
 

PARK CITY ADMINISTRATIVE PUBLIC HEARING 
SUMMIT COUNTY, UTAH 
November 30, 2023 

The Planning Department of Park City, Utah, will hold a Public Hearing with an anchor location for 
public participation at the Marsac Municipal Building, Planning Department Conference Room, at 445 
Marsac Avenue, Park City, Utah. Meetings will also be available online with options to listen, watch, or 
participate virtually. 
  

1. REGULAR AGENDA - 12:00PM 

 1.A. 331 Daly Avenue - Administrative Conditional Use Permit - The Applicant Requests 
Approval for Retaining Walls Greater than Six Feet in the Rear and Side Setbacks. PL-23-
05858. 
(A) Public Hearing; (B) Action 

 1.B. 703 Park Avenue - Modification to Administrative Conditional Use Permit - The 
Applicant Proposes to Add 40 Additional Outdoor Dining Seats Without Increasing Existing 
Dining Occupancy. PL-23-05873 
(A) Public Hearing; (B) Continued to December 14, 2023 

 1.C. 151 Main Street (Grappa) - Administrative Conditional Use Permit - The Applicant 
Requests Approval for A Temporary Improvement Outdoor Dining Globe in the Historic 
Residential - 1 Zoning District. PL-23-05937. 
(A) Public Input (B) Action 

 
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during the 
meeting should notify the Planning Department at 435-615-5060 or planning@parkcity.org at least 24 
hours prior to the meeting. 
*Parking is available at no charge for Council meeting attendees who park in the China Bridge 
parking structure. 
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Planning Department 
Staff Report 
 
Subject: 331 Daly Avenue 
Application:  PL-23-05858 
Author:  Lillian Zollinger, Planner II 
Date:   November 30, 2023 
Type of Item: Administrative Conditional Use Permit 
 
Recommendation 
(I) Review the request for retaining walls constructed greater than six feet in height in 
the Rear and Side Setback, (2) conduct a public hearing, and (3) consider approving an 
Administrative Conditional Use Permit based on the Findings of Fact, Conclusions of 
Law, and Conditions of Approval outlined in the draft Final Action letter (Exhibit A).  
 
Description 
Applicant: James Hardy 
Location: 331 Daly Avenue 
Zoning District: Historic Residential - 1 (HR-1) 
Adjacent Land Uses: Single Family Dwellings 
Reason for Review: The Planning Director Designee reviews and takes Final 

Action on Administrative Conditional Use Permits1 
 
ACUP  Administrative Conditional Use Permit 
CUP  Conditional Use Permit 
HDDR  Historic District Design Review 
HR-1  Historic Residential - 1  
LMC  Land Management Code 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Background 
 
On October 14, 2021, the Planning Department approved a Historic District Design 
Review (HDDR) to construct a new Single-Family Dwelling at 331 Daly Avenue (PL-21-
04782, Exhibit C and Exhibit D). The approved HDDR plans do not identify the exact 
heights of each proposed retaining wall. The tallest retaining wall labeled on the 
approved set of plans is six feet in height. On August 30, 2023, upon inspection of the 
poured walls, they were found to be greater than six feet in height and required an 
Administrative Conditional Use Permit, pursuant to LMC § 15-2.2-3. 
 
The new proposal is a slightly different configuration from the approved and includes 
retaining walls in the Rear and Side Setbacks ranging from one and a half feet to eight 
feet in height. The new proposed retaining walls reduce the amount of terracing but 

 
1 LMC § 15-1-8(E). 
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2 
 

increase the height of the longest wall. Staff recommends the North most wall, in the 
Side Setback be reduced. The North wall was proposed to be 3.3 feet in height. Staff 
recommends the North wall be reduced from eight feet to as low as possible.  
 

 
Proposed retaining wall heights 

See the Draft Final Action Letter (Exhibit A) for the full analysis. 
 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: Proposed Plans  
Exhibit C: 331 Daly Avenue 2021 HDDR Staff Report 
Exhibit D: 331 Daly Avenue 2021 HDDR Final Action Letter 
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Planning Department 

 

 

November 30, 2023 
 

James Hardy 
1816 Prospector Ave #102 
Park City, UT 84060 
 
James Glascock 
(801) 975-0222 
james@jlhardy.com 

 
NOTICE OF PLANNING DIRECTOR ACTION 

 
Description 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Action Taken 
On November 30, 2023, the Interim Planning Director conducted a public hearing and 
approved three retaining walls greater than six feet in height in the Rear and Side 
Setbacks, according to the following Findings of Fact, Conclusions of Law, and 
Conditions of Approval. 

 
Findings of Fact 

1. The Site is located at 331 Daly Avenue. 

2. The Site is in the Historic Residential – 1 (HR-1) Zoning District. 

3. The plans for the new Single-Family Dwelling on a vacant Lot were approved 
through a Historic District Design Review (PL-21-04782) by Planning staff on 
October 14, 2021. 

4. The 331 Daly Avenue Lot is 44.45 feet in width and 84.4 feet in length. 

5. The 331 Daly Avenue Lot Area is 3,756 square feet. 

Address: 331 Daly Avenue 

Zoning District: Historic Residential - 1 (HR-1)  

Application: Administrative Conditional Use Permit 

Project Number: PL-23-05858 

Action: APPROVED WITH CONDITIONS (See Below) 

Date of Final Action: November 30, 2023 

Project Summary: The Applicant Requests Approval for Multiple 
Retaining Walls Constructed Greater than Six Feet 
in Height in the Rear and Side Setbacks. 
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6. LMC § 15-2.2-3(E) establishes a Maximum Building Footprint formula: (A/2) x 

0.9A/1875. For a 3,756-square-foot Lot the Maximum Building Footprint is 

1,920.66 square feet. The approved building footprint for the Single-Family 

Dwelling is 1,726 square feet and complies. 

