along the north property line. No on-site parking is
currently available.
6. A conditional easement was recorded with the county on May 3, 2004, for the
maintenance of the encroaching historic structure over the neighboring
property to the south. The historic structure encroaches by approximately two
feet (2’) to three feet (3’), increasing from east to west.
7. The historic structure will be elevated twenty-four inches (24”) in order to pour
a new basement foundation to follow the footprint of the existing structure and
new addition. Per Design Guidelines B.3.2, the basement foundation will not
significantly diminish the original placement, orientation, and grade of the
historic building. No more than two feet (2’) of the new foundation will be
visible above the finished grade on the primary and secondary facades.
8. The setback requirements for the lot are three feet (3’) for the side yards and
ten feet (10’) in the front and rear yards. The existing structure does not meet
the setback requirements.
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9. On July 18, 2013, a Historic District Design Review (HDDR) application was
approved by Planning Staff for an exterior remodel of the structure. A revised
Action Letter was sent on February 10, 2014.
10. The structure complies with the 27 foot height limit.

Conditions of Approval:
1. All Standard Project Conditions shall apply.
2. City approval of a construction mitigation plan is a condition precedent to the
issuance of any building permits. The plan shall include a phasing, timing,
staging, and coordination of construction with adjacent projects to address
mitigation of neighborhood impacts due to the high volume of construction in
this neighborhood.
3. City Engineer review and approval of all construction, including grading, utility
installation, public improvements and drainage plans, and construction within
the ROW, for compliance with the City standards is a condition precedent to
building permit issuance.
4. No building permits shall be issued for this project until the final plans for the
building remodel are reviewed and approved by the Planning Department
staff for compliance with the Historic District Design Review and conditions as
approved on July 18, 2013 and revised on February 10, 2014.
5. A final landscape plan shall be submitted for approval by the Planning
Department and the landscaping shall be complete prior to issuance of a
Certificate of Occupancy for the structure.
6. No building permit shall be issued prior to recording the plat amendment.

Sincerely,

Thomas E. Eddington, Jr. AICP, LLA
Park City Planning Director

CC: Anya Grahn, Historic Preservation Planner
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Planning Commission Meeting
February 26, 2014
Page 3

MOTION: Commissioner Strachan moved to CONTINUE the public hearing on 901 Norfolk
Avenue plat amendment to March 12, 2014. Commissioner Joyce seconded the motion.
VOTE: The motion passed unanimously.


5(*8/$5$*(1'$– Discussion, public hearing, action.


3DUN$YHQXH6XEGLYLVLRQ

$SSOLFDWLRQ3/ 

Planner Anya Grahn reviewed the application for a plat amendment for the property located
at 1049 Park Avenue. A historic house is located on the property. The lot consists of one
Old Town lot and an additional two to three feet of the north half of Lot 12, which is directly
to the south. The applicant was requesting to remove an interior lot line in order to move
forward with renovation plans for the house.
Planner Grahn noted that the existing house encroaches approximately 48 feet on to the
neighboring property, which is typical on Park Avenue. When the street was resurveyed all
the lot lines shifted and the encroachments occurred. A conditional easement with the
neighbor allows them to do maintenance.
Planner Grahn stated that the requested plat amendment was standard procedure for
removing an interior lot line. Once the interior lot line is removed, the lot would be slightly
larger than a standard Old Town lot; but still relatively small compared to other lots in the
neighborhood. In addition to the lot line combination allowing the applicant to move forward
with his renovation plan, the City would also gain a ten-foot snow storage easement across
the front of the property.
The Staff recommended that the Planning Commission conduct a public hearing for the
subdivision and consider forwarding a positive recommendation to the City Council based
on the findings of fact, conclusions of law and conditions of approval outlined in the Staff
report.
Kevin Horn, the project architect, noted that the Staff report did not mention that the
applicant had a signed letter from the neighbor giving consent for the plat amendment to
move forward.
Chair Worel opened the public hearing.
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Planning Commission Meeting
February 26, 2014
Page 4
There were no comments.
Chair Worel closed the public hearing.
MOTION: Commissioner Strachan moved to forward a POSITIVE recommendation for the
plat amendment at 1049 Park Avenue based on the Findings of Fact, Conclusions of Law
and Conditions of Approval found in the draft ordinance. Commissioner Joyce seconded
the motion.
VOTE: The motion passed unanimously.
Findings of Fact – 1049 Park Avenue
1. The property is located at 1049 Park Avenue within the Historic Residential (HR-1)
Zoning District.
2. The applicants are requesting to combine the north five (5) feet of Lot 12 and all of
Lot 13 of Block 4, Snyder’s Addition into one (1) Parcel.
3. The plat amendment is necessary in order for the applicant to move forward with an
HDDR for the purpose of a rear yard addition to the historic house.
4. The amended plat will create one new 2,250.04 square foot lot.
5. The existing historic 1,171 square foot home is listed as “Landmark” on the Historic
Sites Inventory (HSI).
6. Per Land Management Code (LMC) 15-2.2-4 Historic Structures that do not comply
with building setbacks, off-street parking, and driveway location standards are valid
Complying Structures. The historic structure is a valid complying structure, though it
straddles the property line that separates Lots 12 and 13.
7. The existing historic structure encroaches into the property at 1043 Park Avenue.
The degree of the encroachment increases from two feet (2’) to three feet (3’) from
east to west. The total square footage of the encroachment is 47.5 square feet. A
conditional easement currently exists to address this encroachment.
8. Any proposed additions to the existing historic home require a review under the
adopted 2009 Design Guidelines for Historic Districts and Historic Sites through the
HDDR process.
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Planning Commission Meeting
February 26, 2014
Page 5
9. The maximum allowed building footprint allowed on the lot is 991.3 square feet. The
applicant intends to construct a new rear addition and renovate the existing historic
home. Following the renovation, the total footprint of the house will be 1035.75
square feet; however, only 988.25 square feet of this footprint will be located on the
1049 Park Avenue property. The remaining 47.5 square feet of the encroachment is
located at 1043 Park Avenue.
10. The amendment of one and one-half (1.5) lots would be smaller than the average
size of lot combinations on Park Avenue and is in keeping with the traditional size of
development on the 1000 block of Park Avenue.
11. New additions to the rear of the historic home require adherence to current setbacks
as required in the HR-1 District, as well as be subordinate to the main dwelling in
terms of size, setback, etc., per the requirements of the adopted 2009 Design
Guidelines for Historic Districts and Historic Sites.
12. On May 29, 2013, the Planning Department received a Historic District Design
Review (HDDR) application for the renovation of 1049 Park Avenue, which included
constructing a new addition at the rear of the historic structure. The HDDR
application was approved on July 18, 2013; however, no building permit can be
issued prior to the recording of the plat amendment.
13. The approval of the HDDR application was revised on February 10, 2014.
14. There is an existing root cellar and crawlspace beneath the historic building. The
applicant intends to replace this makeshift foundation with a new basement
foundation. The Planning Director determined that a new basement foundation did
not increase the degree of the existing foundation’s nonconformity on February 10,
2014. Rather, the replacement of the existing root cellar and foundation with a new
basement foundation is maintenance and necessary to ensure the longevity of the
historic structure.
15. On January 14, 2014, the applicant applied for a plat amendment in order to move
forward with the approved HDDR. The application was deemed complete on
February 11, 2014.
Conclusions of Law – 1049 Park Avenue
1. There is good cause for this plat amendment.
2. The plat amendment is consistent with the Park City Land Management Code and
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Planning Commission Meeting
February 26, 2014
Page 6
applicable State law regarding subdivisions. 3. Neither the public nor any person will be
materially injured by the proposed plat
amendment.
4. Approval of the plat amendment, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.
Conditions of Approval – 1049 Park Avenue
1. The City Attorney and City Engineer will review and approve the final form and
content of the plat amendment for compliance with State law, the Land Management
Code, and the conditions of approval, prior to recordation of the plat.
2. The applicant will record the plat amendment at the County within one (1) year from
the date of City Council approval. If recordation has not occurred within one (1)
years’ time, this approval for the plat will be void, unless a complete application
requesting an extension is made in writing prior to the expiration date and an
extension is granted by the City Council.
3. No building permit for any work that expands the footprint of the home, or would first
require the approval of an HDDR, shall be granted until the plat amendment is
recorded with the Summit County Recorder’s office.
4. Modified 13-D sprinklers will be required for new construction by the Chief Building
Official at the time of review of the building permit submittal and shall be noted on
the final Mylar prior to recordation.
5. A 10 foot (10’) wide public snow storage easement is required along the street
frontage of the lot along Park Avenue and shall be shown on the plat.
6. Encroachments across property lines must be addressed prior to plat recordation
and shall either be removed or encroachment easements shall be provided.


