
 

PLANNING DEPARTMENT ADMINISTRATIVE PUBLIC HEARING 
SUMMIT COUNTY, UTAH 
September 5, 2024 

The Planning Department of Park City, Utah, will hold a Public Hearing in person at the Marsac 
Municipal Building, Planning Department Conference Room, at 445 Marsac Avenue, Park City, 
Utah 84060. Meetings will also be available online and may have options to listen, watch, or 
participate virtually. 
  

1. REGULAR AGENDA - 12:00PM 

 1.A. 445 Park Avenue – Extension – The Applicant Requests a Year Extension of a 
Historic District Design Review Approval to Lift a Historic Structure and Construct 
an Addition. PL-24-06210. 
(A) Public Hearing; (B) Action 

 1.B. 958 Woodside Avenue – Extension – The Applicant Requests a Year Extension 
of a Plat Amendment Approval to Create Two Lots. PL-24-06224. 
(A) Public Hearing; (B) Action 

 1.C. 768 Mountain Court – Accessory Apartment – The Applicant Proposes to 
Construct a Detached Accessory Apartment in the Rear Yard in the Single Family 
Zoning District. PL-23-05890 
(A) Public Hearing; (B) Action 

 1.D. 445 Marsac Avenue – Administrative Conditional Use Permit – The Applicant is 
Proposing to Replace an Existing Retaining Wall Exceeding Six Feet in Height in 
the Public Use Transition Zoning District. 
(A) Public Hearing; (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 meeting attendees who park in the China Bridge 
parking structure. 
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Planning Department 
Staff Report 
 
Subject: 445 Park Avenue  
Application:  PL-24-06210 
Author:  Lillian Zollinger, Planner III 
Date:   August 29, 2024  
Type of Item: Extension of Historic District Design Approval 
 
Recommendation 

(I) Review the proposed 445 Park Avenue Historic District Design Review Extension; (II) 
conduct a public hearing; and (III) consider approving the Extension for one year based 
on the Draft Findings of Fact, Conclusions of Law, and Conditions of Approval (Exhibit 
A). 

Description 

Applicant: Wilson Weisenburg, represented by Jonathan DeGray 
Location: 445 Park Avenue  

Landmark Historic Site 
Zoning District: Historic Residential - 1 
Adjacent Land Uses: Residential 
Reason for Review: The Planning Director may consider an extension of a 

Historic District Design Review.1 
 
LMC  Land Management Code 
HDDR  Historic District Design Review 
HR - 1  Historic Residential - 1 
SFD  Single-Family Dwelling 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Background 

On May 3, 2023, the Historic Preservation Board approved the Historic District Design 
Review (HDDR) (see Exhibit C) to deconstruct a portion of the Landmark Historic 
façade to construct an addition (Staff Report, Minutes).  
 
On August 10, 2023, the Planning Director approved the HDDR to (I) deconstruct the 
front porch; (II) lift the Landmark Historic Structure; (III) construct a new foundation and 
basement addition; (IV) lower the Landmark Historic Structure; and (V) construct a rear 
addition (see Exhibit D).  
 
On July 10, 2024, the Planning Commission approved the 445 Park Avenue Plat 
Amendment to create one Lot of record. (see Exhibit E, Staff Report, Audio). The Plat 

 
1 LMC § 15-11-12(E) 

Page 2 of 127

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-15-1_Definitions
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1924431/445_Park_Avenue_Material_Deconstruction_Staff_Report.pdf
https://parkcityut.portal.civicclerk.com/event/1554/files/agenda/2885
https://parkcityut.portal.civicclerk.com/event/347/files/attachment/5760
https://parkcityut.portal.civicclerk.com/event/347/media
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-11-12_Historic_District_Or_Historic_Site_Review


has not yet been recorded with Summit County and must be recorded before a building 
permit may be obtained (see Condition of Approval 4). 
 
On July 22, 2024, the Applicant requested an extension to their HDDR in writing, prior to 
the August 10, 2024, expiration date. 
 
Analysis  

LMC § 15-11-12(E) states, “Unless otherwise indicated, Historic District Review (HDR) 
approvals expire one (1) year from the date of the Final Action. The Planning Director or 
designee may grant an extension of an HDR approval for one (1) additional year when 
the Applicant is able to demonstrate no change in circumstance that would result in an 
unmitigated impact or that would result in a finding of non-compliance with the Park City 
General Plan or the Land Management Code in effect at the time of the extension 
request. Change of circumstance includes physical changes to the Property or 
surroundings. Notice shall be provided consistent with the original HDR approval per 
Sections 15-1-12 and 15-1-21. Extension requests must be submitted to the Planning 
Department in writing prior to the date of the expiration of the HDR approval.”  
 
The applicant has demonstrated that no change in circumstance or physical changes to 
the property have occurred that would result in an unmitigated impact or finding of non-
compliance with the Park City General Plan or LMC in effect at the time of this 
extension request. 
 
See Exhibit A for full Findings and Conditions.   
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on August 15, 2024. Staff mailed courtesy notice to 
property owners within 300 feet on August 15, 2024.2  
 
Exhibits 

Exhibit A: Draft Final Action Letter 
Attachment 1 – Proposed Plat 

Exhibit B: Historic Preservation Board May 3, 2023 Final Action Letter 
Exhibit C: Historic District Design Review August 10, 2023 Final Action Letter 
Exhibit D: 445 Park Avenue Plat Amendment July 10, 2024 Final Action Letter 
 
 
 
 
 

 
2 LMC § 15-1-21 
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August 22, 2024 
 
Jonathan DeGray 
degrayarch@qwest.net  
(435)-649-7263  
 
CC: Will and Lori Weisenburg 
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address: 
 

445 Park Avenue 

Zoning District: 
 

Historic Residential – 1 (HR-1) 

Application: 
 

Historic District Design Review 

Project Number: 
 

PL-24-06210 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

August 22, 2024 

Project Summary: The Applicant Requests an Extension for the 445 Park 
Avenue approved on August 20, 2024 

 
Action Taken 
On August 22, 2024, the Planning Director’s Designee conducted a public hearing and 
approved the Extension of Approval for 445 Park Avenue Historic District Design 
Review according to the following findings of fact, conclusions of law, and conditions of 
approval.  
 
Findings of Fact 

1. The Subject Property is located at 445 Park Avenue. 

2. 445 Park Avenue is a Landmark Historic Structure on Park City’s Historic Sites 

Inventory (HSI).  

3. 445 Park Avenue is listed on the National Register of Historic Places as part of 

the Park City Mining Boom Era Residences Thematic District. 

4. On January 4, 2022, the Applicant submitted a Historic District Design Review 

Pre-Application to discuss a potential addition to the Structure.  
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5. On January 3, 2023, the Applicant submitted a full Historic District Design 

Review application for a proposed addition. 

6. On May 3, 2023, the Historic Preservation Board conducted a public hearing and 

granted approval for Material Deconstruction of 225 square feet of the siding 

located on the western (rear) façade of the Structure and a 92-square foot 

section of the existing roof form. The Historic Preservation Board also granted 

approval for the Applicant to deconstruct and reconstruct the existing front porch. 

7. On August 10, 2023, the Planning Director approved the HDDR to (I) deconstruct 

the front porch; (II) lift the Landmark Historic Structure; (III) construct a new 

foundation and basement addition; (IV) lower the Landmark Historic Structure; 

and (V) construct a rear addition.  

8. On July 10, 2024, the Planning Commission approved the 445 Park Avenue Plat 

Amendment to create one Lot of record. (see Exhibit E, Staff Report, Audio). The 

Plat has not yet been recorded with Summit County and must be recorded before 

a building permit may be obtained (see Condition of Approval 4). 

9. On July 22, 2024, the Applicant requested an extension to their HDDR in writing, 

prior to the August 10, 2024, expiration date. 

10. Staff published notice on the City’s website and the Utah Public Notice website 

and posted notice to the property on August 15, 2024. Staff mailed courtesy 

notice to property owners within 300 feet on August 15, 2024.   

Conclusions of Law 
1. The proposed Historic District Design Review Extension does not diminish the 

Historic Integrity of the Landmark Historic Site in accordance with LMC §15-13-

2(A). 

2. The proposed Historic District Design Review Extension complies with the 

requirements set forth in the Design Guidelines for Historic Residential Sites as 

set forth in LMC §15-13-2. 

3. The proposed Historic District Design Review Extension complies with the 

requirements set forth by the Historic Residential – 1 (HR-1) Zone as outlined in 

LMC Chapter 15-2.2. 

4. The Applicant demonstrated no change in circumstance that would result in an 

unmitigated impact or that would result in a finding of non-compliance with the 

Park City General Plan or the Land Management Code in effect at the time of this 

extension request. 

Conditions of Approval 
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1. The Applicant is responsible for notifying the Planning Department and Building 

Department prior to proposing any changes to this approval. 

2. The Applicant shall submit in writing any changes, modifications, or deviations 

from the approved scope of work for Planning review and approval/denial in 

accordance with the applicable standards prior to construction. 

3. Where the Historic exterior materials cannot be repaired, they shall be replaced 

with deconstructed Historic materials (if available), or materials that match the 

original in all respects: scale, dimension, texture, profile, material and finish. Prior 

to removing and replacing Historic materials, the Applicant shall demonstrate to 

the Planning Director (or their Designee) and the Historic Preservation Planner 

that the materials are no longer safe and/or serviceable and cannot be repaired 

to a safe and/or serviceable condition. No Historic materials may be disposed of 

prior to advance approval by the Planning Director (or their Designee) and the 

Historic Preservation Planner. 

4. An encroachment agreement is required for work conducted five feet or less from 

a Lot Line or having the potential to encroach onto another property. 

5. A Soils Report completed by a geotechnical engineer as well as a temporary 

shoring plan, if applicable, will be required at the time of building permit 

application.  

6. The Applicant shall submit a cribbing and excavation stabilization shoring plan 

reviewed and stamped by a State of Utah licensed and registered structural 

engineer prior to the issuance of a building permit. Cribbing or shoring must be of 

engineer-specified materials. Screw-type jacks for raising and lowering the 

building are not allowed as primary supports once the building is lifted.  

7. Historic Structures which are lifted off the foundation must be returned to the 

completed foundation within 45 days of the date the building permit was issued. 

8. The Planning Director (or their Designee) may make a written determination to 

extend this period up to 30 additional days if, after consultation with the Historic 

Preservation Planner, Chief Building Official, and City Engineer as necessary. 

This would be based upon the need to immediately stabilize an existing Historic 

property, or specific site conditions such as access, or lack thereof, exist, or in an 

effort to reduce impacts on adjacent properties. The Applicant is responsible for 

notifying the Building Department if changes are made. If the cribbing and/or 

shoring plan(s) are to be altered at any time during the construction of the 

foundation by the contractor, the structural engineer shall submit a new cribbing 

and/or shoring plan for review. The structural engineer shall be required to re-
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inspect and approve the cribbing and/or shoring alterations within five days of 

any relocation or alteration to the cribbing and/or shoring. 

9. The Applicant shall also request an inspection through the Building Department 

following the modification to the cribbing and/or shoring. Failure to request the 

inspection will be a violation of the Preservation Plan and enforcement action 

through the Financial Guarantee or ACE could take place. 

10. The Applicant shall provide the City with a Financial Guarantee to ensure 

compliance with the conditions and terms of the Historic Preservation Plan prior 

to the issuance of a building permit.  

11. A plinth, or trim board at the base of the Historic Structure, shall be added to 

visually anchor the Historic Structure to the new foundation.  

12. The addition shall be undertaken in such a manner that if removed in the future 

the essential form and integrity of the Landmark Historic Structure could be 

restored. 

13. The new foundation shall not raise or lower the Landmark Historic Structure more 

than two feet from its original floor elevation.  

14. The site shall be re-graded so that all water drains away from the Structure and 

does not enter the foundation. The original height of the Landmark Historic 

Structure is 28 feet and 8 inches from grade; the Applicant shall return the 

Landmark Historic Structure to its existing height. The proposed new construction 

(addition) shall comply with maximum height requirements as adopted in LMC § 

15-2.2.  

15. No more than six inches of foundation shall be visible above final grade on the 

primary and secondary facades.  

16. The Applicant shall re-use any salvageable removed original siding material to 

replace areas of damaged siding on the remainder of the Historic Structure.  

17. All conditions of approval from the May 3, 2023 Material Deconstruction Final 

Action Letter apply. 

18. If a building permit is not issued by August 10, 2025, this approval will expire, 

and the Applicant shall reapply for a full HDDR and public hearing.  

 
If you have questions or concerns regarding this Final Action Letter, please call (435)-
615-5068 or email lillian.zollinger@parkcity.org. 
 
Sincerely, 
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Rebecca Ward, Planning Director 
 
CC: Lillian Zollinger, Project Planner 
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A1.1 LOWER LEVEL PLAN
A1.2

1.  THIS DESIGN IS AN ORIGINAL UNPUBLISHED WORK AND MAY NOT
BE  DUPLICATED, PUBLISHED AND/OR USED WITHOUT THE WRITTEN
CONSENT OF THE ARCHITECT/ENGINEER.

2.  THESE SHEETS - LISTED BY DRAWING INDEX , ALL
ACCOMPANYING  SPECIFICATIONS FOR MATERIALS, WORKMANSHIP
QUALITY, AND NOTES HAVE  BEEN PREPARED SOLELY FOR THE
CONSTRUCTION AND FINISH OF PROJECT IMPROVEMENTS,
COMPLETE AND READY FOR OCCUPANCY AND USE.

3.  ALL WORK IS TO BE PERFORMED IN ACCORDANCE WITH
PERTINENT JURISDICTIONAL CODES, RESTRICTIONS, COVENANTS,
AND/OR ORDINANCES.  ANY CONFLICT BETWEEN DESIGN AND
REQUIREMENT SHALL BE REPORTED TO THE ARCHITECT/ENGINEER
BEFORE PROCEEDING.

4.  ANY AND ALL PROPOSED CHANGE, MODIFICATIONS AND/OR
SUBSTITUTION  SHALL BE REPORTED TO THE ARCHITECT/ENGINEER
BEFORE PROCEEDING.

5.  IN THE EVENT OF CONFLICT BETWEEN THE DESIGN DOCUMENTS
AND/OR JURISDICTIONAL REQUIREMENTS, THE MORE RESTRICTIVE
FROM THE STANDPOINT OF SAFETY AND PHYSICAL SECURITY SHALL
APPLY.

6.  ANY INSTALLATION, FINISH, OR COMPONENT INTENDED TO
PROVIDE  ENCLOSURE, WEATHER ABILITY OR APPEARANCE QUALITY
SHALL BE PRODUCED AS A REPRESENTATIVE SAMPLE PRIOR TO
PROCEEDING WITH COMPLETION.  WORK PERFORMED WITHOUT
WRITTEN APPROVAL OF SUCH SAMPLE BY THE
ARCHITECT/ENGINEER SHALL BE DONE AT THE RISK OF THE
CONTRACTOR.  A  MINIMUM OF TWO (2) WORKING DAYS NOTICE
SHALL BE GIVEN.

8.  BUILDING DESIGN IS GENERALLY PREDICATED UPON PROVISIONS
OF THE  2021 IRC AND AMENDMENTS AS MAY  HAVE BEEN LOCALLY
ENACTED.  ALL REQUIREMENTS OF THE JURISDICTIONAL FIRE
SAFETY/PREVENTION DISTRICT SHALL BE ACCOMMODATED BY THIS
DESIGN  AND ANY CONSEQUENT CONSTRUCTION.

9. ALL 2/5 lb. GAS PIPE SYSTEM METER SETS REQUIRES PRIOR
APPROVAL FROM QUESTAR GAS COMPANY. PROVIDE A LETTER
FROM QUESTAR APPROVING SYSTEM.

10. ALL FIELD WELDING OR TORCH WORK, WILL REQUIRE A
SEPARATE "HOT WORK" PERMIT PRIOR TO BEGINNING WORK. IFC
105.6.11

11. TOWER CRANES REQUIRE A SEPARATE PERMIT. CONTACT
BUILDING DEPARTMENT FOR REQUIREMENTS.

12. EXCAVATION NOT TO EXCEED 2:1 SLOPE WITH OUT A SOILS
REPORT.

3. BUILDING SHALL COMPLY WITH THE PROVISIONS IN THE (WUI)
WILDLAND - URBAN INTERFACE CODE AS ADOPTED BY THE STATE
OF UTAH AND AMENDED BY PARK CITY PER LMC 11-21.

7.  ALL WORK SHALL BE INSPECTED BY GOVERNING AGENCIES IN
ACCORDANCE  WITH THEIR REQUIREMENTS.  JURISDICTIONAL
APPROVAL SHALL BE SECURED BEFORE PROCEEDING WITH WORK.