7. LMC § 15-2.2-3 establishes a 12-foot Front Setback 13-foot Rear Setback in 

the HR-1 Zoning District for Lots between 75 feet and 100 feet in length. The 

Front Setback is 12 feet, and the Rear Setback is 13 feet, nine inches for the 

84.4-foot-deep Lot. LMC § 15-2.2-3 establishes 5-foot Side Setbacks for Lots 

between 37.5 feet and 50 feet in Width. The Side Setbacks are five feet each.  

8. The HDDR plans approved on October 14, 2021, indicated four total retaining 

walls at no more than 6 feet above Final Grade. The retaining walls built in the 

Rear and Side Setback are not constructed to the approved plans, include a 

change in placement of the walls, and an increase in height. One retaining wall 

falls in the North Side Setback, one in the South Side Setback, and one in the 

Rear Setback.  

9. LMC § 15-4-2 establishes that retaining walls “may exceed six feet (6’) in height 

subject to approval of an Administrative Conditional Use permit”.  

10. The three concrete retaining walls approved through this Administrative 

Conditional Use Permit in the Rear and Side Setbacks are proposed to be eight 

feet in height.  

11. The Planning Director Designee evaluates the proposal based on the following 

16 criteria for Conditional Use Permits: 

 

CUP Review Criteria 
  

Analysis of Constructed Walls 

Size and Location of the Site Condition of Approval 6: The retaining walls are in 
a similar location to the approved location, but have 
a different configuration, and two levels of terracing 
instead of three.   

Traffic No required mitigation    
Utility Capacity Complies: The proposed walls do not encroach into 

any easement.   

Emergency Vehicle Access No required mitigation   

Parking No required mitigation   

Internal Vehicular and 
Pedestrian Circulation 
System 

No required mitigation   
 

Fencing, Screening, and 
Landscaping  

Conditions of Approval 5 and 7:  As conditioned, 
the retaining walls comply with LMC § 15-5-5 and 
LMC § 15-4-2. The Applicant will regrade the site to 
match the natural grade as much as possible and 
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revegetate between walls. Condition of Approval 5 
prohibits changes from Existing Grade to Final 
Grade that exceed four feet. Condition of Approval 7 
requires the Applicant to provide an updated plan 
that is compliant with LMC § 15-5-5 and PCMC 
Chapter 11-21, Utah Wildlife Urban Interface.  

Building Mass, Bulk, and 
Orientation 

Condition of Approval 7 : As built, the walls are 
eight feet height from Final Grade, partially visible 
from the Right-of-Way, and partially compliant with 
the Historic District Design Guidelines in LMC § 15-
13-8(B)(1)(d). While the new location for the 
retaining walls reduce the number of walls, it also 
increases the height of the walls, and decreases 
terracing, which is encouraged in the Historic District 
Design Guidelines. Condition of Approval 7 requires 
the Final Grade to be within four feet of Existing 
Grade and requires the Applicant to install plant 
material between the walls to reduce the visual 
impact.  

Useable Open Space No required mitigation   

Signs and Lighting No required mitigation   

Physical Design and 
Compatibility with 
Surrounding Structures 

Complies: The new retaining walls are compliant 
with the Historic District Design Guidelines in LMC § 
15-13-8(B)(1)(d), which encourages concrete as a 
material for retaining walls.   

Noise, Vibration, Odors, 
Stream, or Other Mechanical 
Factors 

No required mitigation   

Control of Delivery and 
Service Vehicles, Loading 
and Unloading Zones, and 
Screening of Trash and 
Recycling Pickup Areas 

No required mitigation   
 

Expected Ownership and 
Management  

Condition of Approval 6: The Temporary 
Certificate of Occupancy (TCO) or CO shall not be 
issued until the as-built-structure and all plans 
submitted under the building permit (22-716) are 
verified by the Planning Department to be compliant 
with the Land Management Code, what was 
approved under the HDDR (PL-21-04782), and what 
is required under this ACUP. 
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Within and Adjoining the Site, 
Environmentally Sensitive 
Lands, Physical Mine 
Hazards, Historic Mine Waste 
and Park City Soils 
Ordinance, Steep Slopes, 
and Appropriateness of the 
Proposed Structure to the 
Existing Topography of the 
Site 

Complies: The rear of the property has a slope that 
ranges from 55-75% and is a Very Steep Slope1. 
The Single-Family Dwelling Building Footprint does 
not fall on a Steep Slope, and does not require a 
Steep Slope Conditional Use Permit (SSCUP), 
pursuant to LMC § 15-2.2-6(A)(1). The retaining 
walls fall within the Very Steep Slope, however they 
are less than the 200 square feet required to trigger 
a SSCUP, and do not require that permit, pursuant 
to LMC § 15-2.2-6(A)(1). 
 

Reviewed for Consistency 
with the Goals and Objectives 
of the Park City General Plan 

Complies: The Single-Family Dwelling is consistent 
with the Park City General Plan’s Goal 1, in 
encouraging growth in existing neighborhoods. 