6LOYHU/DNH'ULYH±&RQGLWLRQDO8VH3HUPLWIRU/RFNRXW8QLWV
$SSOLFDWLRQ3/ 

Planner Francisco Astorga handed out public comment he had received over the weekend.
Due to a personal matter he was out of the office and unable to forward the comments to
the Planning Commission prior to the meeting.
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Planning Commission
Staff Report
Subject:
Author:
Project Number:
Date:
Type of Item:

Gateway Estates Replat, Second Amended &
Zoning Map Amendment Request
Francisco Astorga, AICP, Senior Planner
PL-15-03017 & PL-15-03018
10 February 2016
Legislative – Plat Amendment & Zoning Map Amendment

Summary Recommendations
Staff recommends the Planning Commission hold a public hearing for the Gateway
Estates Replat - Second Amended located at 408/410/412 Deer Valley Loop and
consider forwarding a positive recommendation to the City Council based on the
Findings of Fact, Conclusions of Law, and Conditions of Approval as found in the draft
ordinance.
Staff recommends the Planning Commission hold a public hearing for the requested
Zoning Map Amendment from Historic Residential-1 (HR-1) District to Residential-1 (R1) District at 408/410/412 Deer Valley Loop and consider forwarding a positive
recommendation to the City Council based on the Findings of Fact, Conclusions of Law,
and Conditions of Approval as found in the draft ordinance.
Description
Applicant:
Location:
Zoning:
Proposed Zoning:
Adjacent Land Uses:
Reason for Review:

Charles and Judith Tink
represented by Marshall King, Alliance Engineering, Inc.
408/410/412 Deer Valley Loop
Historic Residential-1 (HR-1) District
Residential-1 (R-1) District
Residential
Plat Amendments and Re-zoning applications require
Planning Commission review and City Council review and
action

Proposal
Lots 1, 2, and 3 of the Gateway Estates Replat Subdivision Amended are owned by
Charles and Judith Tink, as tenants in common since 2011. The property owners
request to reconfigure the existing three (3) lots into two (2) lots of record. The property
owners also request to rezone the property from HR-1 to R-1 District.
Background
On December 04, 2015, the City received a completed Plat Amendment application for
the Gateway Estates Replat - Second Amended and a completed Zoning Map
Amendment application requesting to change the zoning from HR-1 to R-1 District. The
property is located at 408/410/412 Deer Valley Loop. The property is in the HR-1
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District. The subject property consists of Lots 1, 2, and 3 of the Gateway Estates Replat
Subdivision Amended. Lot 1 is recognized by Summit County as Parcel GWE-1-Am
(Tax ID). Lot 2 is recognized by Summit County as Parcel GWE-2-Am (Tax ID). Lot 3
is recognized by Summit County as Parcel GWE-3-Am (Tax ID).
Currently, Lot 3 contains a single-family dwelling. The single-family dwelling was built in
2010, after the property owner was able to obtain the proper development permits with
the City. According to Park City Building Department approved records the existing
single-family dwelling is approximately 4,315 square feet, consisting of a the livable
area, basement, and garage.
Plat Amendment History
In March 2000, the City Council approved the Gateway Estates Replat Subdivision.
This Plat Amendment combined eighteen (18) Old Town lots in Block 63 of the Park
City Survey into two (2) lots of record. This plat was recorded in June 2000. See
Exhibit F – Gateway Estates Replat (retired), or partial exhibit below:

In August 2008, the City Council approved the Gateway Estates Replat Subdivision
Amended. This Plat Amendment reconfigured the two (2) approved lots into three (3).
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This Plat Amendment was recorded in March 2009 and the 2000 Plat Amendment was
retired at the County. See Exhibit G – Gateway Estates Replat Amended, or partial
exhibit below:

The current proposal is similar to the 2000 Plat Amendment. See Exhibit A1 – Plat
Amendment Attachment 1 – Proposed Plat, or partial exhibit below:
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Lot A