A2.1

STRUCTURAL
SHEN ENGINEERING, INC.
HENRY SHEN
2225 EAST MURRAY HOLLADAY RD.
SUITE 208, HOLLADAY, UTAH 84117
TEL. (801) 466-2625
FAX. (801) 466-2656
EMAIL: sheneng@msn.com
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2021 IRC                 2021 IBC
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2015 IECC RES.      2021 IFC
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OCCUPANCY: R2

CONSTRUCTION TYPE: VB
BUILDING TO BE FIRE SPRINKLED: CONTRACTOR
TO PROVIDE APPROVALS PRIOR TO
INSTALLATION.
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36

37

S1.5 SCHEDULES AND NOTES
DETAILS

S2.7
MAIN LEVEL LATERAL PLANS
UPPER LEVEL LATERAL PLANS

S5.2 DETAILS

38
39
40

Aa

C
O

V
ER

 S
H

EE
T

REVISIONS:

SHEET NUMBER:

PROJECT NUMBER:

DATE:

SH
EE

T 
DE

SC
RI

PT
IO

N:
PR

OJ
EC

T 
DE

SC
RI

PT
IO

N:

Jo
na

th
an

 D
eG

ra
y

A 
  r

   
c 

  h
   

i  
 t 

  e
   

c 
  t

P.
O

. B
ox

 1
67

4,
 6

14
 M

ai
n 

St
re

et
, S

ui
te

 3
02

, P
ar

k 
C

ity
, U

ta
h 

84
06

0
Te

l. 
43

5-
64

9-
72

63
, E

-m
ai

l: 
de

gr
ay

ar
ch

@
qw

es
to

ffi
ce

.n
et

TH
E 

GR
AP

HI
C 

M
AT

ER
IA

L 
AN

D 
DE

SI
GN

 O
N 

TH
IS

 SH
EE

T 
AR

E 
IN

ST
RU

M
EN

TS
 O

F S
ER

VI
CE

 A
ND

 R
EM

AI
N 

AT
 A

LL
 T

IM
ES

 T
HE

 PR
OP

ER
TY

 O
F J

ON
AT

HA
N 

DE
GR

AY
 - 

AR
CH

IT
EC

T 
P.C

.   
RE

PR
OD

UC
TI

ON
 O

R 
RE

US
E 

OF
 T

HE
 M

AT
ER

IA
L 

AN
D 

DE
SI

GN
 C

ON
TA

IN
ED

 H
ER

EI
N 

IS
 PR

OH
IB

IT
ED

 W
IT

HO
UT

 T
HE

 W
RI

TT
EN

 C
ON

SE
NT

 O
F J

ON
AT

HA
N 

DE
GR

AY
 -A

RC
HI

TE
CT

 P.
C.

 V
IO

LA
TO

RS
 W

IL
L 

BE
 PR

OS
EC

UT
ED

 T
O 

TH
E 

FU
LL

ES
T 

EX
TE

NT
 O

F T
HE

 L
AW

.
   J

ON
AT

HA
N 

DE
GR

AY
 - 

AR
CH

IT
EC

T 
 P.

C.
 A

LL
 R

IG
HT

S R
ES

ER
VE

D

2007-03

OCTOBER 05, 2023

W
EI

SE
NB

UR
G 

RE
SI

DE
NC

E

44
5 P

AR
K 

AV
EN

UE
, P

AR
K 

CI
TY

, U
TA

H 
84

06
0

134528

H

OFE

TAT

S

AH
TU

D

J

GE
AR

N
YO

AN

HT A

CRA

C
E

TI
E

CI
L

DESN

T

Page 9 of 127

AutoCAD SHX Text
10/5/2023



Dav
id 

E. 
Haw

kes

08
-14

-20

Page 10 of 127

AutoCAD SHX Text_1
FOURTH STREET

AutoCAD SHX Text_2
FIFTH STREET (ROAD VACATED) 

AutoCAD SHX Text_3
9

AutoCAD SHX Text_4
10

AutoCAD SHX Text_5
11

AutoCAD SHX Text_6
12

AutoCAD SHX Text_7
13

AutoCAD SHX Text_8
14

AutoCAD SHX Text_9
15

AutoCAD SHX Text_10
16

AutoCAD SHX Text_11
23

AutoCAD SHX Text_12
22

AutoCAD SHX Text_13
21

AutoCAD SHX Text_14
20

AutoCAD SHX Text_15
19

AutoCAD SHX Text_16
18

AutoCAD SHX Text_17
17

AutoCAD SHX Text_18
200.00' (Rec)

AutoCAD SHX Text_19
N66°56'42"E

AutoCAD SHX Text_20
Fnd B/C stamped  "R. POHL 173736"

AutoCAD SHX Text_21
Fnd B/C stamped  "TED MASON LS 323717"  East= 0.94 North= 0.86

AutoCAD SHX Text_22
50.00'

AutoCAD SHX Text_23
25.00'

AutoCAD SHX Text_24
25.00'

AutoCAD SHX Text_25
Fnd B/C stamped  "WARD ENG 155100" 

AutoCAD SHX Text_26
EXTANT HOUSE

AutoCAD SHX Text_27
WOODSIDE CHALET CONDOMINIUM, AMENDED PARCELS: WC-1 TO WC-14 ENTRY NO. 140242

AutoCAD SHX Text_28
THE RECTORIES CONDOMINIUM PARCELS: REC-P-6, 14, 18, REC-2, 3 ENTRY NO. 0223678

AutoCAD SHX Text_29
ALEXANDRA R. HUDSON  (AKA ALEXANDRA PHILLIPS) 50% AND HENDRY D. HUDSON 50% PARCEL: 445-PA-1 ENTRY NO. 01054958

AutoCAD SHX Text_30
463 PARK CITY LLC PARCEL: PC-60 ENTRY NO. 01101385

AutoCAD SHX Text_31
Fnd Street Monument with Ring and Lid at Intersection of Fourth Street and Park Avenue.

AutoCAD SHX Text_32
TINA SMITH PARCEL: PC-57-A ENTRY NO. 00656480

AutoCAD SHX Text_33
Nothing Fnd.

AutoCAD SHX Text_34
SIXTH STREET

AutoCAD SHX Text_35
BLOCK 4

AutoCAD SHX Text_36
25.00'

AutoCAD SHX Text_37
15.00'

AutoCAD SHX Text_38
15.00'

AutoCAD SHX Text_39
25.00'

AutoCAD SHX Text_40
25.00'

AutoCAD SHX Text_41
15.00'

AutoCAD SHX Text_42
15.00'

AutoCAD SHX Text_43
 25.00'

AutoCAD SHX Text_44
N23°03'18"W 1038.64' Meas. mon. to mon.

AutoCAD SHX Text_45
Fnd Street Monument with Ring and Lid at Intersection of Sixth Street and Park Avenue.

AutoCAD SHX Text_46
577.7' (Rec)

AutoCAD SHX Text_47
N23°03'18"W 577.24' (Meas)

AutoCAD SHX Text_48
75.00'

AutoCAD SHX Text_49
74.20'

AutoCAD SHX Text_50
75.00'

AutoCAD SHX Text_51
75.00'

AutoCAD SHX Text_52
1039.10' (Rec)

AutoCAD SHX Text_53
BASIS OF BEARING

AutoCAD SHX Text_54
 25.00'

AutoCAD SHX Text_55
 291.40'

AutoCAD SHX Text_56
Southeast Corner Block 4

AutoCAD SHX Text_57
Southeast Corner Block 5

AutoCAD SHX Text_58
 25.00'

AutoCAD SHX Text_59
 25.00'

AutoCAD SHX Text_60
TRAPPER'S WAY 

AutoCAD SHX Text_61
50.00'

AutoCAD SHX Text_62
PARK AVENUE

AutoCAD SHX Text_63
15.00'

AutoCAD SHX Text_64
15.00'

AutoCAD SHX Text_65
15.00'

AutoCAD SHX Text_66
15.00'

AutoCAD SHX Text_67
BLOCK 5

AutoCAD SHX Text_68
25.00'

AutoCAD SHX Text_69
 25.00'

AutoCAD SHX Text_70
15.00'

AutoCAD SHX Text_71
15.00'

AutoCAD SHX Text_72
S67°10'27"W 200.03' Meas.

AutoCAD SHX Text_73
N66°56'42"E

AutoCAD SHX Text_74
25.00'

AutoCAD SHX Text_75
Nothing Fnd.

AutoCAD SHX Text_76
Nothing Fnd.

AutoCAD SHX Text_77
PARK AVENUE

AutoCAD SHX Text_78
UNFILED ROS BY WARD ENGINEERING 

AutoCAD SHX Text_79
32.23'

AutoCAD SHX Text_80
31.79'

AutoCAD SHX Text_81
26.19'

AutoCAD SHX Text_82
31.32'

AutoCAD SHX Text_83
= BOUNDARY LINE

AutoCAD SHX Text_84
= STREET CENTERLINE AND MONUMENTS AS NOTED

AutoCAD SHX Text_85
LEGEND

AutoCAD SHX Text_86
SCALE OF FEET

AutoCAD SHX Text_87
0

AutoCAD SHX Text_88
20

AutoCAD SHX Text_89
20

AutoCAD SHX Text_90
40

AutoCAD SHX Text_91
= DIMENSION LINES

AutoCAD SHX Text_92
= RIGHT OF WAY LINES

AutoCAD SHX Text_93
DESIGNED

AutoCAD SHX Text_94
OF

AutoCAD SHX Text_95
DATE:

AutoCAD SHX Text_96
SCALE

AutoCAD SHX Text_97
PROJECT

AutoCAD SHX Text_98
NUMBER

AutoCAD SHX Text_99
SHEET

AutoCAD SHX Text_100
PLOT DATE:

AutoCAD SHX Text_101
DRAFTED

AutoCAD SHX Text_102
CHECKED

AutoCAD SHX Text_103
Boundary Consultants was retained by Will Weisenburg to survey the subject parcel. This survey was carried out using a Trimble S6 Total Station and a Trimble R8S GPS System, with ground distances being determined Utah State VRS Network and no calibration. Basis of Bearing for this survey is Geodetic North as determined by GPS. Block 4 was determined from the found centerline monuments noted hereon and the Lots determined from the block corners. A rebar and cap set by Park City Surveys was found at the southwest corner of Lot 12 and honored. A bar and cap was found in close proximity to the northwest corner of Lot 13 set by Ted Mason that we do not agree with in our block breakdown. That bar and cap may have been disturbed or been set as an offset to the correct corner but we have not honored it. A unfiled record of survey by Ward Engineering was dated October 2019 was used in as reference in the course of this survey. At the time of this survey Ward had not filed theirs but a copy was obtained from them.

AutoCAD SHX Text_104
NARRATIVE:

AutoCAD SHX Text_105
S

AutoCAD SHX Text_106
U

AutoCAD SHX Text_107
D

AutoCAD SHX Text_108
O

AutoCAD SHX Text_109
R

AutoCAD SHX Text_110
V

AutoCAD SHX Text_111
E

AutoCAD SHX Text_112
Y

AutoCAD SHX Text_113
R

AutoCAD SHX Text_114
A

AutoCAD SHX Text_115
N

AutoCAD SHX Text_116
I

AutoCAD SHX Text_117
O

AutoCAD SHX Text_118
S

AutoCAD SHX Text_119
L

AutoCAD SHX Text_120
L

AutoCAD SHX Text_121
D

AutoCAD SHX Text_122
P

AutoCAD SHX Text_123
F

AutoCAD SHX Text_124
R

AutoCAD SHX Text_125
O

AutoCAD SHX Text_126
No. 356548

AutoCAD SHX Text_127
E

AutoCAD SHX Text_128
S

AutoCAD SHX Text_129
U

AutoCAD SHX Text_130
HAWKES

AutoCAD SHX Text_131
DAVID E.

AutoCAD SHX Text_132
F

AutoCAD SHX Text_133
O

AutoCAD SHX Text_134
E

AutoCAD SHX Text_135
T

AutoCAD SHX Text_136
T

AutoCAD SHX Text_137
A

AutoCAD SHX Text_138
I

AutoCAD SHX Text_139
L

AutoCAD SHX Text_140
C

AutoCAD SHX Text_141
E

AutoCAD SHX Text_142
N

AutoCAD SHX Text_143
S

AutoCAD SHX Text_144
T

AutoCAD SHX Text_145
A

AutoCAD SHX Text_146
S

AutoCAD SHX Text_147
E

AutoCAD SHX Text_148
H

AutoCAD SHX Text_149
N

AutoCAD SHX Text_150
A

AutoCAD SHX Text_151
5554 West 2425 North, Hooper, Utah  801-792-1569 dave@boundaryconsultants.biz

AutoCAD SHX Text_152
RECORD OF SURVEY OF

AutoCAD SHX Text_153
TAX PARCEL PC-58

AutoCAD SHX Text_154
LOTS 12-13, BLOCK 4, PARK CITY SURVEY AMENDED, LYING AND SITUATE IN THE NORTHEAST QUARTER OF SECTION 16,  TOWNSHIP 2 SOUTH, RANGE 4 EAST, SALT LAKE BASE AND MERIDIAN

AutoCAD SHX Text_155
WILSON T and LORILEE G WEISENBURG

AutoCAD SHX Text_156
1

AutoCAD SHX Text_157
1

AutoCAD SHX Text_158
MGD

AutoCAD SHX Text_159
MGD

AutoCAD SHX Text_160
DEH

AutoCAD SHX Text_161
2005001

AutoCAD SHX Text_162
1"=20'

AutoCAD SHX Text_163
08-14-20

AutoCAD SHX Text_164
= ADJOINING PARCELS DEED LINES

AutoCAD SHX Text_165
SPECIAL WARRANTY DEED; ENTRY #01121101: All of Lots 12 and 13, Block 4, Amended Plat of Park City Survey, according to the official plat thereof of record and on file at the office of the Summit County Recorder.

AutoCAD SHX Text_166
DESCRIPTION:

AutoCAD SHX Text_167
= RECORD ROOT PARCEL LINES

AutoCAD SHX Text_168
= SET REBAR AND CAP "PLS 356548"



32
'-4

"

32'-6"

Entry Porch

Shed Roof

Deck

T.O. MAIN FLOOR
ELEV: 7096'-6"

T.O. MAIN FLOOR
ELEV: 7108'-10"

Up

Dn

96'-3"

08'-10"

9/12

9/12

2.7/12

2:
12

SH
ED

 R
OO

F

Crawl Space
Dn

Garage

Up

6'-6"26'-0"

6'-8"

12
'-2

" 86'-6"

5'-6" 1'-0"

477 S/F

841 S/F

273 S/F

KEY NOTES

WALL LEGEND
EXISTING CONCRETE WALL

EXISTING 2X FRAMED WALL

ALL DIMENSIONS ARE APPROXIMATE AND
ARE TO BE FIELD VERIFIED PRIOR TO ANY

CONSTRUCTION

EXISTING BEARING WALL

Pr
oje

ct
No

rth SCALE: 1/8" = 1'-0"
GARAGE LEVEL PLAN

Pr
oje

ct
No

rth SCALE: 1/8" = 1'-0"
MAIN LEVEL PLAN

Pr
oje

ct
No

rth SCALE: 1/8" = 1'-0"
UPPER LEVEL PLAN

Pr
oje

ct
No

rth SCALE: 1/8" = 1'-0"
ROOF PLAN

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

32'-6"

6'-6"26'-0"

6'-8"

5'-6" 1'-0"

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

22'-0"

32
'-4

"

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

2/12

Living

Dining

Kitchen

Bath

Bedroom

9/12

9/12

Shed Roof

9/12

Bedroom

Bedroom

Hall

32
'-4

"

32'-6"

6'-6"26'-0"

6'-8"

12
'-2

"

5'-6" 1'-0"

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

32'-6"

6'-6"26'-0"

6'-8"

5'-6" 1'-0"

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

22'-0"

32
'-4

"

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

32
'-4

"

32'-6"

6'-6"26'-0"

6'-8"

12
'-2

"

5'-6" 1'-0"

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

32'-6"

6'-6"26'-0"

6'-8"

5'-6" 1'-0"

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

22'-0"

32
'-4

"

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

32
'-4

"

32'-6"

6'-6"26'-0"

6'-8"

12
'-2

"

5'-6" 1'-0"

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

32'-6"

6'-6"26'-0"

6'-8"

5'-6" 1'-0"

75'-0"

10'-0" Set Back15'-10"10'-0" Set Back

22'-0"

32
'-4

"

50
'-0

"

5'-
0"

 Se
t B

ac
k

40
'-0

"
5'-

0"
 Se

t B
ac

k

7'-
0"

8"

4

HATCHED AREA INDICATES LOFT ABOVE,
ADDED AFTER 1995.
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1x8 HORIZONTAL LAP SIDING ON 2x4 STUDS @
24" O.C. W/ 1x12 HORIZONTAL SKIP PLANK ON
THE INTERIOR SIDE.
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ALL DOORS WERE REPLACED AFTER 1941.

ASPHALT COMPOSITE SHINGLES ON PLYWOOD
SHEATHING ON 2x4 ROOF JOISTS/TRUSS @ 24"
O.C.
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PROPERTY LINE2
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CROSS HATCHED AREA INDICATES NEW
PLYWOOD OVER 2x8 FLOOR JOIST @ 12" O.C.

6

THE SHED ROOF OVER THE REAR ADDITION
WAS REPLACED W/ 12" TJI ROOF JOIST @ 24" O.C.
AFTER 1995.

7

8 FLOOR ASSEMBLY: PLYWOOD OVER HISTORIC
1x3 T&G PLANK ON 2x6 FLOOR JOIST @ 24" O.C.

9 FLOOR ASSEMBLY: PLYWOOD ON 1x6 PLANK ON
HISTORIC 1x3 T&G PLANK ON 2x6 FLOOR JOIST
@ 24" O.C.
1x8 HORIZONTAL LAP SIDING W/ CEDAR SHAKE
SIDING ON 2x4 STUDS @ 24" O.C. W/ 12" GYPSUM
BOARD ON THE INTERIOR SIDE.