 

12. The Development Review Committee reviewed the proposal on October 3, 

2023. The Engineering Department required an updated Engineering report for 

the retaining walls, which the Applicant submitted, and the Engineering 

Department deemed satisfactory.  

13. Planning Staff published public notice to the City website, City Hall, and the 

property on November 15, 2023. Planning Staff mailed courtesy notices to the 

adjacent property owners on November 15, 2023.  

Conclusions of Law 
1. The proposal complies with the Land Management Code requirements pursuant 

to Section 15-1-10(E), Section 15-2.2 Historic Residential (HR-1) District, and 
Chapter 15-4-2 Fences and Retaining Walls.  

2. The Use is compatible with surrounding Structures in Use, scale, mass, and 
circulation. 

3. The effects of any differences in Use or scale have been mitigated through 
careful planning.  

Conditions of Approval 

1. Final building plans and construction details shall reflect substantial compliance 

with the plans reviewed November 30, 2023, by the Planning Department. Any 

changes, modifications, or deviations from the approved design that have not 

been approved in advance by the Planning Department may result in a stop 

work order. 

2. The Applicant is responsible for notifying the Planning Department of any 

changes, modifications, or deviations from the approved scope of work and shall 

 
1 LMC § 15-15-1 
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be submitted in writing for review and approval/denial in accordance with the 

applicable standards by the Planning Director or designee prior construction. 

3. A building permit is required for any retaining wall greater than four feet. 

4. Any future project proposals shall be subject to a Historic District Design Review 

before construction may begin.  

5. All Significant Vegetation on Site will either be maintained or replaced in kind. 

The landscaping on the site shall be returned to natural grade as much as 

possible, and the Final Grade must be within four feet of Existing Grade.  

6. The Temporary Certificate of Occupancy (CO) or CO shall not be issued until 

the as-built-structure and all plans submitted under the building permit (22-716) 

are verified by the Planning Department to be compliant with the Land 

Management Code, what was approved under the HDDR (PL-21-04782), and 

what is required under this ACUP. 

7. The Applicant shall provide an updated landscape plan that is compliant with 

LMC § 15-5-5 and PCMC Chapter 11-21, Utah Wildlife Urban Interface. The 

space between the retaining walls shall have perennial plant material installed 

to reduce the visual impact of the walls.  

 

 

If you have questions or concerns regarding this Final Action Letter, please call (435) 
615-5068 or email lillian.zollinger@parkcity.org. 

 

Sincerely, 
 
 
 
 
 

 

Rebecca Ward, 
Interim Planning Director 

 
CC: Lillian Zollinger, Project Planner 
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Planning Department 
Staff Report 

 

Subject: 331 Daly Avenue 
Application: PL-21-04782 
Author: Browne Sebright, Planner II 
Date: October 14, 2021 
Type of Item: Administrative – Historic District Design Review 

 

Recommendation 
Staff recommends the Planning Director (1) review the proposed plans for 331 
Daly Avenue, (2) conduct a public hearing, and (3) consider approving the 
Historic District Design Review based on the Findings of Fact, Conclusions of 
Law, and Conditions of Approval in the Draft Final Action Letter (Exhibit A). 

 

Description 
Applicant: James Hardy, James Glascock 
Location: 331 Daly Avenue 
Zoning District: Historic Residential - 1 (HR-1) Zoning District 
Adjacent Land Uses: Residential, Open Space 
Reason for Review: The Planning Department reviews and approves all Historic 

District Design Review applications associated with a 
Building Permit to build or modify any Building located 
within the Historic Districts 

 

Acronyms 
HDDR  Historic District Design Review Application 
HR-1 Historic Residential - 1 (HR-1) Zoning District 
LMC     Land Management Code 
ROW    Right-of-Way 

 

Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 

Background 
The Applicant is proposing to construct a new Single-Family Dwelling on a vacant Lot. 
The property is located in the Historic Residential - 1 (HR-1) Zoning District. 

 
The Applicant submitted a Historic District Design Review Pre-Application (PL-21-
04782) on March 22, 2021, to build a Single-Family Dwelling on the vacant Lot. Staff 
took the Pre-Application project to the Design Review Team five times in 2021, on 
March 24, May 12, May 19, June 16, and July 7. The Applicant made changes to the 
design as outlined by Staff and submitted a complete Historic District Design Review 
(HDDR) Application on September 23, 2021. Staff took the full HDDR project to the 
Design Review Team on September 15, 2021. 
 
Staff notified the Applicant that the Application was complete on September 23, 2021, 
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and an HDDR hearing was scheduled for October 14, 2021.  
 
This Site is not listed on the Historic Sites Inventory, nor has it been included in 
previous historic resource surveys.  
 

Analysis 
 

(I) The proposal complies with the HR-1 Zoning District Requirements outlined 
in LMC § 15-2.2-3.  

 

Single-Family Dwellings are allowed uses in the HR-1 District.  
 

HR-1 - LMC § 15-2.2-3 
 

Standard Zoning Requirement Analysis of Proposal 

Lot Size – square feet (SF) 1,875 SF minimum for a Single-
Family Dwelling 

3,756 SF; Complies 

Lot Width – feet (ft.) 25 ft. minimum 44.5 feet; Complies 

Maximum Building 
Footprint 

1,920.66 square feet 1,726 square feet; Complies 

Front Yard Setbacks – 
feet (ft.) 

10 ft. minimum  10.75 feet; Complies 

Rear Yard Setbacks – 
feet (ft.) 