Lot B

In September 2008, the property owner submitted three (3) Steep Slope Conditional
Use Permits (SSCUPs) and three (3) Historic District Design Review (HDDRs)
applications for the construction of three (3) single-family dwellings, one (1) on each lot.
In April 2009, the Planning Commission approved the SSCUPs and the Planning
Department approved the HDDRs. The property owner at the time, moved forward with
building permit plans for Lot 3, 412 Deer Valley Loop. The property owner did not
submit building permits for Lot 1 or 2 of the Gateway Estates Replat Amended (2009
plat, see Exhibit G) and the remaining approved SSCUPs and HDDRs expired as no
building permits were applied for within one (1) year’s time.
Purpose
The purpose of the HR-1 District is to:
A. preserve present land Uses and character of the Historic residential Areas of
Park City,
B. encourage the preservation of Historic Structures,
C. encourage construction of Historically Compatible Structures that contribute to
the character and scale of the Historic District and maintain existing residential
neighborhoods,
D. encourage single family Development on combinations of 25' x 75' Historic Lots,
E. define Development parameters that are consistent with the General Plan
policies for the Historic core, and
F. establish Development review criteria for new Development on Steep Slopes
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which mitigate impacts to mass and scale and the environment.
The purpose of the Residential R-1 District is to:
A. allow continuation of land Uses and architectural scale and styles of the original
Park City residential Area,
B. encourage Densities that preserve the existing residential environment and that
allow safe and convenient traffic circulation,
C. require Building and Streetscape design that minimizes impacts on existing
residents and reduces architectural impacts of the automobile,
D. require Building design that is Compatible with the topographic terrain and steps
with the hillsides to minimize Grading,
E. encourage Development that protects and enhances the entry corridor to the
Deer Valley Resort Area,
F. provide a transition in Use and scale between the Historic Districts and the Deer
Valley Resort; and
G. encourage designs that minimize the number of driveways accessing directly
onto Deer Valley Drive.
Plat Amendment Analysis HR-1 District
The proposed Plat Amendment reconfigures three (3) lots of record into two (2) lots.
Lot 1 is currently 12,520.76 square feet (0.29 acres). Lot 2 is currently 9,706.57 square
feet (0.22 acres). Lot 3 is 9,840.75 square feet (0.23 acres).
A single-family dwelling is an allowed use in the HR-1 District. The minimum lot area for
a single-family dwelling is 1,875 square feet (approx. 0.04 acres). Proposed Lot A is
19,385 square feet. Proposed Lot B is 12,685 square feet. The proposed lots meet the
minimum lot area for single-family dwellings within the HR-1 District.
A duplex dwelling is a conditional use in the HR-1 District, however; when the three (3)
lot subdivision was approved in 2008/2009, a plat note was placed indicating that
duplexes would not be allowed in this subdivision as stipulated by the property owner at
the time. The current property owner stipulates to continuing this existing plat
note/condition of approval. See Condition of Approval no. 3.
The minimum lot width allowed in the HR-1 District is twenty-five feet (25’). The
proposed width of Lot A is approximately 98 feet. The proposed width of Lot B is
approximately 129 feet. The proposed lots meet the minimum lot width required in the
HR-1 District.
The table below shows applicable development parameters in the HR-1 District:
LMC Regulation

Requirement:

Building Footprint

Lot A: 4,500 square feet max., based on lot size.
Lot B: 3,109.5 square feet max., based on lot size.
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Front & Rear Yard
Side Yard
Building (Zone) Height
Final Grade
Lowest Finish Floor Plane
to Highest Wall Top Plate
Vertical Articulation
Roof Pitch

(see Building Footprint section below)
Lot A: 10 feet, min., based on lot depth.
Lot B: 15 feet, min., based on lot depth.
Lot A: 10 feet, min., 24 feet total, based on lot width.
Lot B: 10 feet, min., 30 feet, total, based on lot width.
No Structure shall be erected to a height greater than
twenty-seven feet (27') from Existing Grade.
Final Grade must be within four vertical feet (4’) of
Existing Grade around the periphery […].
A Structure shall have a maximum height of thirty five
feet (35’) measured from the lowest finish floor plane to
the point of the highest wall top plate […].
A ten foot (10’) minimum horizontal step in the downhill
façade is required […].
Roof pitch must be between 7:12 and 12:12 for primary
roofs. Non-primary roofs may be less than 7:12.

Plat Amendment Analysis R-1 District
The proposed Plat Amendment reconfigures three (3) lots of record into two (2). A
single-family dwelling is an allowed use in the R-1 District. The minimum lot area for a
single-family dwelling is 2,812 square feet (approx. 0.065 acres). Proposed Lot 1 is
19,385 square feet. Proposed Lot 2 is 12,685 square feet. The proposed lots meet the
minimum lot area for a single-family dwelling in the R-1 District.
A duplex dwelling is an allowed use in the R-1 District, however; when the three (3) lot
subdivision was approved in 2008/2009, a plat note was placed indicating that duplexes
would not be allowed in this subdivision as stipulated by the property owner at the time.
The current property owner does not request to undo this existing plat note/condition of
approval. See Condition of Approval no. 3.
A triplex is a conditional use in the R-1 District. The minimum lot area for a triplex
dwelling is 5,625 square feet. The proposed lots meet the minimum lot area for a triplex
dwelling.
The applicant has stipulated to not allow any duplexes on site, to be consisting with the
2008/2009 approved Plat Amendment. A Tripex dwelling is even more intensive than a
duplex. Staff recommends adding a condition of approval in the form of a Plat note that
simply indicates that a triplex dwelling would not be allowed. See Condition of Approval
no. 3.
The minimum lot width allowed in the R-1 District is thirty-seven and one-half feet
(37.5'). The proposed width of Lot A is approximately 98 feet. The proposed width of
Lot B is approximately 129 feet. The proposed lots meet the minimum lot width allowed
in the R-1 District.
The table below shows applicable development parameters in the R-1 District:
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LMC Regulation
Front Yard
Rear Yard
Side Yard

Special Setback
Requirements for
Conditional Uses

Building (Zone)
Height

Requirements
The minimum Front Yard is fifteen feet (15').
New Front Facing Garages for Single Family and Duplex Dwellings
must be at least than twenty feet (20') from the Front Property Line.
The minimum Rear Yard is ten feet (10').
The minimum Side Yard is five feet (5').
Side Yard: The minimum Side Yard is ten feet (10').
Front Yard: The minimum Front Yard is twenty feet (20'). All yards
of Structures fronting on any Streets must be considered Front
Yards for the purposes of determining required Setbacks. Garages
must be a minimum of five feet (5') behind the front facade of the
Main Building or underground.
Rear Yard: The minimum Rear Yard is ten feet (10').
No Structure may be erected to a height greater than the Zone
Height of twenty-eight feet (28') from Existing Grade.
Gable, hip, and similar pitched roofs may extend up to five feet (5')
above the Zone Height, if the roof pitch is 4:12 or greater.