10

13 WINDOWS ARE WOOD CASEMENT W/
INSULATED GLASS.

WINDOWS ARE WOOD FRAME PICTURE W/
INSULATED GLASS, REPLACED AFTER 1941.

15 WINDOWS ARE WOOD DOUBLE HUNG W/
SINGLE PANE GLASS, NO LONGER OPERABLE.

14 WINDOWS ARE WOOD CASEMENT W/ SINGLE
PANE GLASS, NO LONGER OPERABLE.
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CROSS HATCHED AREA INDICATES NEW
PLYWOOD OVER 2x8 FLOOR JOIST @ 12" O.C.

6
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WAS REPLACED W/ 12" TJI ROOF JOIST @ 24" O.C.
AFTER 1995.
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8 FLOOR ASSEMBLY: PLYWOOD OVER HISTORIC
1x3 T&G PLANK ON 2x6 FLOOR JOIST @ 24" O.C.
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WINDOWS ARE WOOD FRAME PICTURE W/
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SINGLE PANE GLASS, NO LONGER OPERABLE.
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M

GRADING NOTES

1. DRAINAGE TO COMPLY WITH IRC CHAPTER 4
2. MAXIMUM ALTERED SLOPES AT 2:1.
3. MINIMUM SLOPE FOR DRAINAGE = 2%.
4. DRAIN AWAY FROM BUILDING.
5. CONTAIN DRAINAGE ON PROPERTY.
6. BOULDER RETAINING WALLS NOT TO
EXCEED 4'-0" EXPOSED HEIGHT.
7. EXCAVATION NOT TO EXCEED 2:1 SLOPE
WITH OUT A SOILS REPORT.

UTILITY NOTES

1. ALL UTILITY LINES TO BE UNDERGROUND.
2. ABOVE GRADE UTILITY BOX TO BE IN
SCREENED LOCATION.

STABILIZATION CONSTRUCTION ENTRANCE

FOR A MINIMUM OF 50' FROM ROADWAY, A
FILTER FABRIC SHALL BE INSTALLED OVER A
COMPACTED SUBGRADE.  A 6" LAYER OF 1"-2"
AGGREGATE SHALL BE PLACED OVER THIS
MEMBRANE.  DAILY INSPECTION FOR
SEDIMENT BUILD UP AND/OR LOSS OF GRAVEL
WILL BE ENFORCED, AND REMEDIED AT ONCE.

SNOW REMOVAL

SNOW PLOWED FROM DRIVE SHALL NOT BE
PUSHED ONTO THE STREET.

SITE PLAN NOTES:

1. ALL SURFACE WATER SHALL DRAIN AWAY
FROM THE HOUSE AT ALL POINTS.  DIRECT THE
DRAINAGE WATER TO THE STREET OR AN
APPROVED DRAINAGE COURSE BUT NOT ONTO
THE NEIGHBORING PROPERTIES. THE GRADE
SHALL FALL A MINIMUM OF 6" WITHIN THE
FIRST 10 FEET. -IRC R401.3

GENERAL NOTES

HATCHED AREA INDICATES
CONCRETE WASH-OUT AREA
W/ FIBER ROLL/STRAW
WATTLE. SEE DETAIL 1/A0.3.

4" PERF. DRAIN PIPE,
CONTINUOUS TO DAYLIGHT.

4"- 6" CAPSTONE

WEATHERED SQUARED
RUBBLE WALL. STONES OF
VARYING SIZES AND COURSED
AT EVERY THIRD OR FOURTH
ROW.

BACKFILL AND COMPACT IN
12"  LIFTS.

4'-
0"

 M
AX

.
6"

 M
IN

.

1'-4"

NO SCALE
1

A0.1
STACKED STONE RETAINING WALL

2:12 BATTER

FILTER FABRIC OVER 1"
CRUSHED FREE DRAINING
STONE.

BASE COURSE SECURELY
SET BELOW GRADE 6" MIN.

UNDISTURBED SOIL /
COMPACTED SUBGRADE.

OPTIONAL TYPE N MORTAR
IF STONE IS NOT SUITABLE
FOR STACKING DRY. DO NOT
ALLOW MORTAR TO BE
VISIBLE AT WALL FACE.

SEWER CLEAN OUT

WATER MANHOLE LID

0'

LOD DISTURBED AREA: 1586 S/F

10'5'

GRAPHIC SCALE

FENCE LINE

SET BACK LINE

WATER METER

DATUM ELEVATION

ELECTRICAL BOX

FIRE HYDRANT

TELECOM BOX

M

GAS

POWER POLE

WATER VALVE

SEWER MANHOLE LID

ELECTRIC METER BOX

GAS METER

STREET LIGHT

STORM DRAIN MANHOLE

NOTE:
1. SWPPP SIGN AND SWPPP DOCUMENT MUST BE
ON SITE DURING CONSTRUCTION.
2. DOWNSTREAM SEDIMENT TRAPS NEED TO
EXTEND UP BOTH SIDES FAR ENOUGH TO
PREVENT OFFSITE DESPOSITION. FIELD VERIFY.

WATER LINE

PROPERTY LINE

GAS LINE

SEWER LINE

OVERHEAD ELECTRICAL LINE

NEW CONTOUR LINE

EXISTING CONTOUR LINE

SURFACE DRAINAGE FLOW

LOD FENCE

LEGEND

P
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R
K

  A
V
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N

U
E
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RT

H

SCALE: 1/4" = 1'-0"
ARCHITECTURAL SITE PLAN
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3.
0'
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85'-11"
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Slope86'-0"

DRIVEWAY

TOW: 7090.0'

5'-
0"

 S
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0"

 S
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ck

10'-0" Set Back

10'-0" Set Back

GL GL GL GL GL GL GL GL

GAS

OEL OEL OEL OEL OEL OEL OEL OEL

WL WL WL WL

5' DIA. PRECAST CONCRETE
WATER METER VAULT. SEE
DETAILS ON SHEET A0.4.

WLWLWLWLWL

OEL OEL OEL OEL

WLWLWLWLWL

W
L

W
L

GL GL

SL SL SL SL SL SL SL SLSL SL

DASHED LINE INDICATES
EXISTING GARAGE TO BE
REMOVED.

STACKED STONE
RETAINING WALL
SEE DETAIL 1/A0.1.

STACKED STONE
RETAINING WALL
SEE DETAIL 1/A0.1.

STACKED STONE
RETAINING WALL
SEE DETAIL 1/A0.1.

PORTABLE
TOILET

CONSTRUCTION
DUMPSTER

CONC. RETAINING
WALL W/ STONE
VENEER.

CONC. RETAINING
WALL W/ STONE
VENEER.

CONTRACTOR TO FIELD
VERIFY SEWER LINE, GAS
LINE, WATER & ELECTRICAL
LINE IN THE STREET.

CONTRACTOR TO FIELD
VERIFY SEWER LINE, GAS
LINE, WATER & ELECTRICAL
LINE IN THE STREET.

6' CHAIN LINK LOD
FENCE SEE DETAIL
2/A0.3.

6' CHAIN LINK LOD
FENCE SEE DETAIL
2/A0.3.

6' CHAIN LINK LOD
FENCE SEE DETAIL
2/A0.3.
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NATIVE GRASS SEED MIX
The seed mix shall be utilized in areas specified for native grasses. This mixture shall be applied at a sufficient rate so that germination and
subsequent coverage reaches 80% in a representative 10'x10' area. If coverage does not reach 80% reseeding must occur. Apply at a rate of
80 lbs./ acre on the following percentages:
20% Crested Wheatgrass, 10% Streambank Wheatgrass, 20% Pubescent Wheatgrass, 15% Perennial Ryegrass, 15% Mountain Bromegrass,
10% Indian Ryegrass, 10% Alpine Bluegrass.
* In addition, add 10 lbs./ acre each of Linum lewisii and Penstemon  Eatonii with native grass seed mixture.

Native Grass Seed Mix Hydroseed1 lb/1500 See seed mix belowI 1232 S/F

COMMENTSSIZE SPACINGSYMBOL SCIENTIFIC NAME

PLANT SCHEDULE
KEY

Red twig dogwood Cornus sericea "baileyi"

QUANITY COMMON NAME
DECIDUOUS TREES

Spacing as noted

Rocky Mtn. Maple Acer Glabrum 3" Dia. 3'-8'

SHRUBS
5 Gal.

Spacing as noted5 Gal.

Mountain Lover Pachistima Myrsinites
GROUND COVER and HYDROSEEDING

4" Pots 12"-18" Distribute Equally
Creeping Mahonia Mahonia Repens 1 Gal. 12"-18" Distribute Equally

Wood Chips Small 3" Thick Layer

3

8
5

20
354 S/F

20

Red Chokeberry Aronia arbutifolia

Aspen 3" Dia. 6'-10'Populus tremuloides6

GENERAL NOTES
PLANTING NOTES:

1.  CONTRACTOR TO VERIFY LOCATION OF ALL
UTILITIES PRIOR TO INITIATION OF
EXCAVATION OR PLANTING OPERATIONS.
ANY DAMAGE TO EXISTING  UTILITIES ON SITE
OR ADJACENT PROPERTY SHALL BE
CONTRACTORS RESPONSIBILITY.
2.  ALL PLANT MATERIAL SHALL CONFORM TO
CURRENT AMERICAN ASSOCIATION OF
NURSERYMAN'S STANDARD SPECIFICATIONS.
3. ALL PLANT MATERIAL SHALL BE INSTALLED
AS PER DRAWINGS, DETAILS, AND
SPECIFICATIONS.
4. CONTRACTOR SHALL VERIFY ALL
QUANTITIES.  IN CASE OF A DISCREPANCY, THE
ILLUSTRATED LOCATIONS SHALL DICTATE
COUNT.
5.  CONTRACTOR SHALL COORDINATE ALL
PLANTING WITH IRRIGATION CONTRACTOR, AS
NEEDED.
6.  IN THE EVENT OF A DISCREPANCY NOTIFY
THE  ARCHITECT OR OWNER IMMEDIATELY.
7.  NO SUBSTITUTIONS SHALL BE ALLOWED
WITHOUT WRITTEN PERMISSION OF THE
ARCHITECT OR OWNER.
8.  SHRUB BEDS SHALL RECEIVE 6" OF TOPSOIL.
9.  ALL SHRUB BEDS SHALL HAVE 3" OF
DECOMPOSED BARK MULCH INSTALLED.
10.  SHRUB BED EDGING SHALL BE PRESSURE
TREATED WOOD OR "TREX" EDGING. IT SHALL
SEPARATE ALL SHRUB BEDS/ NATIVE GRASS
LOCATIONS.
11.  ALL PLANTS AND ALL PLANT STAKES
SHALL BE SET PLUMB.
12.  ALL ROOT WRAPPING MATERIAL MADE OF
SYNTHETICS OR PLASTICS SHALL BE
REMOVED AT TIME OF OF PLANTING AND
PROPERLY DISCARDED.
13.  NO BARE ROOT STOCK SHALL BE USED.

 BUILDING SHALL COMPLY WITH THE PROVISIONS IN THE (WUI) WILDLAND - URBAN INTERFACE CODE AS ADOPTED BY THE STATE OF UTAH AND AMENDED BY PARK CITY PER LMC 11-21.

1.  Section 603.5, is added and shall read as follows:

603.5 Home Ignition Zone.

603.5.1 Purpose. All structures must meet the following wildfire preparation requirements in regards to vegetation:

603.5.2 Ignition Zones. Areas around the structure shall be classified as Immediate (0-5 feet from the structure), Intermediate (5 to 30 fee from the structure), and Extended (30 to 100* feet from the structure).

603.5.2.1 Immediate Ignition Zone. The immediate Ignition Zone shall extend from zero (0) to five(5) feet from the structure, any overhang, or deck attached to the structure and shall meet the following requirements:
1. All dead and dying vegetation must be removed from within five (5) feet of the structure.

2. All vegetation must be on the approved list (Refer to Municipal Code Section 14-1-5).

3. All trees must be trimmed so as to be no closer than 10 feet from an active wood burning chimney. Distance from natural gas direct vent shall follow manufacturer recommendations.
603.5.2.2 Intermediate Ignition Zone. The Intermediate Ignition Zone shall extend from the edge of  the Immediate Ignition Zone to a distance not to exceed 30 feet, which may include an area outside the established LOD and shall
meet the following requirements:

1. All vegetation in this zone must be on the approved list. See Municipal Code Section 14-1-5 (Also see 2006 Utah Wildland Urban Interface Code Appendix B).

2. All dead and dying vegetation shall be removed.

3. Grasses must be kept to a maximum of 4 inches in height above ground.

4. Vegetation under trees shall be removed so as to preclude the laddering effect of a ground fire from spreading into the tree crown.

5. Trees taller than 10 feet and less than 15 feet must have all branches removed from within four (4) feet of the ground as measured from the highest point of the ground below the canopy of the tree.

6. Trees greater than 15 feet must have all branches removed from within six (6) feet of the ground as measured from the highest point of the ground below the canopy of the tree.

7. Trees and shrubs must be clustered with the canopies of the clusters being no closer than 18 feet to the next closest cluster.

8. No single tree cluster shall exceed five (5) trees or cover more than 15% of the Intermediate Ignition Zone, whichever is lesser.

Exception: Structures meeting all of  the requirements labeled in sub-section C items 1 through 4 and at least 3 of  the items labeled 5 through 9 listed in Section 603.4.3 are not required to meet items 5 through 8 above.
Notwithstanding any exception, all landscaping in the Intermediate Ignition Zone must be such that a ground fire is not likely to spread into the tree canopy.

603.5.2.3 Extended Ignition Zone. The Extended Ignition Zone shall extend from the edge of  the Intermediate Ignition Zone to a distance not to exceed 100 feet, which may include an area outside of  the established LOD, and shall
meet the following requirements:

1. All dead and dying vegetation shall be removed.

2. Small conifers growing between trees may be removed in the context of clumping, clustering, and thinning, in accordance with Section 603.4

3. Trees greater than 15 feet must have all branches removed from within six (6) feet of the ground as measured from the highest point of the ground below the canopy of the tree.

4. Trees and shrubs must be clustered with the canopies of the clusters being no closer than 12 feet to the next closest cluster.

5. No single tree cluster shall exceed 5 trees or cover more than 25% of the Intermediate Ignition Zone, whichever is lesser.

6. Exception Structures meeting all of  the items listed in Section 603.4 are not required to meet items 3 through 5 above. Notwithstanding any exception, all landscaping in the Extended Ignition Zone must be such that a
ground fire is not likely to spread into the tree canopy.

Spacing as noted5 Gal.Rose of Sharon Hibiscus Syriacus
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NO SCALE
1

A0.3
FIBER ROLL/STRAW WATTLE DETAIL

3"
 T

re
nc

h
18

" M
in

.

9" DIAMETER FIBER ROLL/STRAW
WATTLE.

18"-24" WOOD STAKES @ 3'-4' O.C.

WATTLE SPACING TABLE
MAX SPACINGSLOPE

> 1:1 5'
2:1 - 1:1 10'
4:1 - 2:1 20'
6:1 - 4:1 25'

< 6:1 50'

NOTE: FIBER ROLLS ARE TO BE
REPLACED WHEN 50% FULL.

NO SCALE
2

A0.3
6' HIGH LOD FENCE

NATIVE SOIL

6' HIGH CHAIN LINK
FENCE

GALV. POST

GRADING NOTES

1. DRAINAGE TO COMPLY WITH IRC CHAPTER 4
2. MAXIMUM ALTERED SLOPES AT 2:1.
3. MINIMUM SLOPE FOR DRAINAGE = 2%.
4. DRAIN AWAY FROM BUILDING.
5. CONTAIN DRAINAGE ON PROPERTY.
6. BOULDER RETAINING WALLS NOT TO
EXCEED 4'-0" EXPOSED HEIGHT.
7. EXCAVATION NOT TO EXCEED 2:1 SLOPE
WITH OUT A SOILS REPORT.

UTILITY NOTES

1. ALL UTILITY LINES TO BE UNDERGROUND.
2. ABOVE GRADE UTILITY BOX TO BE IN
SCREENED LOCATION.

STABILIZATION CONSTRUCTION ENTRANCE

FOR A MINIMUM OF 50' FROM ROADWAY, A
FILTER FABRIC SHALL BE INSTALLED OVER A
COMPACTED SUBGRADE.  A 6" LAYER OF 1"-2"
AGGREGATE SHALL BE PLACED OVER THIS
MEMBRANE.  DAILY INSPECTION FOR
SEDIMENT BUILD UP AND/OR LOSS OF GRAVEL
WILL BE ENFORCED, AND REMEDIED AT ONCE.

SNOW REMOVAL

SNOW PLOWED FROM DRIVE SHALL NOT BE
PUSHED ONTO THE STREET.