10 ft. minimum 
 

13.5 feet; Complies 
 

Side Yard Setbacks – feet 
(ft.) 

5 ft. minimum 5 feet each; Complies 

Building Height 27 feet above Existing Grade 26 feet; Complies 

Parking Requirements  2 spaces per dwelling unit; 
minimum interior dimension 
of eleven feet (11') wide by 
twenty feet (20') deep. 

2 spaces; Complies 
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(II) The proposal meets the standards of the Design Guidelines for New 
Residential Infill Construction in Historic Districts outlined in the 
LMC § 15-13-8. 

 

A. Universal Guidelines Analysis of Proposal 

Universal Guideline No. 1 
 
New infill residential buildings shall reflect the 
historic character—simple building forms, 
unadorned materials, restrained ornamentation—of 
Park City’s Historic Sites. 

Complies; the proposal reflects 
historic character of Park City Historic 
Sites. 

Universal Guideline No. 2 
 
New infill residential buildings shall not directly imitate 
existing historic structures in Park City. Roof pitch, 
shape, and configuration, as well as scale of building 
elements found on Historic Sites may be duplicated, 
but building elements such as moldings, cornice 
details, brackets, and porch supports shall not be 
directly imitated. 
Reconstruction of non-surviving historic buildings is 
allowed. 

Complies; the proposal does not 
directly imitate existing historic 
structures in Park City. 

Universal Guideline No. 3 
 

A style of architecture shall be 
selected, and all elevations of the new infill residential 
building shall be designed in a manner consistent with 
a contemporary interpretation of the chosen selected 
style. Stylistic elements shall not simply be applied to 
exteriors. Styles that never appeared in Park City 
shall be avoided. Styles that radically conflict with the 
character of Park City’s Historic Sites shall also be 
avoided. Styles that never appeared in Park City shall 
be avoided. 

Complies; a style of architecture 
has been selected and all 
elevations of the proposal are a 
contemporary interpretation of the 
chosen selected style. 

Universal Guideline No. 4 
 
New infill residential buildings shall differentiate from 
historic structures but be compatible with historic 
structures in materials, features, size, scale, and 
proportion, and massing to protect the integrity of the 
Historic District as a whole. The massing of the new 
infill residential buildings shall be further broken up 
into volumes that reflect the original massing of 
historic buildings; larger masses shall be located at 
the rear of the lot. 

Complies; the proposal 
differentiates from historic 
structures but is compatible with 
materials, features, size, scale, 
proportion, and massing. 
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  Universal Guideline No. 5 
 
Building and site design shall respect the existing 
topography, the character-defining site features, 
including existing trees and vegetation, and shall 
minimize cut, fill, and the use of retaining walls. 

Complies; the proposal respects 
existing topography, character 
defining site features, and 
minimizes cut and fill and the use 
of retaining walls. 

Universal Guideline No. 6 
 
Exterior elements—roofs, entrances, eaves, 
chimneys, porches, windows, doors, steps, garages, 
etc.— of the new infill residential building shall be of 
human scale and shall be compatible with neighboring 
Historic Structures. 

Complies; the exterior elements 
are of human scale and compatible 
with neighboring Historic 
Structures. 

  Universal Guideline No. 7 
 
Scale and height of new infill residential buildings 
shall follow the predominant pattern and respect the 
architecture of the Streetscape or character area with 
special consideration given to Historic Sites. 

Complies; the proposed scale and 
height follow the predominant 
pattern and respects the 
architecture of the Streetscape. 

Universal Guideline No. 8 
 
Size and mass of a structure shall be compatible with 
the size of the site so that lot coverage, building bulk, 
and mass are compatible with Historic Sites within the 
Streetscape or character area. 

Complies; the proposal complies 
as the size and mass of the 
structure is compatible with the 
size of the site. 

Universal Guideline No. 9 
 
New construction activity shall not physically damage 
nearby Historic Sites 

New construction activity shall not 
physically damage nearby Historic 
Sites. 
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Universal Guideline No. 10 
 
New infill residential buildings shall reinforce visual 
unity within the context of the Streetscape or character 
area. The specific context of each Streetscape or 
character area is an important feature of the Historic 
District. 
 
The context of each Streetscape or character area 
shall be considered in its entirety, as one would see it 
when standing on the street viewing both sides of the 
street for the entire length of the Streetscape or 
character area. Special consideration should be given 
to adjacent and neighboring Historic Sites in 
order to reinforce existing rhythms and patterns. 

Complies; the proposal reinforces 
visual unity within the context of 
the Streetscape. 

Universal Guideline No. 11 
 
New materials should reflect the character of the 
Historic District. Sustainable technology is constantly 
changing resulting in new alternative materials. New 
alternative materials may be reviewed by the Design 
Review Team for compliance being judged on the 
following characteristics:  
 
• Longevity (50 year lifespan)  
• Energy performance  
• Durable in this climate  
• Environmental benefit (high recycled content, locally 
sourced)  
• Compatibility with the character of the Historic District 

 

Complies; The proposed materials 
reflect the character of the Historic 
District. 