The following requirements below, outlined in the HR-1 District regulations, are not
required in the R-1:
•
•
•
•
•

Building Footprint (max. based on lot size)
Final Grade (+/- 4 around the periphery)
Lowest Finish Floor Plane to Highest Wall Top Plate (35’ max. internal height)
Vertical Articulation (10’ step-back at downhill façade)
Roof Pitch (required from 7:12 - 12:12).

Staff recognizes that with the R-1 District zoning designation, the property owner would
no longer be restricted to these regulations above. Other than Building Footprint, Staff
does not find any issues of concern regarding the R-1 designation of the subject site as
this site is disconnected in terms of connectivity with the rest of the HR-1 District. The
character of this sub-neighborhood is completely different than what is expected in what
Park City is most familiar with the HR-1 District, known as the historic single-family
dwelling neighborhood. Because of its disconnection, the site does not feel like a part
of Old Town. See Zoning Map Amendment Analysis section of this staff report.
Building Footprint
The recorded plat has a maximum footprint table as shown below:

Lot 1

Maximum Footprint Allowed
2243 Sq. Ft.
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Lot 2
Lot 3

1750 Sq. Ft.
1750 Sq. Ft.

In 2008/2009 the City limited the maximum Building Footprint to a combined total of
5,753 square feet. The City was consistent with the 2000 Plat Amendment approval
which limited Lot 1 to 3,150 square feet and Lot 2 to 2,593 square feet, a combined total
of 5,753 square feet. According to the 2000 Plat Amendment approval, remnant lots
north of Deer Valley Loop were used as part of the total footprint calculation formula as
they were dedicated to the City as open space. See Exhibit K – 30 March 200 CC Staff
Report.
The applicant, at this time, requests to rezone the property from HR-1 to R-1. The R-1
District Does not restrict the Building Footprint. Staff recognizes the consistency of the
Maximum Building Footprint regulation that has been followed through the sub-sequent
Plat Amendments which originated from the first in 2000.
Staff recommends adding a condition of approval that would indicate that the combined
maximum footprint of the two (2) lots shall not exceed 5,753 square feet. Staff
recommends limiting the Building Footprint to the original Plat Amendment note which
limited Lot 1 to 3,150 square feet, maximum, and Lot 2 to 2,593 square feet, maximum,
a combined total of 5,753 square feet. See Condition of Approval no. 8.
Access
In 2008/2009 the approved Plat contained an access easement for the benefit of lot 1
and Lot 2 over Lot 2 and Lot 3. See Exhibit G – Gateway Estates Replat Amended, or
partial exhibit below:

The proposed Plat Amendment requests re-platting a similar driveway access easement
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over proposed Lot B for the benefit of proposed lot A. See Condition of Approval no. 7.
Mine Shaft
During the 2008/2009 review of the Plat Amendment and other Land Use applications,
Planning Staff identified two (2) mine shafts onsite near the Lot 1/Lot 2 side property
line. See Exhibit G – Gateway Estates Replat Amended, or partial exhibit above. In
order to mitigate the impacts of construction the following Condition of Approval was
added to that approval as suggested by the Chief Building Official at the time:
A letter shall be provided to the city by a register Professional Engineer certifying
that the mines shafts have properly been closed and that they can adequately
support any proposed construction if applicable prior to building permit issuance.
Staff recommends keeping that same condition. See Condition of Approval no. 5.
Good Cause
Planning Staff finds that there is Good Cause for this Plat Amendment as the
amendment will not cause undo harm to adjacent property owners and all requirements
of the Land Management Code can be met.
Zoning Map Amendment Analysis
The subject site is currently in the HR-1 District. As indicated on the current zoning map
below, the site is adjacent to the R-1 District to the north and northeast, and adjacent to
the HR-1 to the south and southwest. The site is completely disconnected from Old
Town. The access to the site is off Deer Valley Drive to Deer Valley Loop. The area
from the Marsac Avenue/Deer Valley Drive round-about is in the R-1 District towards
the end of the subject property towards the east as it then transitions to the ResidentialMedium Density (RM) District.
The major difference between the HR-1 and the R-1 District is the requirement of
Historic District Design Review (HDDR) and Steep Slope Conditional Use Permit
(SSCUP) in the HR-1 zone. HDDRs are reviewed by the Planning Department.
SSCUPs are reviewed by the Planning Commission. Should the site be rezoned to R-1
the property owner would no longer need to submit HDDR and SSCUP applications in
order to move forward with development.
The subject site does not contribute to preserving present land uses and character of
the historic residential areas of Park City as its access is surrounded by the R-1 and RM
District. The surround sites do not contribute to the character and scale of the Historic
District. The subject site provides a transition in use and scale between the Historic
District and the Deer Valley Resort.
Regarding allowed/conditional uses, see the following table below:
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Listed Use:
Single Family Dwelling
Lockout Unit 1
Nightly Rental1
Home Occupation
Child Care, In-Home Babysitting2
Child Care, Family2
Child Care, Family Group 2
Accessory Building and Use
Conservation Activity
Agriculture
Residential Parking Area or
Structure, with four (4) or fewer spaces
Duplex Dwelling
Tripex Dwelling
Guest House on Lots one (1) acre or greater
Secondary Living Quarters
Accessory Apartment 3
Group Care Facility
Child Care Center
Public and Quasi-Public Institution, church
and school
Essential Municipal and Public Utility Use,
Facility, Service, and Structure
Telecommunication Antenna 4
Satellite Dish, greater than thirty-nine inches
(39") diameter5
Bed and Breakfast Inn 6
Hotel, Minor, (fewer than sixteen (16) rooms)6
Residential Parking Area or Structure with five
(5) or more spaces.
Temporary Improvement 7
Passenger Tramway Station and Ski Base
Facility 8
Ski tow rope, ski lift, ski run, and ski bridge 9
Outdoor Event8