SITE PLAN NOTES:

1. ALL SURFACE WATER SHALL DRAIN AWAY
FROM THE HOUSE AT ALL POINTS.  DIRECT THE
DRAINAGE WATER TO THE STREET OR AN
APPROVED DRAINAGE COURSE BUT NOT ONTO
THE NEIGHBORING PROPERTIES. THE GRADE
SHALL FALL A MINIMUM OF 6" WITHIN THE
FIRST 10 FEET. -IRC R401.3

GENERAL NOTES

SEWER CLEAN OUT

WATER MANHOLE LID

0'

LOD DISTURBED AREA: 1586 S/F

10'5'

GRAPHIC SCALE

FENCE LINE

SET BACK LINE

WATER METER

DATUM ELEVATION

ELECTRICAL BOX

FIRE HYDRANT

TELECOM BOX

M

GAS

POWER POLE

WATER VALVE

SEWER MANHOLE LID

ELECTRIC METER BOX

GAS METER

STREET LIGHT

STORM DRAIN MANHOLE

NOTE:
1. SWPPP SIGN AND SWPPP DOCUMENT MUST BE
ON SITE DURING CONSTRUCTION.
2. DOWNSTREAM SEDIMENT TRAPS NEED TO
EXTEND UP BOTH SIDES FAR ENOUGH TO
PREVENT OFFSITE DESPOSITION. FIELD VERIFY.

WATER LINE

PROPERTY LINE

GAS LINE

SEWER LINE

OVERHEAD ELECTRICAL LINE

NEW CONTOUR LINE

EXISTING CONTOUR LINE

SURFACE DRAINAGE FLOW

LOD FENCE

LEGEND

NO
RT

H

SCALE: 1/4" = 1'-0"
SWPP PLAN

M

HATCHED AREA INDICATES
CONCRETE WASH-OUT AREA
W/ FIBER ROLL/STRAW
WATTLE. SEE DETAIL 1/A0.3.

P
A

R
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E
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W
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9.

0'

BOW: 7099.0'

TOW: 7103.0'

BOW: 7099.0'

B
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W
: 7

09
9.

0'

TOW: 7100.0'

88'-1"

TOW: 7100.0'TOW: 7103.0'

TO
W

: 7
10

0.
0'

TO
W

: 7
10

3.
0'

PATIO

96'-2"

87'-6"

87'-9"

TOW: 7090.0'

85'-11"86'-0"
DRIVEWAY

TOW: 7090.0'

5'-
0"

 S
et 

Ba
ck

5'-
0"

 S
et 

Ba
ck

10'-0" Set Back

10'-0" Set Back

GL GL GL GL GL GL GL GL

GAS

OEL OEL OEL OEL OEL OEL OEL OEL

WL WL WL WL

5' DIA. PRECAST CONCRETE
WATER METER VAULT. SEE
DETAILS ON SHEET A0.4.

WLWLWLWLWL

OEL OEL OEL OEL

WLWLWLWLWL

W
L

W
L

GL GL

SL SL SL SL SL SL SL SLSL SL

DASHED LINE INDICATES
EXISTING GARAGE TO BE
REMOVED.

STACKED STONE
RETAINING WALL
SEE DETAIL 1/A0.1.

STACKED STONE
RETAINING WALL
SEE DETAIL 1/A0.1.

STACKED STONE
RETAINING WALL
SEE DETAIL 1/A0.1.

PORTABLE
TOILET

CONSTRUCTION
DUMPSTER

CONC. RETAINING
WALL W/ STONE
VENEER.

CONC. RETAINING
WALL W/ STONE
VENEER.

CONTRACTOR TO FIELD
VERIFY SEWER LINE, GAS
LINE, WATER & ELECTRICAL
LINE IN THE STREET.

CONTRACTOR TO FIELD
VERIFY SEWER LINE, GAS
LINE, WATER & ELECTRICAL
LINE IN THE STREET.

6' CHAIN LINK LOD
FENCE SEE DETAIL
2/A0.3.

6' CHAIN LINK LOD
FENCE SEE DETAIL
2/A0.3.

6' CHAIN LINK LOD
FENCE SEE DETAIL
2/A0.3.
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SCALE: 1/4" = 1'-0"
LOWER LEVEL PLAN

Pr
oje

ct
No

rth

KEY NOTES

GENERAL NOTES
NEW CONCRETE WALL

1. ALL DIMENSIONS ARE APPROXIMATE AND ARE TO
BE FIELD VERIFIED PRIOR TO ANY CONSTRUCTION.

2. EXTERIOR WALLS TO BE 2x6 FRAMING W/ BIB
INSULATION R-23 - TYP. ALL INTERIOR WALLS TO BE
2x4 FRAMING, U.N.O. W/ BIB INSULATION R-15 - TYP.
ALL INTERIOR PLUMBING AND BEARING WALLS TO
BE 2x6 FRAMING, U.N.O. W/ BIB INSULATION R-23 -
TYP. ALL FLOOR JOIST TO BE 9 1/2" TJI FRAMING
U.N.O. W/ BIB INSULATION R-38 - TYP. ROOF JOISTS
TO BE 7 1/4" LVL FRAMING U.N.O. W/ 7" CLOSED CELL
FOAM INSULATION R-38 - TYP. AND TO BE 9 1/2" TJI
FRAMING U.N.O. W/ BIB INSULATION R-38 - TYP.

3. FIRE SPRINKLERS TO BE ON THE WARM SIDE OF
THE BUILDING ENVELOPE. ANTIFREEZE WILL NO
LONGER BE ALLOWED IN FIRE SPRINKLER SYSTEMS.

4. AIR LEAKAGE: THE BUILDING THERMAL
ENVELOPE SHALL BE CONSTRUCTED TO LIMIT AIR
LEAKAGE IN ACCORDANCE WITH SECTIONS N1102.4.1
-  N1102.4.4.

5. HOME HARDENING SHALL COMPLY WITH THE
WILDLAND - URBAN INTERFACE CODE AS ADOPTED BY
THE STATE OF UTAH AND AMENDED BY PARK CITY PER
LMC 11-21, H 603.4

DASHED LINES INDICATES WALL/BEAM ABOVE.

19

18 SNOW RETENTION BARS; S-5 X-GARD 2.0 OR
EQUAL. AND BYLIN SNOWMELT SYSTEM AT
ALL EAVES AND VALLEYS - TYP.
GUTTERS AND DOWNSPOUTS TO TIE INTO
EXISTING FRENCH DRAIN.

SET BACK LINE.
PROPERTY LINE.

22

23

24

25

HYDRAUNIC HEATING STAPLE UP SYSTEM ON
3/4" PLYWOOD ON FLOOR JOIST - SEE
STRUCTURAL FOR SIZE AND SPACING.

4" REINFORCED CONCRETE SLAB W/
HYDRAUNIC HEATING ON 2" RIGID INSULATION
(CONTINUOUS) ON 6 MIL POLYETHYLENE
VAPOR RETARDER (JOINTS TO LAP 6" MIN.) ON
4" GRAVEL BASE CLEANED/GRADED.

5/8" TYPE "X" ON GARAGE CEILING AND WALL
SEPARATING THE GARAGE AND LIVING SPACE.

29

13

12

28

CLASS A NON-REFLECTIVE STANDING SEAM
METAL ROOF. 24 GA. METAL ROOF TO BE ICC-ES
APPROVED. ON ICE & WATER MEMBRANE ON
5/8" EXT. SHEATHING ON ROOF JOIST - SEE
STRUCT. FOR SIZE & SPACING. ROOF MATERIAL
SHALL COMPLY WITH THE WILDLAND - URBAN
INTERFACE CODE.

9

1

2

CONCRETE WINDOW WELL W/ EGRESS LADDER.

3

4

4" REINFORCED CONCRETE PATIO / GARAGE /
DRIVEWAY ON 4" GRAVEL BASE.

26

21 ALUMINUM GRATE OVER CONCRETE WINDOW
WELL TO BE HINGED FOR EGRESS ACCESS.

20

ROOF CRICKET/OVER-BUILD, CONTRACTOR TO
FIELD VERIFY HEIGHT AND LOCATION.

METAL RIDGE VENT.

6x6 COLUMN - PAINT/STAIN.

1x CEDAR SOFFIT, VENTED - PAINT/STAIN.
1 1/2'' x 3 1/2'' CONTINUOUS METAL DRIP EDGE.

6

5

1x4 ON 1x10 BUILT-UP FASCIA - PAINT/STAIN.

17

7

27

EXISTING 2x FRAMED WALL

HISTORIC MASONRY CHIMNEY TO BE REUSED
AND REBUILT FROM ROOF STRUCTURE UP. SEE
STRUCTURAL FOR SUPPORT. SEE DETAIL 16/A5.2
FOR FLASHING.

NEW 2x FRAMED WALL

36" HIGH RAILING: 2x4 SHAPED TOP RAIL W/ 2x2
BALLAST SPACED LESS THAN 4" W/ 2x4
BOTTOM RAIL. MATCH EXISTING - PAINTED.

39
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"

32'-4 1/2" Historic House 10'-0" Set Back

32'-4 1/2" Historic House
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25'-9"

7'-
1 

1/
2"

32
'-1

" H
ist

or
ic 

Ho
us

e

5'-
0"

 S
et 

Ba
ck

5'-
0"

 S
et 

Ba
ck

Up

91'-9 1/2"
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A
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Bedroom
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Mud Room
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Garage
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Family Room
103

Hall
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107
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103

LOWER LEVEL
ELEV: 7086'-6"

101

bench

shower

104

102

Bedroom
105

Bath
104

6'-4 1/2"6'-0"13'-4 1/2"
3'-10 1/2"2'-6"

Alight
well

storage

14
'-1

0 
1/

2"
17

'-2
 1

/2
"

7'-
3"

6'-
11

 1
/2

"

5" Slope86'-5" 85'-11" Driveway

A3

1'-0"

1'-0"
6'-7 1/2"

8"

Up

TOW: 7090.0'

TOW: 7090.0'

P
A

R
K

  A
V

E
N

U
E

88'-1" 87'-6"

87'-9"

7.2%
Slope

1
A3.1

1
A3.1

2
A3.1

2
A3.1

STACKED STONE RETAINING WALL, NOT TO
EXCEED 4'-0" HIGH.

FOR TYPICAL STAIRWAY, HANDRAILING AND
GUARDRAILING NOTES & DETAILS ON SEE
SHEET A5.1.

36" HIGH RAILING: 2x SHAPED HARDWOOD
CONTINUOUS TOP CAP. W/ 3/8" DIA. STEEL
CABLE, HORIZONTAL, SPACED LESS THAN 4".
THROUGH 3"x 3" VERTICAL TUBE STEEL.

14 DECK: REINFORCED WATERPROOF MEMBRANE
ON RIGID INSULULATION SLOPED 3% ON 3/4"
PLYWOOD ON ROOF JOIST.

10

11

16

1x BUILT-UP FASCIA TO MATCH EXISTING
HISTORIC TRIM - PAINTED.

8

ENTRY PORCH: 2x6 TREX DECKING ON 2x P.T.
TAPERED SLEEPERS ON REINF. WATERPROOF
MEMBRANE ON 3/4" EXTERIOR PLYWOOD ON 2x
P.T. TAPERED DECK JOIST - SEE STRUCTURAL
FOR SIZE AND SPACING.

15

HEATILATOR "CRAVE 6048-C" DIRECT VENT
FIREPLACE. FRAME ON 10" PLATFORM. SEALED
GAS APPLIANCE APPROVED FOR SLEEPING
AREAS. ANSI Z21.88-2019.

22

22

1011

28

28

13

13

26

26

27

29

29

20 21

2021

6x6 COLUMN WRAPED IN 1x TRIM TO MATCH
EXISTING. PAINT/STAIN.

30

23

24

23

24

2324

23 24

9 11

POLYCAST TRENCH DRAIN SYSTEM OR EQUAL,
TIE INTO GRAVEL SUMP.

31

31

110 86'-5" 4'-
6"

12
'-8

 1
/2

"

4'-6"

TUBS AND SHOWERS WITH TILED WALLS TO
HAVE A POLYSTYRENE FOAM SYSTEM, WEDI
OR EQUAL.

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS
SHALL HAVE WALLS, UNDER-STAIR SURFACE
AND ANY SOFFITS PROTECTED ON THE
ENCLOSED SIDE WITH 1/2" GYPSUM BOARD.
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15'-4"10'-5"

3'-
6"20 21
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Dn

SCALE: 1/4" = 1'-0"
MAIN LEVEL PLAN
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KEY NOTES

GENERAL NOTES
NEW CONCRETE WALL

1. ALL DIMENSIONS ARE APPROXIMATE AND ARE TO
BE FIELD VERIFIED PRIOR TO ANY CONSTRUCTION.

2. EXTERIOR WALLS TO BE 2x6 FRAMING W/ BIB
INSULATION R-23 - TYP. ALL INTERIOR WALLS TO BE
2x4 FRAMING, U.N.O. W/ BIB INSULATION R-15 - TYP.
ALL INTERIOR PLUMBING AND BEARING WALLS TO
BE 2x6 FRAMING, U.N.O. W/ BIB INSULATION R-23 -
TYP. ALL FLOOR JOIST TO BE 9 1/2" TJI FRAMING
U.N.O. W/ BIB INSULATION R-38 - TYP. ROOF JOISTS
TO BE 7 1/4" LVL FRAMING U.N.O. W/ 7" CLOSED CELL
FOAM INSULATION R-38 - TYP. AND TO BE 9 1/2" TJI
FRAMING U.N.O. W/ BIB INSULATION R-38 - TYP.

3. FIRE SPRINKLERS TO BE ON THE WARM SIDE OF
THE BUILDING ENVELOPE. ANTIFREEZE WILL NO
LONGER BE ALLOWED IN FIRE SPRINKLER SYSTEMS.

4. AIR LEAKAGE: THE BUILDING THERMAL
ENVELOPE SHALL BE CONSTRUCTED TO LIMIT AIR
LEAKAGE IN ACCORDANCE WITH SECTIONS N1102.4.1
-  N1102.4.4.

5. HOME HARDENING SHALL COMPLY WITH THE
WILDLAND - URBAN INTERFACE CODE AS ADOPTED BY
THE STATE OF UTAH AND AMENDED BY PARK CITY PER
LMC 11-21, H 603.4

DASHED LINES INDICATES WALL/BEAM ABOVE.

19

18 SNOW RETENTION BARS; S-5 X-GARD 2.0 OR
EQUAL. AND BYLIN SNOWMELT SYSTEM AT
ALL EAVES AND VALLEYS - TYP.
GUTTERS AND DOWNSPOUTS TO TIE INTO
EXISTING FRENCH DRAIN.

SET BACK LINE.
PROPERTY LINE.

22

23

24

25

HYDRAUNIC HEATING STAPLE UP SYSTEM ON
3/4" PLYWOOD ON FLOOR JOIST - SEE
STRUCTURAL FOR SIZE AND SPACING.

4" REINFORCED CONCRETE SLAB W/
HYDRAUNIC HEATING ON 2" RIGID INSULATION
(CONTINUOUS) ON 6 MIL POLYETHYLENE
VAPOR RETARDER (JOINTS TO LAP 6" MIN.) ON
4" GRAVEL BASE CLEANED/GRADED.

5/8" TYPE "X" ON GARAGE CEILING AND WALL
SEPARATING THE GARAGE AND LIVING SPACE.

29

13

12

28

CLASS A NON-REFLECTIVE STANDING SEAM
METAL ROOF. 24 GA. METAL ROOF TO BE ICC-ES
APPROVED. ON ICE & WATER MEMBRANE ON
5/8" EXT. SHEATHING ON ROOF JOIST - SEE
STRUCT. FOR SIZE & SPACING. ROOF MATERIAL
SHALL COMPLY WITH THE WILDLAND - URBAN
INTERFACE CODE.

9

1

2

CONCRETE WINDOW WELL W/ EGRESS LADDER.

3

4

4" REINFORCED CONCRETE PATIO / GARAGE /
DRIVEWAY ON 4" GRAVEL BASE.

26

21 ALUMINUM GRATE OVER CONCRETE WINDOW
WELL TO BE HINGED FOR EGRESS ACCESS.

20

ROOF CRICKET/OVER-BUILD, CONTRACTOR TO
FIELD VERIFY HEIGHT AND LOCATION.

METAL RIDGE VENT.

6x6 COLUMN - PAINT/STAIN.

1x CEDAR SOFFIT, VENTED - PAINT/STAIN.
1 1/2'' x 3 1/2'' CONTINUOUS METAL DRIP EDGE.

6

5

1x4 ON 1x10 BUILT-UP FASCIA - PAINT/STAIN.

17

7

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS
SHALL HAVE WALLS, UNDER-STAIR SURFACE
AND ANY SOFFITS PROTECTED ON THE
ENCLOSED SIDE WITH 1/2" GYPSUM BOARD.

27

EXISTING 2x FRAMED WALL

HISTORIC MASONRY CHIMNEY TO BE REUSED
AND REBUILT FROM ROOF STRUCTURE UP. SEE
STRUCTURAL FOR SUPPORT. SEE DETAIL 17/A5.2
FOR FLASHING.

NEW 2x FRAMED WALL

36" HIGH RAILING: 2x4 SHAPED TOP RAIL W/ 2x2
BALLAST SPACED LESS THAN 4" W/ 2x4
BOTTOM RAIL. MATCH EXISTING - PAINTED.

STACKED STONE RETAINING WALL, NOT TO
EXCEED 4'-0" HIGH.