B. Specific Guidelines Analysis of Proposal 

1. Site Design  

a. Building Setback and 
Orientation 

Complies; the proposed Lot coverage is compatible with 
the surrounding Historic Sites and the building is located 
in a way that follows the predominant pattern of the 
street. The primary entrance is clearly defined and 
oriented toward the street. The pattern of built and open 
space is maintained. 

b. Topography and Grading Complies; the original topography of the site has been 
maintained where feasible. The Building responds to the 
natural features of the Site. 
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c. Landscaping and Vegetation Complies; The landscape plan balances water efficient 
irrigation methods and drought tolerant and native plant 
material with the existing plant material on site. 

d. Retaining Walls Complies; the proposed retaining walls are consistent 
with historic retaining walls in terms of mass, scale, 
design, materials, and scale of materials. 
 

e. Parking Areas and Driveways Complies; The new driveway will be less than 27’ wide, 
and two parking spaces are provided.  

2. Primary Structures  

a. Mass, Scale, and Height Complies; the proposed Structure is compatible with 
surrounding Structures and abides by height 
restrictions in the HR-1 Zone. The front Façade is a 
similar scale to the surrounding as viewed from the 
Daly Avenue Public Right-of-Way. 

b. Foundation Complies; the foundation materials for the proposed 
addition are simple in form and minimally visible above 
grade when viewed from the primary public right-of- way.  

 
c. Doors Complies; the front door is a similar scale to those seen in 

the Historic Districts. The other proposed doors are an 
appropriate scale for the Structure. 

d. Windows Complies; the proposed ratios of solid-to-void are 
compatible with surrounding historic buildings. 
 

e. Roofs Complies; the main roof is visually compatible with roof 
shapes and orientation of surrounding Historic Sites and 
adjacent buildings that contribute to the character of the 
Historic District. 

3. Mechanical and Utility 
Systems and Service Equipment 

Complies; All mechanical and utility equipment is located 
below grade and is not visible from the street. 

4. Materials Complies; the proposed materials on the new build are 
compatible in scale, proportion, texture, finish and color 
to materials used on Historic Structures in the Historic 
District. The primary siding materials appear similar to 
those on historic structures in the Streetscape or 
character area. Building materials are proposed to be 
applied in a manner similar to that used historically. 

5. Paint and Color Complies;  

6. Garages Complies; 

a. Garages: General Compatibility Complies; the Applicant has proposed a 8’ x 8’ single- car 
garage door. 

7. Decks Complies; the proposed decks on the front and rear 
façades are compatible. 
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Department Review 
The Design Review Team and Planning Department reviewed this application. 

 

Notice 
Staff published notice on the City’s website and posted notice to the property on 
September 29, 2021. Staff mailed courtesy notice to property owners within 100 feet on 
September 29, 2021. LMC § 15-1-21. 

 

Public Input 
There was no public input received at the time this Staff Report was published. 

 

Alternatives 

• The Planning Director may approve the HDDR Application, 

• The Planning Director may deny the HDDR Application and direct 
staff to make Findings for the denial; or 

• The Planning Director may request additional information and 
continue the discussion to October 21, 2021. 

 
Exhibits 
Exhibit A: Draft Final Action Letter 

Attachment 1 – Standard Conditions of Approval  
Attachment 2 – Approved Plans 
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Planning Department 
Staff Report 
 
Subject: 703 Park Avenue 
Application:  PL-23-05873 
Author:  Lillian Zollinger, Planner II 
Date:   November 30, 2023 
Type of Item: Modification to Administrative Conditional Use Permit 
 
Recommendation 
(I) Open a Public Hearing; and (II) continue the public hearing and consideration of the 
703 Park Ave Modification of Outdoor Dining to December 14, 2023.  
 
Description 
Applicant: High West Properties, LLC represented by Michelle Billington 
Location: 703 Park Avenue | High West Saloon  
Zoning District: Historic Recreation Commercial  
Adjacent Land Uses: Residential, Commercial 
Reason for Review: The Interim Planning Director reviews Modifications to 

Administrative Conditional Use Permits1 
 
Background 
 
The Applicant requests additional time to provide information for the increase in Outdoor 
Dining.  

 
1 LMC § 15-1-8(E) 
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Planning Department 
Staff Report 
 
Subject: 151 Main Street, Grappa 
Application:  PL-23-05937 
Author:  Jack Niedermeyer 
Date:   November 30, 2023 
Type of Item: Administrative Conditional Use Permit   
 
 

Recommendation 
(I) Review the proposed Administrative Conditional Use Permit to install a Temporary 
Globe and Platform in the Historic Commercial Zoning District; (II) conduct a public 
hearing, and (III) consider approving the Administrative Conditional Use Permit based 
on the Findings of Fact, Conclusions of Law, and Conditions of Approval outlined in the 
Draft Final Action Letter (Exhibit A).  
 
 
Description 
Applicant: Grappa 
Location: 151 Main Street 
Zoning District: Historic Commercial Business 

Historic Residential-2: Subzone A 
 

Adjacent Land Uses: Residential, Commercial 
Reason for Review: The Planning Department revies and takes Final Action on 

Administrative Conditional Use Permits.1 
 

 
HCB   Historic Commercial Business   
HR-2   Historic Residential-2: Subzone A 
LMC   Land Management Code 
GC   General Commercial 
 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
151 Main Street is part of the 151 Main Street Subdivision (Exhibit C) within the Historic 
Commercial Business (HCB) and Historic Residential-2: Subzone A (HR-2) Zoning 
Districts. 151 Main Street is a Landmark Historic Site listed on the Park City Historic 
Sites Inventory.2 
 

 
1 LMC § 15-1-10 
2 LMC § 15-11-10 
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151 Main Street is a restaurant. In 1991, the Planning Commission approved a CUP for 
outdoor dining on the second deck and patio area located to the north of the Historic 
Structure.  In 1993, the Planning Commission approved an Amendment to the 1991 
CUP, which allowed for the expansion of outdoor dining from the patio to the third and 
fourth decks at the rear of the building. Both approvals are attached as Exhibit D.   
 