HR-1
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed

R-1
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed
allowed

conditional
conditional
conditional
conditional
conditional
conditional
conditional

allowed
conditional
conditional
allowed
allowed
conditional
conditional
conditional

conditional

conditional

conditional
conditional

conditional
conditional

conditional
conditional
conditional

conditional

conditional
conditional

conditional

conditional
conditional

1

Nightly Rental of a Lockout Unit requires a Conditional Use permit
See LMC Chapter 15-4-9 for Child Care Regulations
3
See LMC Chapter 15-4, Supplemental Regulations for Accessory Apartments
4
See LMC Chapter 15-4-14, Supplemental Regulations for Telecommunication Facilities
5
See LMC Chapter 15-4-13, Supplemental Regulations for Satellite Receiving Antennas
6
In Historic Structures only. Parking requirements of Chapter 15-3 shall apply.
7
Subject to Administrative or Administrative Conditional Use permit
8
See LMC Chapter 15-4-18, Passenger Tramways and Ski-Base Facilities
9
As part of an approved Ski Area Master Plan. See LMC Chapter 15-4-18, Passenger Tramways and Ski Base Facilities
2
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Master Planned Development with moderate
income housing Density bonus 10
Master Planned Development with residential
and transient lodging Uses only10
Recreation Facility, Private
Fences and walls greater than six feet (6') in
height from Final Grade8

conditional
conditional
conditional
conditional

The allowed/conditional use difference lies within duplex dwellings, triplex dwellings,
secondary living quarters, accessory apartments, minor hotels, residential parking areas
or structures with five (5) or more spaces, ski facilities, ski facility amenities, outdoor
events, MPDs, and private recreation facilities.
Any use not listed as an allowed or conditional use is prohibited. Any spaces left blank
on this table would indicate that the use is not allowed in this district. Staff notes that
fences/walls greater than six feet (6’) are allowed in the HR-1 District, as they are
allowed City wide per LMC § 15-4-2.
Staff finds that the requested Zoning Map Amendment from HR-1 to R-1 is appropriated
based on the fact that this site is completely disconnected from the rest of the HR-1. A
resident and/or visitor, does not have to go through any historic neighborhood to get to
this site. This part of town, the Deer Valley Loop sub-neighborhood, is often associated
as the Deer Valley entry. Furthermore, all properties in the immediate area are in the R1 District.
Staff recognizes that the requested Zoning Map Amendment from HR-1 to R-1 removes
the Historic District Design Review and Steep Slope Conditional Use Permit. It also
removes specific building height parameters of the HR-1 District outlined in the Plat
Amendment section of this report: final grade (+/- 4 around the periphery), internal
height (35’ max.), 10’ step-back at downhill façade, required roof pitch (7:12 - 12:12).
Staff finds that the regulations no longer needed because of the Zone Change are
alleviated by the specific conditions of approval regarding Building Footprint limitation
and duplex/triplex restriction in conjunction with the Plat Amendment which removes the
one (1) unit of density. The existing character of this sub-neighborhood is passive to
the HR-1 Building Height requirements such as the 10’ step-back at downhill façade,
required roof pitch, etc. The existing character of this sub-neighborhood does not
reflect character defining features represented in the compliance of the Design
Guidelines for Historic Districts.
General Plan Compliance
Volume I of the General Plan contains goals, objectives, and strategies for each of
the four (4) Core Values: Small Town, Natural Setting, Sense of Community, and
Historic Character. The General Plan goals are copied below in italics below:

10

Subject to provisions of LMC Chapter 15-6, Master Planned Development
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Small Town
• Goal 1: Park City will protect undeveloped lands, discourage sprawl, and
direct growth inward to strengthen existing neighborhoods. The proposed
Zoning Map Amendment directs complimentary development into an existing
neighborhood.
•

Goal 2: Park City will emphasize and preserve our sense of place while
collaborating with the Wasatch Back and Salt Lake County regions through
regional land use and transportation planning. Not applicable.

•

Goal 3: Park City will encourage alternative modes of transportation on a
regional and local scale to maintain our small town character. Not applicable.

Natural Setting
• Goal 4: Open Space: Conserve a connected, healthy network of open space for
continued access to and respect for the Natural Setting. Not applicable.
•

Goal 5: Environmental Mitigation: Park City will be a leader in energy efficiency
and conservation of natural resources reducing greenhouse gas emissions by at
least fifteen percent (15%) below 2005 levels in 2020. Not applicable.

•

Goal 6: Climate Adaptation: Park City will implement climate adaptation
strategies to enhance the City’s resilience to the future impacts of climate
change. Not applicable.

Sense of Community
• Goal 7: Life-cycle Housing: Create a diversity of primary housing opportunities to
address the changing needs of residents. Not applicable.
•

Goal 8: Workforce Housing: Increase affordable housing opportunities and
associated services for the work force of Park City. Not applicable.

•

Goal 9: Parks & Recreation: Park City will continue to provide unparalleled parks
and recreation opportunities for residents and visitors. Not applicable.

•

Goal 10: Park City will provide world-class recreation and public infrastructure to
host local, regional, national, and international events that further Park City’s role
as a world-class, multi-seasonal destination resort while maintaining a balance
with our sense of community. Not applicable.

•

Goal 11: Support the continued success of the multi-seasonal tourism economy
while preserving the community character that adds to the visitor experience.
Not applicable.

•

Goal 12: Foster diversity of jobs to provide greater economic stability and new
opportunities for employment in Park City. Not applicable.
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•

Goal 13: Arts & Culture: Park City will continue to grow as an arts and culture
hub encouraging creative expression. Not applicable.

•

Goal 14: Living within Limits: The future of the City includes limits (ecological,
qualitative, and economic) to foster innovative sustainable development, protect
the community vision, and prevent negative impacts to the region. Not applicable

Historic Character
• Goal 15: Preserve the integrity, mass, scale, compatibility and historic fabric of
the nationally and locally designated historic resources and districts for future
generations. The subject site, based on its proximity, does not assist in
maintaining the integrity of historic resources within Park City as there are no
sites designated on the Park City Historic Sites Inventory and its two National
Register Historic Districts that can be affected by the Zone Change. The
proposed Zone Change does not affect the character, context and scale of the
local historic district.
•

Goal 16: Maintain the Historic Main Street District as the heart of the City for
residents and encourage tourism in the district for visitors. The proposed Zone
Changes does not affect the “heart” of the City, Main Street.