FOR TYPICAL STAIRWAY, HANDRAILING AND
GUARDRAILING NOTES & DETAILS ON SEE
SHEET A5.1.

36" HIGH RAILING: 2x SHAPED HARDWOOD
CONTINUOUS TOP CAP. W/ 3/8" DIA. STEEL
CABLE, HORIZONTAL, SPACED LESS THAN 4".
THROUGH 3"x 3" VERTICAL TUBE STEEL.

14 DECK: REINFORCED WATERPROOF MEMBRANE
ON RIGID INSULULATION SLOPED 3% ON 3/4"
PLYWOOD ON ROOF JOIST.

10

11

16

1x BUILT-UP FASCIA TO MATCH EXISTING
HISTORIC TRIM - PAINTED.

8

ENTRY PORCH: 2x6 TREX DECKING ON 2x P.T.
TAPERED SLEEPERS ON REINF. WATERPROOF
MEMBRANE ON 3/4" EXTERIOR PLYWOOD ON 2x
P.T. TAPERED DECK JOIST - SEE STRUCTURAL
FOR SIZE AND SPACING.

15

HEATILATOR "CRAVE 6048-C" DIRECT VENT
FIREPLACE. FRAME ON 10" PLATFORM. SEALED
GAS APPLIANCE APPROVED FOR SLEEPING
AREAS. ANSI Z21.88-2019.

6x6 COLUMN WRAPED IN 1x TRIM TO MATCH
EXISTING. PAINT/STAIN.

30

POLYCAST TRENCH DRAIN SYSTEM OR EQUAL,
TIE INTO GRAVEL SUMP.

31

d
w

wine

TUBS AND SHOWERS WITH TILED WALLS TO
HAVE A POLYSTYRENE FOAM SYSTEM, WEDI
OR EQUAL.
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SCALE: 1/4" = 1'-0"
UPPER LEVEL PLAN
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KEY NOTES

GENERAL NOTES
NEW CONCRETE WALL

1. ALL DIMENSIONS ARE APPROXIMATE AND ARE TO
BE FIELD VERIFIED PRIOR TO ANY CONSTRUCTION.

2. EXTERIOR WALLS TO BE 2x6 FRAMING W/ BIB
INSULATION R-23 - TYP. ALL INTERIOR WALLS TO BE
2x4 FRAMING, U.N.O. W/ BIB INSULATION R-15 - TYP.
ALL INTERIOR PLUMBING AND BEARING WALLS TO
BE 2x6 FRAMING, U.N.O. W/ BIB INSULATION R-23 -
TYP. ALL FLOOR JOIST TO BE 9 1/2" TJI FRAMING
U.N.O. W/ BIB INSULATION R-38 - TYP. ROOF JOISTS
TO BE 7 1/4" LVL FRAMING U.N.O. W/ 7" CLOSED CELL
FOAM INSULATION R-38 - TYP. AND TO BE 9 1/2" TJI
FRAMING U.N.O. W/ BIB INSULATION R-38 - TYP.

3. FIRE SPRINKLERS TO BE ON THE WARM SIDE OF
THE BUILDING ENVELOPE. ANTIFREEZE WILL NO
LONGER BE ALLOWED IN FIRE SPRINKLER SYSTEMS.

4. AIR LEAKAGE: THE BUILDING THERMAL
ENVELOPE SHALL BE CONSTRUCTED TO LIMIT AIR
LEAKAGE IN ACCORDANCE WITH SECTIONS N1102.4.1
-  N1102.4.4.

5. HOME HARDENING SHALL COMPLY WITH THE
WILDLAND - URBAN INTERFACE CODE AS ADOPTED BY
THE STATE OF UTAH AND AMENDED BY PARK CITY PER
LMC 11-21, H 603.4

DASHED LINES INDICATES WALL/BEAM ABOVE.

19

18 SNOW RETENTION BARS; S-5 X-GARD 2.0 OR
EQUAL. AND BYLIN SNOWMELT SYSTEM AT
ALL EAVES AND VALLEYS - TYP.
GUTTERS AND DOWNSPOUTS TO TIE INTO
EXISTING FRENCH DRAIN.

SET BACK LINE.
PROPERTY LINE.

22

23

24

25

HYDRAUNIC HEATING STAPLE UP SYSTEM ON
3/4" PLYWOOD ON FLOOR JOIST - SEE
STRUCTURAL FOR SIZE AND SPACING.

4" REINFORCED CONCRETE SLAB W/
HYDRAUNIC HEATING ON 2" RIGID INSULATION
(CONTINUOUS) ON 6 MIL POLYETHYLENE
VAPOR RETARDER (JOINTS TO LAP 6" MIN.) ON
4" GRAVEL BASE CLEANED/GRADED.

5/8" TYPE "X" ON GARAGE CEILING AND WALL
SEPARATING THE GARAGE AND LIVING SPACE.

29

13

12

28

CLASS A NON-REFLECTIVE STANDING SEAM
METAL ROOF. 24 GA. METAL ROOF TO BE ICC-ES
APPROVED. ON ICE & WATER MEMBRANE ON
5/8" EXT. SHEATHING ON ROOF JOIST - SEE
STRUCT. FOR SIZE & SPACING. ROOF MATERIAL
SHALL COMPLY WITH THE WILDLAND - URBAN
INTERFACE CODE.

9

1

2

CONCRETE WINDOW WELL W/ EGRESS LADDER.

3

4

4" REINFORCED CONCRETE PATIO / GARAGE /
DRIVEWAY ON 4" GRAVEL BASE.

26

21 ALUMINUM GRATE OVER CONCRETE WINDOW
WELL TO BE HINGED FOR EGRESS ACCESS.

20

ROOF CRICKET/OVER-BUILD, CONTRACTOR TO
FIELD VERIFY HEIGHT AND LOCATION.

METAL RIDGE VENT.

6x6 COLUMN - PAINT/STAIN.

1x CEDAR SOFFIT, VENTED - PAINT/STAIN.
1 1/2'' x 3 1/2'' CONTINUOUS METAL DRIP EDGE.

6

5

1x4 ON 1x10 BUILT-UP FASCIA - PAINT/STAIN.

17

7

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS
SHALL HAVE WALLS, UNDER-STAIR SURFACE
AND ANY SOFFITS PROTECTED ON THE
ENCLOSED SIDE WITH 1/2" GYPSUM BOARD.

27

EXISTING 2x FRAMED WALL

HISTORIC MASONRY CHIMNEY TO BE REUSED
AND REBUILT FROM ROOF STRUCTURE UP. SEE
STRUCTURAL FOR SUPPORT. SEE DETAIL 16/A5.2
FOR FLASHING.

NEW 2x FRAMED WALL

36" HIGH RAILING: 2x4 SHAPED TOP RAIL W/ 2x2
BALLAST SPACED LESS THAN 4" W/ 2x4
BOTTOM RAIL. MATCH EXISTING - PAINTED.

STACKED STONE RETAINING WALL, NOT TO
EXCEED 4'-0" HIGH.

FOR TYPICAL STAIRWAY, HANDRAILING AND
GUARDRAILING NOTES & DETAILS ON SEE
SHEET A5.1.

36" HIGH RAILING: 2x SHAPED HARDWOOD
CONTINUOUS TOP CAP. W/ 3/8" DIA. STEEL
CABLE, HORIZONTAL, SPACED LESS THAN 4".
THROUGH 3"x 3" VERTICAL TUBE STEEL.

14 DECK: REINFORCED WATERPROOF MEMBRANE
ON RIGID INSULULATION SLOPED 3% ON 3/4"
PLYWOOD ON ROOF JOIST.

10

11

16

1x BUILT-UP FASCIA TO MATCH EXISTING
HISTORIC TRIM - PAINTED.

8

ENTRY PORCH: 2x6 TREX DECKING ON 2x P.T.
TAPERED SLEEPERS ON REINF. WATERPROOF
MEMBRANE ON 3/4" EXTERIOR PLYWOOD ON 2x
P.T. TAPERED DECK JOIST - SEE STRUCTURAL
FOR SIZE AND SPACING.

15

HEATILATOR "CRAVE 6048-C" DIRECT VENT
FIREPLACE. FRAME ON 10" PLATFORM. SEALED
GAS APPLIANCE APPROVED FOR SLEEPING
AREAS. ANSI Z21.88-2019.

6x6 COLUMN WRAPED IN 1x TRIM TO MATCH
EXISTING. PAINT/STAIN.

30

POLYCAST TRENCH DRAIN SYSTEM OR EQUAL,
TIE INTO GRAVEL SUMP.

31

TUBS AND SHOWERS WITH TILED WALLS TO
HAVE A POLYSTYRENE FOAM SYSTEM, WEDI
OR EQUAL.
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KEY NOTES

GENERAL NOTES
NEW CONCRETE WALL

1. ALL DIMENSIONS ARE APPROXIMATE AND ARE TO
BE FIELD VERIFIED PRIOR TO ANY CONSTRUCTION.

2. EXTERIOR WALLS TO BE 2x6 FRAMING W/ BIB
INSULATION R-23 - TYP. ALL INTERIOR WALLS TO BE
2x4 FRAMING, U.N.O. W/ BIB INSULATION R-15 - TYP.
ALL INTERIOR PLUMBING AND BEARING WALLS TO
BE 2x6 FRAMING, U.N.O. W/ BIB INSULATION R-23 -
TYP. ALL FLOOR JOIST TO BE 9 1/2" TJI FRAMING
U.N.O. W/ BIB INSULATION R-38 - TYP. ROOF JOISTS
TO BE 7 1/4" LVL FRAMING U.N.O. W/ 7" CLOSED CELL
FOAM INSULATION R-38 - TYP. AND TO BE 9 1/2" TJI
FRAMING U.N.O. W/ BIB INSULATION R-38 - TYP.

3. FIRE SPRINKLERS TO BE ON THE WARM SIDE OF
THE BUILDING ENVELOPE. ANTIFREEZE WILL NO
LONGER BE ALLOWED IN FIRE SPRINKLER SYSTEMS.

4. AIR LEAKAGE: THE BUILDING THERMAL
ENVELOPE SHALL BE CONSTRUCTED TO LIMIT AIR
LEAKAGE IN ACCORDANCE WITH SECTIONS N1102.4.1
-  N1102.4.4.

5. HOME HARDENING SHALL COMPLY WITH THE
WILDLAND - URBAN INTERFACE CODE AS ADOPTED BY
THE STATE OF UTAH AND AMENDED BY PARK CITY PER
LMC 11-21, H 603.4

DASHED LINES INDICATES WALL/BEAM ABOVE.

19

18 SNOW RETENTION BARS; S-5 X-GARD 2.0 OR
EQUAL. AND BYLIN SNOWMELT SYSTEM AT
ALL EAVES AND VALLEYS - TYP.
GUTTERS AND DOWNSPOUTS TO TIE INTO
EXISTING FRENCH DRAIN.

SET BACK LINE.
PROPERTY LINE.

22

23

24

25

HYDRAUNIC HEATING STAPLE UP SYSTEM ON
3/4" PLYWOOD ON FLOOR JOIST - SEE
STRUCTURAL FOR SIZE AND SPACING.

4" REINFORCED CONCRETE SLAB W/
HYDRAUNIC HEATING ON 2" RIGID INSULATION
(CONTINUOUS) ON 6 MIL POLYETHYLENE
VAPOR RETARDER (JOINTS TO LAP 6" MIN.) ON
4" GRAVEL BASE CLEANED/GRADED.

5/8" TYPE "X" ON GARAGE CEILING AND WALL
SEPARATING THE GARAGE AND LIVING SPACE.

29

13

12

28

CLASS A NON-REFLECTIVE STANDING SEAM
METAL ROOF. 24 GA. METAL ROOF TO BE ICC-ES
APPROVED. ON ICE & WATER MEMBRANE ON
5/8" EXT. SHEATHING ON ROOF JOIST - SEE
STRUCT. FOR SIZE & SPACING. ROOF MATERIAL
SHALL COMPLY WITH THE WILDLAND - URBAN
INTERFACE CODE.

9

1

2

CONCRETE WINDOW WELL W/ EGRESS LADDER.

3

4

4" REINFORCED CONCRETE PATIO / GARAGE /
DRIVEWAY ON 4" GRAVEL BASE.

26

21 ALUMINUM GRATE OVER CONCRETE WINDOW
WELL TO BE HINGED FOR EGRESS ACCESS.

20

ROOF CRICKET/OVER-BUILD, CONTRACTOR TO
FIELD VERIFY HEIGHT AND LOCATION.

METAL RIDGE VENT.

6x6 COLUMN - PAINT/STAIN.

1x CEDAR SOFFIT, VENTED - PAINT/STAIN.
1 1/2'' x 3 1/2'' CONTINUOUS METAL DRIP EDGE.

6

5

1x4 ON 1x10 BUILT-UP FASCIA - PAINT/STAIN.

17

7

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS
SHALL HAVE WALLS, UNDER-STAIR SURFACE
AND ANY SOFFITS PROTECTED ON THE
ENCLOSED SIDE WITH 1/2" GYPSUM BOARD.

27

EXISTING 2x FRAMED WALL

HISTORIC MASONRY CHIMNEY TO BE REUSED
AND REBUILT FROM ROOF STRUCTURE UP. SEE
STRUCTURAL FOR SUPPORT. SEE DETAIL 16/A5.2
FOR FLASHING.

NEW 2x FRAMED WALL

36" HIGH RAILING: 2x4 SHAPED TOP RAIL W/ 2x2
BALLAST SPACED LESS THAN 4" W/ 2x4
BOTTOM RAIL. MATCH EXISTING - PAINTED.

STACKED STONE RETAINING WALL, NOT TO
EXCEED 4'-0" HIGH.

FOR TYPICAL STAIRWAY, HANDRAILING AND
GUARDRAILING NOTES & DETAILS ON SEE
SHEET A5.1.

36" HIGH RAILING: 2x SHAPED HARDWOOD
CONTINUOUS TOP CAP. W/ 3/8" DIA. STEEL
CABLE, HORIZONTAL, SPACED LESS THAN 4".
THROUGH 3"x 3" VERTICAL TUBE STEEL.

14 DECK: REINFORCED WATERPROOF MEMBRANE
ON RIGID INSULULATION SLOPED 3% ON 3/4"
PLYWOOD ON ROOF JOIST.

10

11

16

1x BUILT-UP FASCIA TO MATCH EXISTING
HISTORIC TRIM - PAINTED.

8

ENTRY PORCH: 2x6 TREX DECKING ON 2x P.T.
TAPERED SLEEPERS ON REINF. WATERPROOF
MEMBRANE ON 3/4" EXTERIOR PLYWOOD ON 2x
P.T. TAPERED DECK JOIST - SEE STRUCTURAL
FOR SIZE AND SPACING.

15

HEATILATOR "CRAVE 6048-C" DIRECT VENT
FIREPLACE. FRAME ON 10" PLATFORM. SEALED
GAS APPLIANCE APPROVED FOR SLEEPING
AREAS. ANSI Z21.88-2019.

6x6 COLUMN WRAPED IN 1x TRIM TO MATCH
EXISTING. PAINT/STAIN.

30

POLYCAST TRENCH DRAIN SYSTEM OR EQUAL,
TIE INTO GRAVEL SUMP.

31

TUBS AND SHOWERS WITH TILED WALLS TO
HAVE A POLYSTYRENE FOAM SYSTEM, WEDI
OR EQUAL.

5'-7 1/2"

5'-7 1/2"

1'-0"

1'-0"

Rake

Rake

NOTE:
SEE SHEET A5.2 FOR TYPICAL ROOF FLASHING
DETAILS.

NOTE:
1'-0" TYPICAL ROOF OVERHANG U.N.O.
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MAIN LEVEL
ELEV: 7096'-6"

T.O. PLATE
ELEV: 7108'-5 1/2"

9
12

9
12

T.O. WINDOW
ELEV: 7107'-6"

T.O. WIN/DOOR
ELEV: 7114'-10 1/2"

T.O. PLATE
ELEV: 7115'-0"

T.O. WINDOW
ELEV: 7104'-0"

T.O. DOOR/WIN
ELEV: 7104'-6"

MAIN LEVEL
ELEV: 7096'-6"

LOWER LEVEL
ELEV: 7086'-6"

LOWER LEVEL
ELEV: 7086'-6"

GARAGE SLAB
ELEV: 7086'-0"

SCALE: 1/4" = 1'-0"
2

A2.1
SOUTH ELEVATION

T.O. PLATE
ELEV: 7108'-10"

T.O. RIDGE
ELEV: 7112'-11 1/2"

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7121'-6 3/8"

T.O. RIDGE
ELEV: 7115'-6 1/2"

12
2.7

SCALE: 1/4" = 1'-0"
1

A2.1
EAST ELEVATION

T.O. PLATE
ELEV: 7115'-7 1/2"

T.O. PLATE
ELEV: 7115'-7 1/2"

LOWER LEVEL
ELEV: 7086'-6"

GARAGE SLAB
ELEV: 7086'-0"

LOWER LEVEL
ELEV: 7086'-6"

GARAGE SLAB
ELEV: 7086'-0"

GARAGE DOOR
ELEV: 7094'-0"

MAIN LEVEL
ELEV: 7096'-6"

UPPER LEVEL
ELEV: 7108'-2 1/2"

T.O. WIN/DOOR
ELEV: 7104'-0"

UPPER LEVEL
ELEV: 7108'-2 1/2"

T.O. WIN/DOOR
ELEV: 7104'-0"

MAIN LEVEL
ELEV: 7096'-6"

T.O. RIDGE
ELEV: 7121'-6 3/8"

T.O. RIDGE
ELEV: 7112'-11 1/2"

T.O. RIDGE
ELEV: 7121'-6 3/8"

T.O. DOOR
ELEV: 7114'-10 1/2"

T.O. DOOR
ELEV: 7114'-10 1/2"

T.O. WINDOW
ELEV: 7104'-6"

T.O. WINDOW
ELEV: 7107'-6"

1
A3.1

2
A3.1

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7119'-0 3/8"
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27 26

1 27 26

25
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1824 23
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13 33
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568

1012

2224

16

1012

24 23
5 6 8

17

14

24 23

26 27

9 11

10 12

3

2423

10 12

32

31

KEY NOTES
CLASS A NON-REFLECTIVE STANDING SEAM
METAL ROOF. 24 GA. METAL ROOF TO BE ICC-ES
APPROVED. ON ICE & WATER MEMBRANE ON
5/8" EXT. SHEATHING ON ROOF JOIST - SEE
STRUCT. FOR SIZE & SPACING. ROOF MATERIAL
SHALL COMPLY WITH THE WILDLAND - URBAN
INTERFACE CODE.