Exhibit from 1993 CUP Extension  

 
 
The Applicant proposes to install a Temporary Globe and Platform on the concrete patio 
of 151 Main Street. This portion of the property is located entirely within the HCB Zoning 
District and was approved for outdoor dining in 1991. The globe is proposed to be 
installed on December 15, 2023, and uninstalled by April 30, 2024.  
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Proposed Globe Location 

 
 
 
 
Analysis 
(I) The proposal complies with the Historic Commercial Business Zoning District 
Requirements outlined in LMC Chapter 15-2.6 
 
151 Main Street is within the HCB and the HR-2: Subzone A Zoning Districts. The 
Temporary Globe will not be located on the HR-2: Subzone A portion of the property 
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(See Condition of Approval 4), but rather is proposed to be installed in the HCB portion 
of the property that was approved for outdoor dining as part of the 1991 CUP (Exhibit 
D).  The Temporary Globe is proposed to be installed on December 15, 2023, and 
uninstalled by April 30, 2024. 
 
LMC § 15-15-1 defines a Temporary Improvement as “[a] Structure built, or installed, 
and maintained during construction of a Development, or during a Special Event or 
activity and then removed prior to release of the performance Guarantee . . .” The 
proposed Temporary Globe and Platform are a Temporary Improvement. Per LMC § 
15-2.6-2 a Temporary Improvement requires an Administrative Conditional Use Permit.  
 
The Temporary Globe has eight sides with each a length of 49 inches, and a maximum 
height of eight feet, 11 inches. The Temporary Globe has an area of 80.4 square feet 
and will be installed on top of a square platform that is 11 feet long and 11 feet wide, for 
a total area of 121 square feet. 
 
 

Site Plan with Dimensions 

 
 

Per LMC § 15-2.6-3  Lot and Site Requirements, there are no minimum required Front, 
Rear, or Side Setback dimensions in the HCB Zoning District.3 The Temporary Globe 
shall be located within the property boundaries of 151 Main Street (see Condition of 
Approval 4).  

 
3 LMC § 15-2.6-3 
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The Temporary Globe has a height of 8 feet 11 inches and is compliant with the 
maximum building height requirement for the HCB Zoning District of 45 feet.4  
  
(II) The proposal complies with the Temporary Structures criteria outlined in LMC 
§ 15-4-16.  
  

Temporary Structure Requirements  Analysis of Proposal  

The proposed Use should not  
diminish existing parking. Any net  
loss of parking shall be mitigated in  
the Applicant’s plan. 

Complies/Conditions of Approval 
Recommended 
151 Main Street received CUP approval 
for outdoor dining in 1991. In 1993, 151 
Main Street received CUP approval for an 
expansion of outdoor dining (Exhibit D). 
Parking requirements were evaluated at  
the time of approval in 1991 and 1993.  
 
The Temporary Globe and Platform are 
proposed to be installed on the concrete 
patio. This area was specifically approved 
for outdoor dining as part of the 1991 
CUP approval.  
 
The proposal does not increase the area 
of outdoor dining previously approved in 
the 1991 and 1993 CUPs and therefore 
does not trigger the need for additional 
parking.  
 

The proposed Use shall not impede  
pedestrian circulation, emergency  
Access, or any other public safety  
measure. 

Complies: 
The Pedestrian Circulation System will 
not be impacted by the proposed 
Temporary Globe. 
 
On November 21, 2023, the Park City 
Fire District reviewed the proposed 
Temporary Globe and Platform and 
raised no concerns.  

The Use shall not violate the Noise  
Ordinance, Municipal Code  
Chapter 6-3. 

Conditions of Approval 
Recommended: 
 
Condition of Approval 5: 
 
“Use of the Temporary Globe shall 

 
4 LMC § 15-2.6-5. 
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comply with the Park City Municipal Code 
Chapter 6-3 and the Conditions of 
Approval associated with the 1993 
Administrative Conditional Use Permit.”  

The Use shall comply with the  
LMC, the signage shall comply with  
the Sign Code, Title 12, and the  
lighting shall comply with  
Illumination Section 12-4-9. 

Complies: 
The proposal does not include the 
installation of signs or lights.  
 
See Condition of Approval 6  

The Use shall not violate the  
Summit County Health Code, the  
Fire Code, or State Regulations on  
mass gathering. 

Complies: 
The Development Review Committee 
(DRC) reviewed the proposal on 
November 21, 2023, and raised no 
concerns.  

The Use shall not violate the  
International Building Code. 

Conditions of Approval 
Recommended: 
The proposed construction requires a 
building and fire permit.  
 
See Condition of Approval 7: 
.  

 
 
(III) The proposal complies with the Conditional Use Permit criteria outlined in 
LMC § 15-1-10(E).    

CUP Review Criteria Analysis of Proposal 
 

Size and Location of the Site 
 

No Mitigation Required 
151 Main Street faces Main Street. The 
Temporary Globe will be approximately 18 
inches from the property line abutting Main 
Street and 18 inches from the property line 
shared with the Unbuilt Second Street 
Public Right-of-Way.   
 