Process
The approval of this Plat Amendment application and approval of the proposed rezoning
application by the City Council constitutes Final Action that may be appealed following
the procedures found in LMC § 1-8
Department Review
This project has gone through an interdepartmental review. No further issues were
brought up at that time.
Notice
The property was posted and notice was mailed to property owners within 300 feet.
Legal notice was also published in the Park Record according to requirements of the
Land Management Code.
Public Input
No public input has been received by the time of this report.
Alternatives
• The Planning Commission may forward a positive recommendation to the City
Council for the Gateway Estates Replat - Second Amended and the Zoning Map
Amendment as conditioned or amended; or (+ +)
• The Planning Commission may forward a negative recommendation to the City
Council for the Gateway Estates Replat - Second Amended and the Zoning Map
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•

•

•

Amendment and direct staff to make Findings for this decision; or (- -)
The Planning Commission may forward a positive recommendation to the City
Council for the Gateway Estates Replat- Second Amended and may forward a
negative recommendation on the Zoning Map Amendment application and direct
staff to make Findings for this decision. (+ -)
The Planning Commission may forward a negative recommendation to the City
Council for the Gateway Estates Replat- Second Amended and may forward a
positive recommendation on the Zoning Map Amendment application and direct
staff to make Findings for this decision. (- +)
The Planning Commission may continue the discussion on Gateway Estates
Replat - Second Amended and the Zoning Map Amendment.

Significant Impacts
There are no significant fiscal or environmental impacts from this application.
Consequences of not taking the Planning Department's Recommendation
The lots and zoning designation would remain as is.
Summary Recommendations
Plat Amendment
Staff recommends the Planning Commission hold a public hearing for the Gateway
Estates Replat - Second Amended located at 408+410+412 Deer Valley Loop and
consider forwarding a positive recommendation to the City Council based on the
Findings of Fact, Conclusions of Law, and Conditions of Approval as found in the draft
ordinance.
Rezoning
Staff recommends the Planning Commission hold a public hearing for the requested
Zoning Map Amendment from Historic Residential-1 (HR-1) District to Residential-1 (R1) District at 408/410/412 Deer Valley Loop and consider forwarding a positive
recommendation to the City Council based on the Findings of Fact, Conclusions of Law,
and Conditions of Approval as found in the draft ordinance.
Exhibits
Exhibit A1 – Plat Amendment Draft Ordinance with Proposed Plat
Exhibit A2 – Zoning Map Amendment Draft Ordinance
Exhibit B – Applicant’s Project Description
Exhibit C – Existing Conditions & Topographic Map
Exhibit D – Aerial Photograph
Exhibit E – County Tax Map
Exhibit F – Gateway Estates Replat (retired)
Exhibit G – Gateway Estates Replat Amended
Exhibit H – Site Photographs
Exhibit I – Zoning Exhibit
Exhibit J – Adjacent Use Aerial Photograph
Exhibit K – 30 March 200 CC Staff Report
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Exhibit A1: Plat Amendment Draft Ordinance
Ordinance No. 16-XX
AN ORDINANCE APPROVING GATEWAY ESTATES REPLAT - SECOND
AMENDED LOCATED AT 408/410/412 DEER VALLEY LOOP, PARK CITY, UTAH.
WHEREAS, the owner of the property located at 408/410/412 Deer Valley Loop
has petitioned the City Council for approval of the Plat Amendment; and
WHEREAS, the property was properly noticed and posted according to the
requirements of the Land Management Code; and
WHEREAS, proper legal notice was sent to all affected property owners; and
WHEREAS, the Planning Commission held a public hearing on February 10,
2016, to receive input on Plat Amendment; and
WHEREAS, the Planning Commission, on February 10, 2016, forwarded a
recommendation to the City Council; and,
WHEREAS, on March 3, 2016, the City Council held a public hearing to receive
input on the plat amendment; and
WHEREAS, there is good cause and it is in the best interest of Park City, Utah to
approve Gateway Estates Replat - Second Amended.
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as
follows:

SECTION 1. APPROVAL. Gateway Estates Replat - Second Amended as shown in
Attachment 1 is approved subject to the following Findings of Facts, Conclusions of
Law, and Conditions of Approval:
General Findings of Fact:
1. The property is located at 408/410/412 Deer Valley Loop.
2. The property is in the Historic Residential-1 District.
3. The subject property consists of Lots 1, 2, and 3, of the Gateway Estates Replat
Subdivision Amended.
4. Lot 1 and 2 are currently vacant.
5. Lot 3 contains a single-family dwelling, built in 2010, approximately 4,315 square
feet.
6. In March 2000, the City Council approved the Gateway Estates Replat
Subdivision which combined eighteen (18) Old Town lots in Block 63 of the Park
City Survey into two (2) lots of record and was recorded in June 2000.
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7. In August 2008, the City Council approved the Gateway Estates Replat
Subdivision Amended, which reconfigured the two (2) approved lots into three (3)
lots of recorded and was recorded in March 2009.
8. When the Gateway Estates Replat Subdivision Amended (2009) was recorded at
Summit County, the Gateway Estates Replat Subdivision (2000) was retired.
9. The proposed Plat Amendment reconfigures three (3) lots of record into two (2)
lots.
Plat Amendment Findings of Fact HR-1
1. A single-family dwelling is an allowed use in the HR-1 District.
2. The minimum lot area for a single-family dwelling is 1,875 square feet.
3. Proposed Lot A is 19,385 square feet.
4. Proposed Lot B is 12,685 square feet.
5. The proposed lots meet the minimum lot area for single-family dwellings within
the HR-1 District.
6. A duplex dwelling is a conditional use in the HR-1 District, however; when the
three (3) lot subdivision was approved in 2008/2009, a plat note was placed
indicating that duplexes would not be allowed in this subdivision as stipulated by
the property owner at the time. See Condition of Approval no. 3.
7. The minimum lot width allowed in the HR-1 District is twenty-five feet (25’).
8. The proposed width of Lot A is approximately 98 feet.
9. The proposed width of Lot B is approximately 129 feet.
10. The proposed lots meet the minimum lot width required in the HR-1 District.
11. In 2008/2009 the City limited the maximum Building Footprint to a combined total
of 5,753 square feet.
12. The City was consistent with the 2000 Plat Amendment approval which limited
Lot 1 to 3,150 square feet and Lot 2 to 2,593 square feet, a combined total of
5,753 square feet.
13. According to the 2000 Plat Amendment approval, remnant lots north of Deer
Valley Loop were used as part of the total footprint calculation formula as they
were dedicated to the City as open space.
14. The R-1 District Does not restrict the Building Footprint.
15. Staff recommends limiting the Building Footprint to the original Plat Amendment
note which limited Lot 1 to 3,150 square feet, maximum, and Lot 2 to 2,593
square feet, maximum, a combined total of 5,753 square feet. See Condition of
Approval no. 8.
16. In 2008/2009 the approved Plat contained an access easement for the benefit of
lot 1 and Lot 2 over Lot 2 and Lot 3.
17. The proposed Plat Amendment requests re-platting a similar driveway access
easement over proposed Lot B for the benefit of proposed lot A.
18. During the 2008/2009 review of the Plat Amendment, Planning Staff identified
two (2) mine shafts onsite near the Lot 1 and Lot 2 side property line.
19. In order to mitigate the impacts of possible construction a condition was added to
that approval as suggested by the Chief Building Official requiring that a letter be
provided to the City by a register Professional Engineer certifying that the mines
shafts have properly been closed and that they can adequately support any
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proposed construction if applicable prior to building permit issuance. See
Condition of Approval no. 4.
Plat Amendment Findings of Fact R-1 District
1. A single-family dwelling is an allowed use in the R-1 District.
2. The minimum lot area for a single-family dwelling is 2,812 square feet (approx.
0.065 acres).
3. Proposed Lot A is 19,385 square feet.
4. Proposed Lot B is 12,685 square feet.
5. The proposed lots meet the minimum lot area for a single-family dwelling in the
R-1 District.
6. A duplex dwelling is an allowed use in the R-1 District, however; when the three
(3) lot subdivision was approved in 2008/2009, a plat note was placed indicating
that duplexes would not be allowed in this subdivision as stipulated by the
property owner at the time.
7. The current property owner does not request to undo this existing plat
note/condition of approval.
8. A triplex is a conditional use in the R-1 District.
9. The minimum lot area for a triplex dwelling is 5,625 square feet.
10. The proposed lots meet the minimum lot area for a triplex dwelling.
11. The minimum lot width allowed in the R-1 District is thirty-seven and one-half feet
(37.5').
12. The proposed width of Lot A is approximately 98 feet.
13. The proposed width of Lot B is approximately 129 feet.
14. The proposed lots meet the minimum lot width allowed in the R-1 District.
15. In 2008/2009 the City limited the maximum Building Footprint to a combined total
of 5,753 square feet.
16. The City was consistent with the 2000 Plat Amendment approval which limited
Lot 1 to 3,150 square feet and Lot 2 to 2,593 square feet, a combined total of
5,753 square feet.
17. According to the 2000 Plat Amendment approval, remnant lots north of Deer
Valley Loop were used as part of the total footprint calculation formula as they
were dedicated to the City as open space.
18. The R-1 District Does not restrict the Building Footprint.
19. Staff recommends limiting the Building Footprint to the original Plat Amendment
note which limited Lot 1 to 3,150 square feet, maximum, and Lot 2 to 2,593
square feet, maximum, a combined total of 5,753 square feet. See Condition of
Approval no. 8.
20. In 2008/2009 the approved Plat contained an access easement for the benefit of
lot 1 and Lot 2 over Lot 2 and Lot 3.
21. The proposed Plat Amendment requests re-platting a similar driveway access
easement over proposed Lot B for the benefit of proposed lot A.
22. During the 2008/2009 review of the Plat Amendment, Planning Staff identified
two (2) mine shafts onsite near the Lot 1 and Lot 2 side property line.
23. In order to mitigate the impacts of possible construction a condition was added to
that approval as suggested by the Chief Building Official requiring that a letter be
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provided to the City by a register Professional Engineer certifying that the mines
shafts have properly been closed and that they can adequately support any
proposed construction if applicable prior to building permit issuance. See
Condition of Approval no. 4.
Conclusions of Law:
1. There is Good Cause for this Plat Amendment.
2. The Plat Amendment is consistent with the Park City Land Management Code
and applicable State law regarding Subdivisions.
3. Neither the public nor any person will be materially injured by the proposed Plat
Amendment.
4. Approval of the Plat Amendment, subject to the conditions stated below, does not
adversely affect the health, safety and welfare of the citizens of Park City.
Conditions of Approval:
1. The City Attorney and City Engineer will review and approve the final form and
content of the plat for compliance with State law, the Land Management Code,
and the conditions of approval, prior to recordation of the plat.
2. The applicant will record the plat at the County within one year from the date of
City Council approval. If recordation has not occurred within one (1) years’ time,
this approval for the plat will be void, unless a request for an extension is made in
writing prior to the expiration date and an extension is granted by the City
Council.
3. The plat shall note that duplexes and triplex dwellings are not allowed in the
subdivision.
4. A letter shall be provided to the city by a register Professional Engineer certifying
that the mines shafts have properly been closed and that they can adequately
support any proposed construction if applicable prior to building permit issuance.
5. There shall be a ten foot (10’) wide non-exclusive utility and snow storage
easement along the front property line as indicated on the plat.
6. There shall be an access easement over Lot B for the benefit of Lot A as
indicated on the plat.
7. Fire sprinklers shall be required for all new construction or substantial
renovations, as determined by the Park City Building Department during building
permit review.
8. A note shall be added to the plat prior to recordation limiting the Maximum
Building Footprint for Lot A to 3,150 square feet and for Lot B to 2,593 square
feet.

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication.
PASSED AND ADOPTED this 3rd day of March, 2016.
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PARK CITY MUNICIPAL CORPORATION

________________________________
Jack Thomas, MAYOR

ATTEST:

____________________________________
Marci Heil, City Recorder

APPROVED AS TO FORM:

________________________________
Mark Harrington, City Attorney

Attachment 1 – Proposed Plat
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Exhibit A2: Zoning Map Amendment Draft Ordinance
Ordinance No. 16-XX
AN ORDINANCE APPROVING A ZONING MAP AMENDMENT FROM HISTORIC
RESIDENTIAL (HR-1) DISTRICT TO RESIDENTIAL (R-1) DISTRICT AT 408/410/412
DEER VALLEY LOOP, PARK CITY, UTAH.
WHEREAS, the owner of the property located at 408/410/412 Deer Valley Loop
has petitioned the City Council for approval of a Zoning Map Amendment; and
WHEREAS, the property was properly noticed and posted according to the
requirements of the Land Management Code; and
WHEREAS, proper legal notice was sent to all affected property owners; and
WHEREAS, the Planning Commission held a public hearing on February 10,
2016, to receive input on Zoning Map Amendment; and
WHEREAS, the Planning Commission, on February 10, 2016, forwarded a
recommendation to the City Council; and,
WHEREAS, on March 3, 2016, the City Council held a public hearing to receive
input on the Zoning Map Amendment; and
WHEREAS, there is good cause and it is in the best interest of Park City, Utah to
approve Amend the Zoning Map.
NOW, THEREFORE BE IT ORDAINED by the City Council of Park City, Utah as
follows:

SECTION 1. APPROVAL. Zoning Map Amendment from Historic Residential (HR-1)
District to Residential (R-1) District is approved subject to the following Findings of
Facts, and Conclusions of Law.
Findings of Fact:
1. The property is located at 408/410/412 Deer Valley Loop.
2. The property is in the Historic Residential-1 District.
3. The subject property consists of Lots 1, 2, and 3, of the Gateway Estates Replat
Subdivision Amended.
4. Lot 1 and 2 are currently vacant.
5. Lot 3 contains a single-family dwelling.
6. The site is adjacent to the R-1 District to the north and northeast.
7. The site is adjacent to the HR-1 to the south and southwest.
8. The site is completely disconnected from Old Town.
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9. The access to the site is off Deer Valley Drive then to Deer Valley Loop.
10. The area from the Marsac Avenue/ Deer Valley Drive roundabout is in the R-1
District towards the end of the subject property towards the east as it then
transitions to the Residential-Medium Density (RM) District.
11. The HR-1 District requires Historic District Design Reviews and Steep Slope
Conditional Use Permit applications.
12. Historic District Design Reviews are reviewed by the Planning Department.
Steep Slope Conditional Use Permits are reviewed by the Planning Commission.
13. The R-1 District does not require the review of Historic District Design Reviews
and Steep Slope Conditional Use Permit applications.
14. The subject site does not contribute to preserving present land uses and
character of the historic residential areas of Park City as its access is surrounded
by the R-1 and RM District.
15. The surround sites do not contribute to the character and scale of the Historic
District.
16. The subject site provides a transition in use and scale between the Historic
District and the Deer Valley Resort.
17. The allowed/conditional use difference lies within duplex dwellings, triplex
dwellings, secondary living quarters, accessory apartments, minor hotels,
residential parking areas or structures with five (5) or more spaces, ski facilities,
ski facility amenities, outdoor events, MPDs, and private recreation facilities.
18. The HR-1 District lists duplex dwellings, secondary living quarters, and accessory
apartments as conditional uses.
19. The R-1 District lists duplex dwellings, secondary living quarters, and accessory
apartments as allowed uses.
20. The HR-1 District does not allow triplex dwellings.
21. The R-1 District lists triplex dwellings as a conditional use.
22. The HR-1 District lists minor hotels, residential parking area or structure with five
(5) or more spaces, and passenger tramway station/ski base facilities as
conditional uses.
23. The R-1 District does not allow minor hotels, residential parking area or structure
with five (5) or more spaces, and passenger tramway station/ski base facilities.
24. The R-1 lists ski tow rope/ski lift/ski run/ski bridge, outdoor events, MPDs, and
private recreation facilities as conditional uses.
25. The HR-1 District does not allow ski tow rope/ski lift/ski run/ski bridge, outdoor
events, MPDs, and private recreation facilities.
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26. The requested Zoning Map Amendment from HR-1 to R-1 is appropriate.
27. The subject site completely disconnected from the rest of the HR-1.
28. A resident and/or visitor, does not have to go through any historic neighborhood
to get to this site.
29. This part of town, the Deer Valley Loop sub-neighborhood, is often associated as
the Deer Valley entry.
30. All properties in the immediate area are in the R-1 District.
31. The requested Zoning Map Amendment removes the Historic District Design
Review and Steep Slope Conditional Use Permit.
32. It also removes specific building height parameters of the HR-1 District outlined
in the Plat Amendment section of this report: final grade (+/- 4 around the
periphery), internal height (35’ max.), 10’ step-back at downhill façade, required
roof pitch (7:12 - 12:12).
33. The regulations in the HR-1 not found in the R-1 District are alleviated by the
specific conditions of approval regarding Building Footprint limitation and
duplex/triplex restriction in conjunction with the Plat Amendment which removes
the one (1) unit of density.
34. The existing character of this sub-neighborhood is passive to the HR-1 Building
Height requirements such as the 10’ step-back at downhill façade, required roof
pitch, etc.
35. The existing character of this sub-neighborhood does not reflect character
defining features represented in the compliance of the Design Guidelines for
Historic Districts.
36. The proposed Zoning Map Amendment directs complimentary development into
an existing neighborhood.
37. The subject site, based on its proximity, does not assist in maintaining the
integrity of historic resources within Park City as there are no sites designated on
the Park City Historic Sites Inventory and its two National Register Historic
Districts that can be affected by the Zone Change.
38. The proposed Zone Change does not affect the character, context and scale of
the local historic district.
39. The proposed Zone Changes does not affect the “heart” of the City, Main Street.
Conclusions of Law:
1. There is Good Cause for this Zoning Map Amendment.
2. The Zoning Map Amendment request is consistent with the Park City General
Plan and the Park City Land Management Code.
3. The Zoning Map Amendment is consistent with applicable State law.
4. Neither the public nor any person will be materially injured by the proposed
Zoning Map Amendment.
5. Approval of the Zoning Map Amendment does not adversely affect the health,
safety and welfare of the citizens of Park City.

SECTION 2. EFFECTIVE DATE. This Ordinance shall take effect upon publication.
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PASSED AND ADOPTED this 3rd day of March, 2016.

PARK CITY MUNICIPAL CORPORATION

________________________________
Jack Thomas, MAYOR

ATTEST:

____________________________________
Marci Heil, City Recorder

APPROVED AS TO FORM:

________________________________
Mark Harrington, City Attorney
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Attachment 1 - Proposed Plat

Lot A
Lot B
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Exhibit B – Applicant’s Project Description
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Exhibit C – Existing Conditions & Topographic Map
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Exhibit D – Aerial Photograph
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Exhibit E – County Tax Map
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Exhibit F – Gateway Estates Replat (retired)
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Exhibit G – Gateway Estates Replat Amended
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Gateway Estates looking east

Exhibit H – Site Photographs
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Gateway Estates looking southeast
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Gateway Estates looking northeasterly
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Gateway Estates looking west
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Legend

Exhibit I - Existing Zoning Map
408+410+412 Deer Valley Drive
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MPD

Exhibit J – Adjacent Use Aerial Photograph
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Exhibit K – 30 March 200 CC Staff Report
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