9

1

2

CONCRETE WINDOW WELL W/ EGRESS LADDER.

3

4

4" REINFORCED CONCRETE PATIO / GARAGE /
DRIVEWAY ON 4" GRAVEL BASE.

19

21 ALUMINUM GRATE OVER CONCRETE WINDOW
WELL TO BE HINGED FOR EGRESS ACCESS.

20

ROOF CRICKET/OVER-BUILD, CONTRACTOR TO
FIELD VERIFY HEIGHT AND LOCATION.

METAL RIDGE VENT.

6x6 COLUMN - PAINT/STAIN.

1x CEDAR SOFFIT, VENTED - PAINT/STAIN.

1 1/2'' x 3 1/2'' CONTINUOUS METAL DRIP EDGE.
6

5

1x4 ON 1x10 BUILT-UP FASCIA - PAINT/STAIN.

17

7

HISTORIC MASONRY CHIMNEY TO BE REUSED
AND REBUILT FROM ROOF STRUCTURE UP. SEE
STRUCTURAL FOR SUPPORT. SEE DETAIL 16/A5.2
FOR FLASHING.

36" HIGH RAILING: 2x4 SHAPED TOP RAIL W/ 2x2
BALLAST SPACED LESS THAN 4" W/ 2x4
BOTTOM RAIL. MATCH EXISTING - PAINTED.

FLASHING AND COUNTER FLASHING - TYPICAL.26

WINDOWS AND DOORS W/ INSULATED GLASS -
SEE SCHEDULE.

FOUNDATION - SEE STRUCTURAL FOR SIZE AND
REINFORCING.
FOOTING - SEE STRUCTURAL FOR SIZE AND
REINFORCING.

ROOF TO WALL SURFACE; EXTEND BITUTHANE
MEMBRANE OVER ROOF DECK & UP WALL
SURFACE 24".

27

31

32

STRUCTURAL BEAM - SEE STRUCTURAL
DRAWINGS FOR SIZE AND DETAILS.

25

10

12 WINDOW & DOOR TRIM: 2x4 HEAD, 2x4 JAMB &
2x4 SILL. - PAINTED/STAINED W/ METAL
FLASHING.

30 FINISH GRADE TO SLOPE AWAY FROM HOUSE A
MIN. OF 6" WITHIN THE FIRST 10'. IRC R401.3

LINE 27'-0" HEIGHT ABOVE EXISTING GRADE.
EXISTING GRADE LINE.

28

29

STACKED STONE RETAINING WALL, NOT TO
EXCEED 4'-0" HIGH.

FOR TYPICAL STAIRWAY, HANDRAILING AND
GUARDRAILING NOTES & DETAILS ON SEE
SHEET A5.1.

14

11

16

2x4 CEDAR OUTSIDE CORNER BOARD,2x2
CEDAR INSIDE CORNER BOARD - STAINED

23

24

HISTORIC 1x8 BEVELED HORIZONTAL LAP
SIDING TO REMAIN. REPAIR / REPLICATE AS
NEEDED - PAINTED. ON TYVEK HOMEWRAP ON
1/2" EXTERIOR SHEATHING ON 2x6 STUD WALL
@ 16" O.C.

1x BUILT-UP FASCIA TO MATCH EXISTING
HISTORIC TRIM - PAINTED.

8

1x6 CEDAR HORIZONTAL LAP SIDING - STAINED
ON TYVEK HOMEWRAP ON 1/2" EXTERIOR
SHEATHING ON 2x6 STUD WALL @ 16" O.C.

22

ENTRY PORCH: 2x6 TREX DECKING ON 2x P.T.
TAPERED SLEEPERS ON REINF. WATERPROOF
MEMBRANE ON 3/4" EXTERIOR PLYWOOD ON 2x
P.T. TAPERED DECK JOIST - SEE STRUCTURAL
FOR SIZE AND SPACING.

15

6x6 COLUMN WRAPED IN 1x TRIM TO MATCH
EXISTING. PAINT/STAIN.

18

13 EXISTING STONE VENEER TO BE SALVAGED
AND REUSED. SEE SHEET S1.1 GENERAL
STRUCTURAL NOTE FOR INSTALLATION.

33 STONE SUPPORT; 6''x6''x 5/16" CONTINUOUS
ANGLE W/ 3/4" DIA EPOXY BOLTS x 5" EMBED @
24" O.C. WITH MASTIC AROUND ANGLE & BOLTS.
3/16" DIA. WEEP HOLE @ 32" O.C. STEEL TO BE
SHOP COATED W/ RUST-INHIBITIVE PAINT.

ENTRY STAIRS: WOOD STRINGERS AND STAIRS.
 NOTES & DETAILS ON SEE SHEET A5.1.

34

30

31

UPPER LEVEL
ELEV: 7108'-2 1/2"

T.O. PLATE
ELEV: 7104'-7 1/2"

T.O. FOOTING
ELEV: 7083'-0"

T.O. FOOTING
ELEV: 7083'-0"

T.O. FOOTING
ELEV: 7085'-8"

DECK: REINFORCED WATERPROOF MEMBRANE
ON RIGID INSULULATION SLOPED 3% ON 3/4"
PLYWOOD ON P.T. DECK JOIST.

1'-
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MAIN LEVEL
ELEV: 7096'-6"

T.O. PLATE
ELEV: 7108'-10"

T.O. PLATE
ELEV: 7108'-10"

MAIN LEVEL
ELEV: 7096'-6"

LOWER LEVEL
ELEV: 7086'-6"

LOWER LEVEL
ELEV: 7086'-6"

T.O. WINDOW
ELEV: 7094'-6"

T.O. WINDOW
ELEV: 7094'-6"

T.O. WINDOW
ELEV: 7107'-6"

T.O. WINDOW
ELEV: 7104'-6"

T.O. WINDOW
ELEV: 7107'-6"

T.O. WINDOW
ELEV: 7104'-6"

SCALE: 1/4" = 1'-0"
1

A2.2
WEST ELEVATION

T.O. RIDGE
ELEV: 7112'-11 1/2"

T.O. RIDGE
ELEV: 7115'-6 1/2"

T.O. RIDGE
ELEV: 7112'-11 1/2"

T.O. RIDGE
ELEV: 7115'-6 1/2"

MAIN LEVEL
ELEV: 7096'-6"

9
12 9

12

T.O. PLATE
ELEV: 7115'-0"

12
2.7

T.O. DOOR/WIN
ELEV: 7104'-6"

MAIN LEVEL
ELEV: 7096'-6"

LOWER LEVEL
ELEV: 7086'-6"

LOWER LEVEL
ELEV: 7086'-6"

SCALE: 1/4" = 1'-0"
2

A2.2
NORTH ELEVATION

T.O. PLATE
ELEV: 7108'-10"

T.O. RIDGE
ELEV: 7112'-11 1/2"

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7121'-6 3/8"

T.O. RIDGE
ELEV: 7115'-6 1/2"

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7121'-6 3/8"

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7121'-6 3/8"

1
A3.1

2
A3.1

KEY NOTES
CLASS A NON-REFLECTIVE STANDING SEAM
METAL ROOF. 24 GA. METAL ROOF TO BE ICC-ES
APPROVED. ON ICE & WATER MEMBRANE ON
5/8" EXT. SHEATHING ON ROOF JOIST - SEE
STRUCT. FOR SIZE & SPACING. ROOF MATERIAL
SHALL COMPLY WITH THE WILDLAND - URBAN
INTERFACE CODE.

9

1

2

CONCRETE WINDOW WELL W/ EGRESS LADDER.

3

4

4" REINFORCED CONCRETE PATIO / GARAGE /
DRIVEWAY ON 4" GRAVEL BASE.

19

21 ALUMINUM GRATE OVER CONCRETE WINDOW
WELL TO BE HINGED FOR EGRESS ACCESS.

20

ROOF CRICKET/OVER-BUILD, CONTRACTOR TO
FIELD VERIFY HEIGHT AND LOCATION.

METAL RIDGE VENT.

6x6 COLUMN - PAINT/STAIN.

1x CEDAR SOFFIT, VENTED - PAINT/STAIN.

1 1/2'' x 3 1/2'' CONTINUOUS METAL DRIP EDGE.
6

5

1x4 ON 1x10 BUILT-UP FASCIA - PAINT/STAIN.

17

7

HISTORIC MASONRY CHIMNEY TO BE REUSED
AND REBUILT FROM ROOF STRUCTURE UP. SEE
STRUCTURAL FOR SUPPORT. SEE DETAIL 16/A5.2
FOR FLASHING.

36" HIGH RAILING: 2x4 SHAPED TOP RAIL W/ 2x2
BALLAST SPACED LESS THAN 4" W/ 2x4
BOTTOM RAIL. MATCH EXISTING - PAINTED.

FLASHING AND COUNTER FLASHING - TYPICAL.26

WINDOWS AND DOORS W/ INSULATED GLASS -
SEE SCHEDULE.

FOUNDATION - SEE STRUCTURAL FOR SIZE AND
REINFORCING.
FOOTING - SEE STRUCTURAL FOR SIZE AND
REINFORCING.

ROOF TO WALL SURFACE; EXTEND BITUTHANE
MEMBRANE OVER ROOF DECK & UP WALL
SURFACE 24".

27

31

32

STRUCTURAL BEAM - SEE STRUCTURAL
DRAWINGS FOR SIZE AND DETAILS.

25

10

12 WINDOW & DOOR TRIM: 2x4 HEAD, 2x4 JAMB &
2x4 SILL. - PAINTED/STAINED W/ METAL
FLASHING.

30 FINISH GRADE TO SLOPE AWAY FROM HOUSE A
MIN. OF 6" WITHIN THE FIRST 10'. IRC R401.3

LINE 27'-0" HEIGHT ABOVE EXISTING GRADE.
EXISTING GRADE LINE.

28

29

STACKED STONE RETAINING WALL, NOT TO
EXCEED 4'-0" HIGH.

FOR TYPICAL STAIRWAY, HANDRAILING AND
GUARDRAILING NOTES & DETAILS ON SEE
SHEET A5.1.

14

11

16

2x4 CEDAR OUTSIDE CORNER BOARD,2x2
CEDAR INSIDE CORNER BOARD - STAINED

23

24

HISTORIC 1x8 BEVELED HORIZONTAL LAP
SIDING TO REMAIN. REPAIR / REPLICATE AS
NEEDED - PAINTED. ON TYVEK HOMEWRAP ON
1/2" EXTERIOR SHEATHING ON 2x6 STUD WALL
@ 16" O.C.

1x BUILT-UP FASCIA TO MATCH EXISTING
HISTORIC TRIM - PAINTED.

8

1x6 CEDAR HORIZONTAL LAP SIDING - STAINED
ON TYVEK HOMEWRAP ON 1/2" EXTERIOR
SHEATHING ON 2x6 STUD WALL @ 16" O.C.

22

ENTRY PORCH: 2x6 TREX DECKING ON 2x P.T.
TAPERED SLEEPERS ON REINF. WATERPROOF
MEMBRANE ON 3/4" EXTERIOR PLYWOOD ON 2x
P.T. TAPERED DECK JOIST - SEE STRUCTURAL
FOR SIZE AND SPACING.

15

6x6 COLUMN WRAPED IN 1x TRIM TO MATCH
EXISTING. PAINT/STAIN.

18

4

4

2

2

2

2

2

13 EXISTING STONE VENEER TO BE SALVAGED
AND REUSED. SEE SHEET S1.1 GENERAL
STRUCTURAL NOTE FOR INSTALLATION.

33 STONE SUPPORT; 6''x6''x 5/16" CONTINUOUS
ANGLE W/ 3/4" DIA EPOXY BOLTS x 5" EMBED @
24" O.C. WITH MASTIC AROUND ANGLE & BOLTS.
3/16" DIA. WEEP HOLE @ 32" O.C. STEEL TO BE
SHOP COATED W/ RUST-INHIBITIVE PAINT.

16

16 16

2021

19

31

32

24 23

5 6 8

567

1012

24

1

22

24

10 12

22

1

2

32

31

ENTRY STAIRS: WOOD STRINGERS AND STAIRS.
 NOTES & DETAILS ON SEE SHEET A5.1.

34

3

2

91134

568

15

18 2423

31

32

1333

1

5 6 8

10 12

22 24

16

10 12

2423
568

17

14

2423

2627

911

32

31

2021

10 12

2021

30

T.O. PLATE
ELEV: 7108'-5 1/2"

T.O. WINDOW
ELEV: 7104'-0"

UPPER LEVEL
ELEV: 7108'-2 1/2"

T.O. PLATE
ELEV: 7104'-7 1/2"

T.O. FOOTING
ELEV: 7085'-8"

T.O. FOOTING
ELEV: 7085'-8"

T.O. WALL
ELEV: 7100'-0"

T.O. WIN/DOOR
ELEV: 7094'-6"

T.O. FOOTING
ELEV: 7085'-8"

T.O. FOOTING
ELEV: 7085'-8"

DECK: REINFORCED WATERPROOF MEMBRANE
ON RIGID INSULULATION SLOPED 3% ON 3/4"
PLYWOOD ON P.T. DECK JOIST.

1'-
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SCALE: 1/4" = 1'-0"
1

A3.1
BUILDING SECTION

MAIN LEVEL
ELEV: 7096'-6"

UPPER LEVEL
ELEV: 7108'-2 1/2"

9
12

T.O. WINDOW
ELEV: 7107'-6"

T.O. PLATE
ELEV: 7115'-0"

T.O. PLATE
ELEV: 7104'-7 1/2"
T.O. WINDOW
ELEV: 7104'-0"

T.O. DOOR/WIN
ELEV: 7104'-6"

MAIN LEVEL
ELEV: 7096'-6"

LOWER LEVEL
ELEV: 7086'-6"

LOWER LEVEL
ELEV: 7086'-6"

GARAGE SLAB
ELEV: 7086'-0"

T.O. PLATE
ELEV: 7108'-10"

T.O. RIDGE
ELEV: 7112'-11 1/2"

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7121'-6 3/8"

T.O. RIDGE
ELEV: 7115'-6 1/2"

12
2.7

12
6

T.O. DOOR/WIN
ELEV: 7114'-10 1/2"

7'-
10

 1
/2

"

5'-
7 

1/
4"

MAIN LEVEL
ELEV: 7096'-6"

UPPER LEVEL
ELEV: 7108'-2 1/2"

MAIN LEVEL
ELEV: 7096'-6"

LOWER LEVEL
ELEV: 7086'-6"

LOWER LEVEL
ELEV: 7086'-6"

T.O. DOOR/WIN
ELEV: 7094'-6"

T.O. WALL
ELEV: 7095'-6"

T.O. WINDOW
ELEV: 7104'-6"

T.O. RIDGE
ELEV: 7115'-6 1/2"

T.O. RIDGE
ELEV: 7115'-6 1/2"

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7121'-6 3/8"

T.O. RIDGE
ELEV: 7119'-0 3/8"

T.O. RIDGE
ELEV: 7121'-6 3/8"

2
A3.1

SCALE: 1/4" = 1'-0"
2

A3.1
BUILDING SECTION

1
A3.1

T.O. LANDING
ELEV: 7091'-9 1/2"

LANDING
ELEV: 7105'-1"

T.O. LANDING
ELEV: 7101'-4 7/8"

UPPER LEVEL
ELEV: 7108'-2 1/2"

T.O. LANDING
ELEV: 7105'-1"

9'-
1 

1/
4"

10
'-9

 1
/2

"

7'-
10

 1
/2

"
9'-

1 
1/

4"

KEY NOTES

HYDRAUNIC HEATING STAPLE UP SYSTEM ON
3/4" PLYWOOD ON FLOOR JOIST - SEE
STRUCTURAL FOR SIZE AND SPACING.

4" REINFORCED CONCRETE SLAB W/
HYDRAUNIC HEATING ON 2" RIGID INSULATION
(CONTINUOUS) ON 6 MIL POLYETHYLENE
VAPOR RETARDER (JOINTS TO LAP 6" MIN.) ON
4" GRAVEL BASE CLEANED/GRADED.