151 Main Street is 0.16 acres, the proposal 
does not increase the size of the Lot.  
 

Traffic No Mitigation Required 
The Temporary Globe will be used by 
customers of Grappa, which is already 
approved for outdoor dining.  
 

Utility Capacity No Mitigation Required 
INSERT DRC  

Emergency Vehicle Access No Mitigation Required 
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On November 21, 2023, the Park City Fire 
District reviewed the proposed Temporary 
Globe and Platform and raised no 
concerns. 

Parking No Mitigation Required 
 
151 Main Street received CUP approval for 
outdoor dining in 1991. In 1993, 151 Main 
Street received CUP approval for an 
expansion of outdoor dining (Exhibit D). 
Parking requirements were evaluated at  
the time of approval in 1991 and 1993.  
 
The Temporary Globe and Platform are 
proposed to be installed on the concrete 
patio. This area was specifically approved 
for outdoor dining as part of the 1991 CUP 
approval.  
 
The proposal does not increase the area of 
outdoor dining previously approved in the 
1991 and 1993 CUPs and therefore does 
not trigger the need for additional parking.  
 

Internal Vehicular Pedestrian System No Mitigation Required 
The Internal Vehicular Pedestrian System 
will not be impacted by the proposed 
Temporary Globe. 
 
On November 21, 2023, the Park City Fire 
District reviewed the proposed Temporary 
Globe and Platform and raised no 
concerns. 

Fencing, Screening and Landscaping No Mitigation Required 
The Temporary Globe and Platform will be 
constructed on an existing deck. No 
fencing, screening, or landscaping is 
proposed.  
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Proposed Globe Location 

 
 

Building Mass, Bulk, and Orientation No Mitigation Required 
 

Usable Open Space No Mitigation Required 
 

Signs and Lighting Condition of Approval Recommended 
See Condition of Approval 6 

Physical Design and Compatibility with Surrounding Structures 

151 Main Street is a Historic Landmark Site in the HCB and HR -2: Subzone A Zoning 
Districts.  
 
Pursuant to LMC §15-11-12(A)(3), the proposal is not required to complete the full 
Historic District Design Review process. However, adherence to the following 
standards is required: 
 
Compliance with LMC §15-13-3 Design Guidelines for Historic Commercial Sites is 
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required:  

• New construction, such as additions, exterior alterations, repairs, upgrades, 
etc. shall not destroy historic materials, features, and spatial relationships that 
characterize the historic site or historic building. New construction shall 
differentiate from the historic structure and, at the same time, be compatible 
with the historic structure in materials, features, size, scale and proportion, and 
massing to protect the integrity of the historic structure, the historic site, and 
the Historic District. 

o See Condition of Approval 9.  

• New buildings shall not be significantly taller or shorter than adjacent historic 
buildings.  

o The proposed globe will be 8’-11” tall.  

• The application of synthetic or substitute materials, such as vinyl or aluminum 
siding, over original wood siding may cause, conceal, or accelerate physical 
deterioration and is not appropriate.  

o The proposed materials are stained wood and glass. No vinyl or 
synthetic building materials are proposed or approved.  

Compliance with LMC Section §15-13-9 Design Guidelines for Historic Commercial 
Infill Construction is required: 

• Secondary structures such as barns and sheds typically had siding of 
unpainted wood (horizontal lap or vertical board and batten) or corrugated 
metal panels. 

o The proposed materials are stained wood and glass. No vinyl or 
synthetic building materials are proposed or approved.  

• If synthetic materials are proposed, the synthetic material shall have a similar 
appearance and profile to historic siding and trim materials. Synthetic 
materials shall be applied as traditional materials were historically; introducing 
artificial patterns is not appropriate. 

 
The Design Review Team reviewed this Application on November 22, 2023, and 
raised no concerns.  
 
 

Noise, Vibration, Odors Stream, or 
Other Mechanical Factors 

Condition of Approval Recommended 
See Condition of Approval 5 
 

Control of Delivery and Service 
Vehicles, Loading and Unloading 
Zones, and Screening of Trash and 
Recycling Pickup Areas 

No Mitigation Required 
 

Expected Ownership and Management No Mitigation Required 
The Ownership is private.  
 

Within and adjoining the Site, 
Environmentally Sensitive Lands, 
Physical Mine Hazards, Historic Mine 

No Mitigation Required 
 
The Temporary Globe and Platform are 
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Waste and Park City Soils Ordinance, 
Steep Slopes, and appropriateness of 
the proposed Structure to the existing 
topography of the Site; and 

proposed to be installed on an existing 
deck. As a result, Environmentally 
Sensitive Lands, Soils, Steep Slopes, and 
topography will not be further disturbed.  
 

Reviewed for Consistency with the 
Goals and Objectives of the Park City 
General Plan 

Complies:  
 
The proposal complies with Neighborhood 
6, Strategy 8, Old Town: Main Street as the 
Heart of Park City. The proposed 
Temporary Globe will not diminish the 
Historic Character of the Historic 
Significant Site and allows for continued 
use of an approved Outdoor Dining area in 
the winter months.  
 

 
The Applicant also proposes to continue the approval of the Temporary Globe and 
Platform for future years, with future installation on October 15, 2024, and take-down on 
April 30, 2025. Pursuant to INSERT CITATION IN BUILDING CODE, the Temporary 
Globe may not be installed for more than 180 days. As a result, the approval is 
conditioned on installation on November 1 through April 30 of each year. 
 