5/8" TYPE "X" ON GARAGE CEILING AND WALL
SEPARATING THE GARAGE AND LIVING SPACE.

36

22

35

CLASS A NON-REFLECTIVE STANDING SEAM
METAL ROOF. 24 GA. METAL ROOF TO BE ICC-ES
APPROVED. ON ICE & WATER MEMBRANE ON
5/8" EXT. SHEATHING ON ROOF JOIST - SEE
STRUCT. FOR SIZE & SPACING. ROOF MATERIAL
SHALL COMPLY WITH THE WILDLAND - URBAN
INTERFACE CODE.

9

1

2

CONCRETE WINDOW WELL W/ EGRESS LADDER.

3

4

4" REINFORCED CONCRETE PATIO / GARAGE /
DRIVEWAY ON 4" GRAVEL BASE.

19

21 ALUMINUM GRATE OVER CONCRETE WINDOW
WELL TO BE HINGED FOR EGRESS ACCESS.

20

ROOF CRICKET/OVER-BUILD, CONTRACTOR TO
FIELD VERIFY HEIGHT AND LOCATION.

METAL RIDGE VENT.

6x6 COLUMN - PAINT/STAIN.

1x CEDAR SOFFIT, VENTED - PAINT/STAIN.

1 1/2'' x 3 1/2'' CONTINUOUS METAL DRIP EDGE.
6

5

1x4 ON 1x10 BUILT-UP FASCIA - PAINT/STAIN.

17

7

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS
SHALL HAVE WALLS, UNDER-STAIR SURFACE
AND ANY SOFFITS PROTECTED ON THE
ENCLOSED SIDE WITH 1/2" GYPSUM BOARD.

38

HISTORIC MASONRY CHIMNEY TO BE REUSED
AND REBUILT FROM ROOF STRUCTURE UP. SEE
STRUCTURAL FOR SUPPORT. SEE DETAIL 16/A5.2
FOR FLASHING.

36" HIGH RAILING: 2x4 SHAPED TOP RAIL W/ 2x2
BALLAST SPACED LESS THAN 4" W/ 2x4
BOTTOM RAIL. MATCH EXISTING - PAINTED.

FLASHING AND COUNTER FLASHING - TYPICAL.26

WINDOWS AND DOORS W/ INSULATED GLASS -
SEE SCHEDULE.

SOLID BLOCKING AND HURRICANE HOLD
DOWN AT EACH RAFTER OR SIMPSON VPA.

FIRE BLOCK STUD SPACES AT SOFFIT, FLOOR
AND CEILING JOIST LINES, AT 10 FT.
VERTICALLY AND HORIZONTALLY, AND AT
ANY OTHER LOCATIONS NOT SPECIFICALLY
MENTIONED WHICH COULD AFFORD PASSAGE
FOR FLAMES. - IRC R302.11
TREATED WOOD SILL PLATE W/ 1/2" ANCHOR
BOLTS EMBEDDED 7" INTO CONCRETE, SPACED
32" O.C. U.N.O. ON PLANS. PLATE WASHERS
SHALL 3"x3"x1/4" AND USED ON EACH BOLT.
SEE STRUCTURAL SHEAR WALL SCHEDULE.

DRAINAGE MATT ON WATERPROOF
MEMBRANE

ALL LUMBER IN CONTACT WITH CONCRETE OR
MASONRY INCLUDING LEDGERS AND FURRING
WALLS MUST BE PRESERVATIVELY TREATED
OR FOUNDATION GRADE REDWOOD.

FILTER FABRIC OVER FREE DRAINING GRAVEL
W/ 4" PERF. FOOTING DRAIN, DAYLIGHTED OR
TIE INTO STORM DRAIN.

41

24

42

40

43

44

45

46

1/2" GYP. BD. ON 4 MIL POLYETHYLENE VAPOR
RETARDER AT FLOOR JOIST, ROOF JOIST AND
EXTERIOR WALLS.

INSULATION: SEE GENERAL NOTE #2 ON FLOOR
PLAN SHEETS FOR TYPE AND R-VALUE.

FOUNDATION - SEE STRUCTURAL FOR SIZE AND
REINFORCING.
FOOTING - SEE STRUCTURAL FOR SIZE AND
REINFORCING.

ROOF TO WALL SURFACE; EXTEND BITUTHANE
MEMBRANE OVER ROOF DECK & UP WALL
SURFACE 24".

27

31

32

STRUCTURAL BEAM - SEE STRUCTURAL
DRAWINGS FOR SIZE AND DETAILS.

25

10

12 WINDOW & DOOR TRIM: 2x4 HEAD, 2x4 JAMB &
2x4 SILL. - PAINTED/STAINED W/ METAL
FLASHING.

30 FINISH GRADE TO SLOPE AWAY FROM HOUSE A
MIN. OF 6" WITHIN THE FIRST 10'. IRC R401.3

LINE 27'-0" HEIGHT ABOVE EXISTING GRADE.
EXISTING GRADE LINE.

28

29

STACKED STONE RETAINING WALL, NOT TO
EXCEED 4'-0" HIGH.

FOR TYPICAL STAIRWAY, HANDRAILING AND
GUARDRAILING NOTES & DETAILS ON SEE
SHEET A5.1.

36" HIGH RAILING: 2x SHAPED HARDWOOD
CONTINUOUS TOP CAP. W/ 3/8" DIA. STEEL
CABLE, HORIZONTAL, SPACED LESS THAN 4".
THROUGH 3"x 3" VERTICAL TUBE STEEL.

14 DECK: REINFORCED WATERPROOF MEMBRANE
ON RIGID INSULULATION SLOPED 3% ON 3/4"
PLYWOOD ON P.T. DECK JOIST.

39

11

16

23

1x BUILT-UP FASCIA TO MATCH EXISTING
HISTORIC TRIM - PAINTED.

8

ENTRY PORCH: 2x6 TREX DECKING ON 2x P.T.
TAPERED SLEEPERS ON REINF. WATERPROOF
MEMBRANE ON 3/4" EXTERIOR PLYWOOD ON 2x
P.T. TAPERED DECK JOIST - SEE STRUCTURAL
FOR SIZE AND SPACING.

15

6x6 COLUMN WRAPED IN 1x TRIM TO MATCH
EXISTING. PAINT/STAIN.

18

POLYCAST TRENCH DRAIN SYSTEM OR EQUAL,
TIE INTO GRAVEL SUMP.

37

13 EXISTING STONE VENEER TO BE SALVAGED
AND REUSED. SEE SHEET S1.1 GENERAL
STRUCTURAL NOTE FOR INSTALLATION.

33 STONE SUPPORT; 6''x6''x 5/16" CONTINUOUS
ANGLE W/ 3/4" DIA EPOXY BOLTS x 5" EMBED @
24" O.C. WITH MASTIC AROUND ANGLE & BOLTS.
3/16" DIA. WEEP HOLE @ 32" O.C. STEEL TO BE
SHOP COATED W/ RUST-INHIBITIVE PAINT.

ENTRY STAIRS: WOOD STRINGERS AND STAIRS.
 NOTES & DETAILS ON SEE SHEET A5.1.

34

23

5 6 8
568

23

32

31

4

2

2

9 11 34

5 6 8

15

1810 12

13 33

1

568

1012

30

1012

23
5 6 8

17

14

23

26 27

9 11

3

EXTERIOR FINISHES - SEE SHEETS A2.1 & A2.2.

37
191942

22

1

2

1

46

45

30

44

32

31

46

45

30

44

42

10

25
25

243643

243643

44

244143

244143

244143

244143

25

25 25

25

25

25

24 41 43

244143

40

244143

244143

244143

244143

42 42

244143

35

35 35

35

244143

35

35

244143

32

31

46

45

32

3132

22

T.O. PLATE
ELEV: 7108'-5 1/2"

44

5
12

T.O. WALL
ELEV: 7095'-6"

T.O. FOOTING
ELEV: 7085'-8"

T.O. FOOTING
ELEV: 7085'-8"

T.O. FOOTING
ELEV: 7085'-8"

T.O. FOOTING
ELEV: 7083'-0"

T.O. WALL
ELEV: 7100'-0"

T.O. DOOR/WIN
ELEV: 7094'-6"
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SCALE: 3/4" = 1'-0"
6

A5.1
TYPICAL HANDRAIL/GUARDRAIL DETAILS

SCALE: 1 1/2" = 1'-0"
13

A5.1
ROOF OVER HANG - TYP.

2

34

34

34

STAIRWAY/HANDRAILING/GUARDRAILING NOTES:

1. STAIRWAYS  SHALL NOT BE LESS THAN 36 INCHES IN CLEAR WIDTH AT ALL POINTS ABOVE THE PERMITTED
HANDRAIL HEIGHT AND BELOW THE REQUIRED HEADROOM HEIGHT. HANDRAILS SHALL NOT PROJECT MORE
THAN 4.5 INCHES ON EITHER SIDE OF STAIRWAY AND THE MINIMUM CLEAR WIDTH OF THE STAIRWAY AT AND
BELOW THE HANDRAIL HEIGHT, INCLUDING TREADS AND LANDINGS, SHALL NOT BE LESS THAN 31 12 INCHES
WHERE A HANDRAIL IS INSTALLED ON ONE SIDE AND 27 INCHES WHERE HANDRAILS ARE PROVIDED ON BOTH
SIDES. -IRC R311.7.1

2. THE MINIMUM HEADROOM IN ALL PARTS OF THE STAIRWAY SHALL NOT BE LESS THAN 6 FEET 8 INCHES
MEASURED VERTICALLY FROM THE SLOPED LINE ADJOINING THE TREAD NOSING OR FROM THE FLOOR
SURFACE OF THE LANDING OR PLATFORM ON THAT PORTION OF THE STAIRWAY. -IRC R311.7.2

3. THE MAXIMUM RISER HEIGHT SHALL BE 7 34 INCHES. THE RISER SHALL BE MEASURED VERTICALLY BETWEEN
LEADING EDGES OF THE ADJACENT TREADS. THE GREATEST RISER HEIGHT WITHIN ANY FLIGHT OF STAIRS
SHALL NOT EXCEED THE SMALLEST BY MORE THAN 38 INCH. -IRC R311.7.4.1

4. THE MINIMUM TREAD DEPTH SHALL BE 10 INCHES. THE TREAD DEPTH SHALL BE MEASURED HORIZONTALLY
BETWEEN THE VERTICAL PLANES OF THE FOREMOST PROJECTION OF ADJACENT TREADS AND AT A RIGHT
ANGLE TO THE TREADS LEADING EDGE. THE GREATEST TREAD DEPTH WITHIN ANY FLIGHT OF STAIRS SHALL
NOT EXCEED THE SMALLEST BY MORE THAN 38 INCH. CONSISTENTLY SHAPED WINDERS AT THE WALKLINE
SHALL BE ALLOWED WITHIN THE SAME FLIGHT OF STAIRS AS RECTANGULAR TREADS AND DO NOT HAVE TO
BE WITHIN 38 INCH OF THE RECTANGULAR TREAD DEPTH.
WINDER TREADS SHALL HAVE MINIMUM TREAD DEPTH OF 10 INCHES MEASURED BETWEEN THE VERTICAL
PLANES OF THE FOREMOST PROJECTION OF ADJACENT TREADS AT THE INTERSECTIONS WITH THE WALKLINE.
WINDER TREADS SHALL HAVE MINIMUM TREAD DEPTH OF 6 INCHES AT ANY POINT WITHIN THE CLEAR WIDTH
OF STAIR. WITHIN ANY FLIGHT OF STAIRS, THE LARGEST WINDER TREAD DEPTH AT THE WALKLINE SHALL NOT
EXCEED THE SMALLEST WINDER TREAD BY MORE THAN 38 INCH. -IRC R311.7.4.2

5. THE WIDTH OF EACH LANDING SHALL NOT BE  LESS THAN THE WIDTH OF THE STAIRWAY SERVED.
LANDINGS SHALL HAVE A MINIMUM DIMENSION OF 36 INCHES MEASURED IN THE DIRECTION OF TRAVEL. -IRC
R311.7.5

6. HANDRAIL HEIGHT, MEASURED VERTICALLY FROM THE SLOPED PLANE ADJOINING THE TREAD NOSING, OR
FINISH SURFACE OF THE RAMP SLOPE, SHALL BE NOT LESS THAN 34 INCHES AND NOT MORE THAN 38 INCHES.
-IRC R311.7.7.1

7. HANDRAILS FOR STAIRWAYS SHALL BE CONTINUOUS FOR THE FULL LENGTH OF THE FLIGHT, FROM A POINT
DIRECTLY ABOVE THE TOP RISER OF THE FLIGHT TO A POINT DIRECTLY ABOVE THE LOWEST RISER OF THE
FLIGHT. HANDRAIL ENDS SHAL BE RETURNED OR SHALL TERMINATE IN NEWL POSTS OR SAFETY TERMINALS.
HANDRAILS ADJACENT TO A WALL SHALL HAVE A SPACE OF NOT LESS THAN 1 12 INCH BETWEEN THE WALL
AND THE HANDRAILS.

EXCEPTIONS:
1. HANDRAILS SHALL BE PERMITTED TO BE INTERRUPTED BY A NEWL POST AT THE TURN.
2. THE USE OF A VOLUTE, TURNOUT, STARTING EASING OR STARTING NEWL SHALL BE ALLOWED OVER THE
LOWEST TREAD. -IRC R311.7.7.2

8. ALL REQUIRED HANDRAILS SHALL BE OF ONE OF THE FOLLOWING TYPES OR PROVIDE EQUIVALENT
GRASPABILITY.
TYPE I: HANDRAILS WITH CIRCULAR CROSS SECTION SHALL HAVE AN OUTSIDE DIAMETER OF 1 14 INCHES AND
NOT GREATER THAN 2 INCHES. IF THE HANDRAIL IS NOT CIRCULAR, IT SHALL HAVE A PERIMETER DIMENSION
OF AT LEAST 4 INCHES AND NOT GREATER THAN 6 14 INCHES WITH A MAXIMUM CROSS SECTION OF DIMENSION
OF 2 14 INCHES. EDGES SHALL HAVE A MINIMUM RADIUS OF 0.01 INCH.
TYPE II: HANDRAILS WITH A PERIMETER GREATER THAN 6 14 INCHES SHALL HAVE A GRASPABLE FINGER
RECESS AREA ON BOTH SIDES OF THE PROFILE. THE FINGER RECESS SHALL BEGIN WITHIN A DISTANCE OF 34
INCH MEASURED VERTICALLY FROM THE TALLEST PORTION OF THE PROFILE AND ACHIEVE A DEPTH OF AT
LEAST 5

16 INCH WITHIN 78 INCH BELOW THE WIDEST PORTION OF THE PROFILE. THE REQUIRED DEPTH SHALL
CONTINUE FOR AT LEAST 38 INCH TO A LEVEL THAT IS NOT LESS THAN 1 34 INCHES BELOW THE TALLEST
PORTION OF THE PROFILE. THE MINIMUM WIDTH OF THE HANDRAIL ABOVE THE RECESS SHALL BE 1 14 INCHES
TO MAXIMUM OF 2 34 INCHES. EDGES SHALL HAVE A MINIMUM RADIUS OF 0.10 INCH.
-IRC R311.7.7.3

9. GUARDS SHALL BE LOCATED ALONG OPEN-SIDED WALKING SURFACES, INCLUDING STAIRS, RAMPS AND
LANDINGS, THAT ARE LOCATED MORE THAN 30 INCHES MEASURED VERTICALLY TO THE FLOOR OR GRADE
BELOW AT ANY POINT WITHIN 36 INCHES HORIZONTALLY TO THE EDGE OF THE OPEN SIDE. -IRC R312.1

10. GUARDS SHALL NOT BE LESS THAN 36 INCHES HIGH MEASURED VERTICALLY ABOVE THE ADJACENT
WALKING SURFACE, ADJACENT FIXED SEATING OR THE LINE CONNECTING THE LEADING EDGES OF THE
TREADS. -IRC R312.2

11. GUARDS SHALL NOT HAVE OPENINGS FROM THE WALKING SURFACE TO THE REQUIRED GUARD HEIGHT
WHICH ALLOW PASSAGE OF A SPHERE 4 INCHES IN DIAMETER. -IRC R312.3

12. STAIR TREAD NOSING: THE RADIUS OF CURVATURE AT THE LEADING EDGE OF THE TREAD SHALL BE NO
GREATER THAN 9/16 INCH .  A NOSING NOT LESS THAN ¾  INCH BUT NOT MORE THAN 1 ¼  INCHES SHALL BE
PROVIDED ON STAIRWAYS WITH SOLID RISERS.  THE GREATEST NOSING PROJECTION SHALL NOT EXCEED THE
SMALLEST NOSING PROJECTION BY MORE THAN 3/8 INCH BETWEEN TWO STORIES, INCLUDING THE NOSING AT
THE LEVEL OF FLOORS AND LANDINGS.  BEVELING OF NOSING SHALL NOT EXCEED ½ INCH. RISERS SHALL BE
VERTICAL OR SLOPED FROM THE UNDERSIDE OF THE LEADING EDGE OF THE TREAD ABOVE AT AN ANGLE NOT
MORE THAN 30 DEGREES (0.51 RAD) FROM THE VERTICAL. OPEN RISERS ARE PERMITTED, PROVIDED THAT THE
OPENING BETWEEN TREADS DOES NOT PERMIT THE PASSAGE OF A 4 INCH DIAMETER SPHERE. (UTAH STATE
AMENDMENT) EXCEPTIONS.
A.  A NOSING IS NOT REQUIRED WHERE THE TREAD DEPTH IS A MINIMUM OF 10 INCHES.
B.  THE OPENING BETWEEN ADJACENT TREADS IS NOT LIMITED ON STAIRS WITH A TOTAL RISE OF 30 INCHES
OR LESS. NOTE: THIS MEANS THAT CONCRETE STAIRS, WITHOUT NOSINGS, MUST HAVE A TREAD DEPTH OF 10
INCHES

SCALE: 1 1/2" = 1'-0"
1

A5.1
HEAD DETAIL

4

3

7

8

3

2

8

752

1/2" GYPSUM BOARD ON 2x6 STUDS @ 16" O.C.1

KEY NOTES
EXTERIOR SIDING ON AIR/VAPOR BARRIER
ON 1/2" EXT. SHEATHING. SEE ELEVATIONS
FOR SIDING TYPE.