(IV) The Development Review Committee reviewed the proposal on November 21, 
2023, and raised no issues.5 
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on November 15, 2023. Staff mailed courtesy notice to 
property owners within 300 feet on November 15, 2023. The Park Record published 
notice on November 15. 2023.6  
 
Public Input 
Public input is attached as Exhibit X or 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Director may approve the Administrative Conditional Use Permit  

• The Planning Director may deny the Administrative Conditional Use Permit and 
direct staff to make Findings for the denial; or 

 
5 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD). 
6 LMC § 15-1-21. 
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• The Planning Director may request additional information and continue the 
discussion to a date certain. 

 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: Applicant Statement and Proposed Plans 
Exhibit C: 151 Main Street Subdivision  
Exhibit D: 1991 CUP and 1993 CUP Extension 
Exhibit E: Ordinance No. 06-43  
 
 
 
 
 

Page 44 of 101



 
Planning Department  

 

 

November 30, 2023 
 
Bruce Frazier 
PO Box 3537  
Park City, UT 84060  
435-647-2908  
 
CC: Grappa 
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address: 
 

151 Main Street 

Zoning District: 
 

Historic Commercial Business (HCB), Historic Residential-2: 
Subzone A (HR-2: Subzone A). 

Application: 
 

Administrative Conditional Use Permit 

Project Number: 
 

PL-23-05937 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

November 30, 2023 

Project Summary: The Applicant proposes to construct a Temporary 
Improvement Globe and Platform on a Significant Historic Site 
in the Historic Commercial Business and Historic Residential-
2: Subzone A Zoning Districts.  
 

 
 
Action Taken 
On November 30, 2023, the Planning Director Designee conducted a public hearing and 
approved the Temporary globe and platform according to the following findings of fact, 
conclusions of law, and conditions of approval.  
 
Findings of Fact 

1. The Site is located at 151 Main Street.  

2. The Site is located in the Historic Commercial Business and Historic Residential-

2: Subzone A Zoning Districts. 
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3. 151 Main Street is a Landmark Historic Site listed on the Park City Historic Sites 

Inventory.  

4. 151 Main Street is a restaurant.  

5. In 1991, the Planning Commission approved a Conditional Use Permit for 

outdoor dining on the second deck and patio area located to the north of the 

Historic Structure.  

6. In 1993, the Planning Commission approved an Amendment to the 1991 

Conditional Use Permit, which allowed for the expansion of outdoor dining form 

the patio to the third and fourth decks at the rear of the Historic Structure.   

7. The Applicant proposes to construct a Temporary Improvement globe and 

wooden platform on the concrete patio of 151 Main Street.  

8. The Temporary Improvement Globe is proposed to be located entirely within the 

Historic Commercial Business Zoning District. 

9. The Temporary Improvement Globe is proposed to be located entirely within the 

portion of the property that was approved for outdoor dining as part of the 1991 

Conditional Us Permit.  

10. The temporary structure shall be constructed on December 15, 2023, and taken 

down by April 30, 2023.  

11. Staff reviewed the 151 Main Street Administrative Conditional Use Permit 

Application for compliance with LMC Chapter 15-2.6, Historic Commercial 

Business Zoning District Requirements, LMC Section 15-4-16, Temporary 

Structures, LMC Section 15-1-10(E), Conditional Use Permit Review Criteria.  

12. Staff posted notice to the City website, City Hall, and the property on November 

15, 2023.  

13. Staff mailed courtesy notices to the adjacent property owners on November 15, 

2023.  

Conclusions of Law 
1. The proposal complies with the Land Management Code requirements pursuant 

to Chapter 15-2.6, Historic Commercial Business Zoning District Requirements, 

LMC Section 15-4-16, Temporary Structures, LMC Section 15-1-10(E), 

Conditional Use Permit Review Criteria. 

Conditions of Approval 
1. Final building plans and construction details shall reflect substantial compliance 

with the plans reviewed on November 30, 2023, by the Planning Department. 
Any changes, modifications, or deviations from the approved design that have 
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Planning Department  

 

 

not been approved in advance by the Planning Department may result in a stop 
work order. 

2. The Applicant is responsible for notifying the Planning Department prior to 
making any changes to the approved plans. 

3. Any changes, modifications, or deviations from the approved scope of work shall 
be submitted in writing for review and approval/denial in accordance with the 

applicable standards by the Planning Director or designee prior construction. 
4. The Temporary Improvement globe shall be located entirely within the Historic 

Commercial Business Zoned portion of the property recorded as 151 Main 
Street.  

5. The Temporary Improvement globe shall comply with the Park City Noise 
Ordinance, the Noise Ordinance Hours, Municipal Code Chapter 6-3, and the 
Conditions of Approval associated with the 1993 Administrative Conditional Use 
Permit. 

6. There are no proposed or approved signs or lights.  
7. The Applicant shall obtain a Building and Fire Permit prior to construction of the 

Temporary Improvement globe.   
8. The Temporary Improvement globe shall be constructed on December 15, 2023, 

and taken down on April 30, 2024.  
9. This approval is limited to the construction of a Temporary Globe and platform. 

Changes to the existing Historic Structure are not approved as part of this Final 
Action Letter.  
 
If you have questions or concerns regarding this Final Action Letter, please call 
(435)-615-5064 or email jack.niedermeyer@parkcity.org.  

 
Sincerely, 
 
 
 

Rebecca Ward 
Planning Director Designee 
 

 
CC: Jack Niedermeyer, Planner 1  
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