11

1

HEAD FLASHING/TRIM.

BACKER ROD AND CAULK.
WOOD ALUMINUM CLAD WINDOW W/
INSULATED GLASS - SEE SCHEDULE.
METAL FLASHING.

4 2x4 WINDOW/DOOR HEAD - STAINED
5

6

2

3

7
8

9
10

11

1 11

3/4" HARDWOOD TREAD. SEE STAIR NOTES.
3/4" HARDWOOD CLOSED RISER. SEE STAIR
NOTES.
2x12 STRINGERS.

12

16

17

1/2" GYPSUM BOARD.

SCALE: 1 1/2" = 1'-0"
4

A5.1
INSIDE / OUSIDE CORNER TRIM @ VERTICAL SIDING

2

16

2

1

11

13

14

15

2

1

2

3

TYVEK VAPOR/AIR BARRIER INSTALLATION:

1. INSTALL AIR BARRIER AFTER SHEATHING IS INSTALLED AND BEFORE WINDOWS
AND DOORS ARE INSTALLED.  INSTALL LOWER LEVEL BARRIER PRIOR TO UPPER LAYERS
TO ENSURE PROPER SHINGLING OF LAYERS.

2. OVERLAP AIR BARRIER AT CORNERS OF BUILDING BY A MINIMUM OF 12 INCHES.

3. OVERLAP AIR BARRIER VERTICAL SEAMS BY A MINIMUM OF 6 INCHES.

4. ENSURE BARRIER IS PLUM AND LEVEL WITH FOUNDATION, AND UNROLL EXTENDING
AIR BARRIER OVER WINDOW AND DOOR OPENINGS.

5. ATTACH AIR BARRIER TO WOOD, INSULATED SHEATHING BOARD OR EXTERIOR GYPSUM
WITH PLASTIC CAP NAILS  EVERY 12" TO 18" ON VERTICAL STUD LINE WITH WOOD STUD
FRAMING, AND SCREWS WITH WASHERS TO METAL STUD FRAMING. WHEN ATTACHING
TO WOOD SHEATHING, A MINIMUM 1.0 INCH CROWN STAPLE MAY BE USED. WHEN
ATTACHING TO MASONRY, USE ADHESIVE RECOMMENDED BY MANUFACTURER.

6. PREPARE WINDOW AND DOOR ROUGH OPENINGS AS FOLLOWS:
A. PREPARE EACH WINDOW ROUGH OPENING BY CUTTING A MODIFIED
"I" PATTERN IN THE AIR BARRIER.
1. HORIZONTALLY CUT AIR BARRIER ALONG BOTTOM OF HEADER.
2. VERTICALLY CUT AIR BARRIER DOWN THE CENTER OF WINDOW OPENINGS
FROM THE TOP OF THE WINDOW OPENING DOWN TO 2/3 OF THE WAY TO THE BOTTOM
OF THE WINDOW OPENINGS.
3. DIAGONALLY CUT AIR BARRIER FROM THE BOTTOM OF THE VERTICAL CUT TO THE LEFT
AND RIGHT CORNERS OF OPENING.
4. FOLD SIDE AND BOTTOM FLAPS INTO WINDOW OPENING AND FASTEN EVERY 6 INCHES.
TRIM OFF EXCESS.
B. PREPARE EACH ROUGH DOOR OPENING BY CUTTING A STANDARD "I" PATTERN IN THE AIR BARRIER.
1. HORIZONTALLY CUT AIR BARRIER ALONG BOTTOM OF DOOR FRAME HEADER AND ALONG TOP OF SILL.
2. VERTICALLY CUT AIR BARRIER DOWN THE CENTER OF DOOR OPENINGS FROM THE TOP OF THE DOOR
OPENING (HEADER) DOWN TO THE BOTTOM OF THE DOOR OPENING (SILL).
3. FOLD SIDE FLAPS INSIDE AROUND DOOR OPENINGS AND FASTEN EVERY 6 INCHES. TRIM OFF EXCESS.

7. TAPE ALL HORIZONTAL AND VERTICAL SEAM OF AIR BARRIER WITH DUPONT TYVEK TAPE.

8. SEAL ALL TEARS AND CUTS IN AIR BARRIER WITH DUPONT TYVEK TAPE.

6" SELF-ADHESIVE BITUTHANE JAMB FLASHING AT
BOTH SIDES OF OPENING. EXTEND BEYOND SILL
FLASHING AND ABOVE WHERE HEAD FLASHING  WILL
INTERSECT. LAP JAMB FLASHING OVER TOP  OF SILL
FLASHING. LEAVE BOTTOM EDGE  UNATTACHED.

APPLY 6" SELF-ADHESIVE BITUTHANE SILL  FLASHING
HORIZONTALLY BELOW THE SILL.  EXTEND
HORIZONTALLY TO PROJECT BEYOND  VERTICAL
JAMB. FASTEN THE TOP EDGE OF THE  SILL FLASHING
TO THE FRAMING. LEAVE LOWER  EDGE UNATTACHED.

APPLY CONTINUOUS SEAL ALONG TOP (HEAD)
MOUNTING FLANGE. EMBED BOTTOM OF 6"
BITUTHANE HEAD FLASHING AGAINST SEALANT
(FLASHING GOES OVER SEALANT). EXTEND HEAD
FLASHING BEYOND EACH JAMB FLASHING. FASTEN  IN
PLACE.

NO SCALE
11

A5.1
VAPOR BARRIER SILL, JAMB AND HEAD FLASHING

SCALE: 1 1/2" = 1'-0"
8

A5.1
TYP. STAIR TREAD/RISER DETAIL
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10.5"3/4"
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14

15
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7

8

21

11

SCALE: 1 1/2" = 1'-0"
2

A5.1
JAMB DETAIL

SCALE: 1 1/2" = 1'-0"
3

A5.1
SILL DETAIL

9

1 1/2" DIA. STEEL PIPE - PAINTED.
6x6 HARDWOOD END POST.18

19

20
HANDRAIL BRACKET.

21
SOLID BACKING - TYP..
HARDWOOD STANDARD MILL SHAPE
HANDRAIL - STAINED.

2x4 WINDOW/DOOR JAMB - STAINED
2x4 WINDOW SILL - STAINED

EXTERIOR WALLS TO BE 2x6 FRAMING W/
BIB INSULATION R-23 - TYP.

2

22

2'-
10

" -
 3

'-2
"

1 12"

ST
AI

R 
NO

SI
NG

17

19

20

2'-
10

" -
 3

'-2
"

1 12"

ST
AI

R 
NO

SI
NG

21

19

20

NO SCALE
7

A5.1
TYPICAL HANDRAIL DETAIL

SCALE: 1 1/2" = 1'-0"
12

A5.1
THREMAL BREAK DETAIL @ TUBE STEEL COLUMN

211

1 24

25

24 TUBE STEEL COLUMN - SEE STRUCTURAL.
25 3/4" RIGID INSULATION.

BEVELED 2x3 ON 2x12 CEDAR TRIM BOARD
W/ METAL FLASHING.

26 12" STEEL CHANNEL STRINGER.
27 3 1/8 x12 GLB TREAD.
28 2"x2"x1

4" STEEL ANGLE W/ 2- 38 DIA. x3" LAG
BOLTS.

29

46

SCALE: 1 1/2" = 1'-0"
10

A5.1
TYP. STAIR TREAD/RISER DETAIL

13.0"

31

33

6.
0"

32

TOP AND BOTTOM RAIL TO BE 1 12" x 2 12 TUBE
STEEL. BOTTOM RAIL TO BE TURNED FLAT.

37

36" HIGH HAND RAIL TO BE 2 12" x 5" SHAPE
HARDWOOD, CONTINUOUS.

(3) TOP AND BOTTOM RAIL TO BE 1 12" x 3"
TUBE STEEL.
TOP RAIL ON 2x2 W/ 2x2 BALLAST SPACED
LESS THAN 4" W/ 2x6 BOTTOM RAIL.

38

SCALE: 1 1/2" = 1'-0"
9

A5.1
TYP. STAIR TREAD/RISER DETAIL

SCALE: 1 1/2" = 1'-0"
5

A5.1
INSIDE / OUSIDE CORNER TRIM @ HORIZONTAL SIDING

16

2

16

2

1

112

39

2x12 PRESSURE TREATED STRINGERS.39

TREAD TO BE 2x6 TREX OR EQUAL.40

40

DECKING TO BE 2x6 TREX OR EQUAL ON 2x10
P.T. JOIST @ 16" O.C. - SEE STRUCTURAL FOR
DETAILS.

42

41

RISERS TO BE 1x6 TREX OR EQUAL.41

42

41

DECK BEAM - SEE STRUCTURAL FOR
DETAILS.

43

43

8" CONCRETE PIER - SEE STRUCTURAL FOR
DETAILS.

44

44

45 4" REINFORCED CONCRETE WALKWAY /
DRIVEWAY / CAR PORT / GARAGE ON 4"
GRAVEL BASE.

45

7.
25

"

10.5" 3/4"

3'-
0"

29

37

18

37

30

37

3'-
0"

22

38

18

38

3'-
0"

23

36

22

3"x3" TUBE STEEL END AND MID POST.

ENTRY STAIRS: STEEL CHANNEL STRINGERS
W/ CLOSED RISER METAL PAN, TREADS
FILLED W/ CONCRETE.

47

2x4 CEDAR OUTSIDE CORNER BOARD, 2x2
CEDAR INSIDE CORNER BOARD - STAINED

36" HIGH 2x SHAPE HARDWOOD CONT.
23

30 1/2" DIA. STEEL BALLAST, VERTICAL,
SPACED LESS THAN 4".

31 4" REINFORCED CONCRETE STAIRS ON 4"
GRAVEL BASE.

32 B-DECK WELDED TO BOTTOM OF 2" x12"
TUBE STEEL STRINGERS.

33 2"x12" TUBE STEEL STRINGERS.
34 5/8" TYPE "X" EXTERIOR GRADE GYP. BD.
35 1 1/2" METAL TRIM @ HEAD, JAMB & SILL.
36

5/32" DIA. 316 STAINLESS STEEL CABLE,
WORKING LOAD: 750# BREAKING LOAD:
2000#. HORIZONTAL, SPACED LESS THAN 4".
THROUGH 3x3 VERTICAL TUBE STEEL
POSTS.
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NO SCALE
4

A5.2
DORMER ROOF

CUT OUT FOR COLD
ROOF BELLOW

BOXED SOFFIT

3 1/2" COLD ROOF
OVERHANG

18
"

NO SCALE
8

A5.2
DORMER FLASHING DETAIL

ICE AND WATER SHIELD

STEP FLASHING

NO SCALE
15

A5.2
ROOF/WALL FLASHING DETAIL

UN
DE

RL
AY

M
EN

T

TOP COURSE AT LEAST 8" WIDE

NAIL FLASHING OVER CUTOUTS IN
COURSE BELOW

FLASHING STRIP

SIDING

2"
 M

IN
.

3"
 M

IN
.

LEAVE GAP SIMILAR
TO CUTOUT ADHERE SHINGLES

TRIMMED TO COVER
FLASHING STRIP

ASPHALT PLASTIC
CEMENT

EXTEND ICE AND WATER SHIELD
24" UP SIDE WALL

NO SCALE
13

A5.2
OPEN VALLEY DETAIL

ONE OR TWO PIECE
CRICKET FLASHING

NOTE:
DRILL HOLES THROUGH ROOFING
AND SHEATHING THROUGH EXISTING
 HOLES IN BRACKET. REMOVE BRACKET.
 INSTALL CAULKING IN HOLES AND
 LENGTH OF BRACKET. PLACE
 BRACKET AND SCREW THROUGH
 HOLES AND CAULKING
SLIP ON CLIP.

NOTE:
MATERIAL 116" THICK
ALL FILLETS AND ROUND 116" R.

1 3 16"

3"

3"

5"

NO SCALE
14

A5.2
CHIMNEY CRICKET FLASHING

NO SCALE
7

A5.2
CHIMNEY FLASHING

NO SCALE
3

A5.2
CLOSED VALLEY FLASHING

NO SCALE
2

A5.2
EAVE SNOW MELT DETAIL

NO SCALE
6

A5.2
SNOW BRAKET DETAIL

NO SCALE
10

A5.2
RAKE WALL FLASHING DETAIL

NO SCALE
12

A5.2
FLASHING DETAIL

NO SCALE
9

A5.2
VENT FLASHING DETAIL

NO SCALE
5

A5.2
WOVEN VALLEY DETAIL

NO SCALE
1

A5.2
VALLEY SNOW MELT DETAIL

CORNER FLASHING LAPS
STEP FLASHING

ASPHALT PLASTIC
CEMENT

COAT OF ASPHALT
PRIMER

CAP FLASHING

METAL FLASHING
SQUARE WOVEN
INTO SHINGLES

NOTE
1. FLASHING TO BE 28 GAUGE METAL

2. PLACE FLASHING OVER ICE &
WATER SHIELD 36" UP ROOF FROM
EACH SIDE OF VALLEY ℄.

3. FLASHING TO EXTEND UP ROOF MIN
12" FROM ℄ OF VALLEY.

4. IF ROOF PITCH EXCEEDS 6:12
ENLARGE 'V' CRIMP TO 2"

COUNTER FLASHING

REGLET

STEP FLASHING

DECKING
MASONRY WALL

REGLET

COUNTER FLASHING

DECKING

STEP FLASHING

"A"

CLIP COVERS HOLES
AND FASTENERS2" ROOF ING

SCREWS

"B"

EXTEND A FULL SHINGLE
AT LEAST 12" BEYOND

CENTER OF VALLEY

KEEP NAILS 6" MIN.
FROM VALLEY CENTER

EXTRA NAIL IN
END OF SHINGLE

FULL WIDTH 36" WATER
PROOFING SHINGLE
UNDERLAYMENT EACH
SIDE OF WALLS ℄

COPPER APRON

SOLDERED

INDIVIDUAL BASE
FLASHING SQUARES

WOVEN INTO SHINGLES

NO SCALE
11

A5.2
ROOF PITCH TRANSITION DETAIL

LOCATE ROOFING FASTENERS
ABOVE FLASHING

LOCATE FLASHING FASTENERS
AT UPPER EDGE OF FLASHING

ROOFING STOPS ABOVE
BREAK IN FLASHING

ATTACH LOWER EDGE
OF FLASHING W/ CLEATS
TO AVOID PUNCTURING

FLASHING
ROOFING

SHEATHING

PITCH CHANGE
FRAMING

LENGTH OF UPPER LEG
OF FLASHING DEPENDS
ON ROOFING MATERIAL
AND SLOPE

RIM VALLEY BASE PANEL

SELF-REGULATING
HEATING CABLE

VALLEY FLASHING

RIM VALLEY
COVER PANEL

ROOF MATERIAL

BASE PANEL

SELF-REGULATING
HEATING CABLE

WATER MEMBRANE

COVER PANEL

ROOF MATERIAL

TRANSITION FROM PLASTIC TO
CAST IRON MIN. 24" BELOW
SHEATHING BRACE IRON PIPE @
RAFTER WITH BLOCKING.

TYPICAL PROJECTION FLASHING

22 GA. GALV. ROOF JACKS OVER
CAST IRON STACK TYP.NAILS SHOULD NOT

PENETRATE FLASHING
FLANGE UNDERNEATH

KEEP EDGE OF FLASHING
MIN. 2" FROM EDGE ROOF
JOIST.

1" MIN. CLEARANCE
AROUND PROJECTION.

NO SCALE
16

A5.2
SNOW RETENSION BARS DETAIL

SCALE: 1 1/2" = 1'-0"
17

A5.2
MASONRY DETAIL @ CHIMNEY

GALV. METAL FLASHING.

MASONRY VENEER

GALV. METAL FLASHING.

ROOF TO WALL SURFACE; EXTEND
BITUTHENE MEMBRANE OVER
ROOF DECK & UP WALL SURFACE
24".

(2) 2x4 BLOCKING ON EDGE.

12"

12
"
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1. ALL DOOR OPENINGS TO BE FIELD VERIFIED BY CONTRACTOR BEFORE
INSTALLATION.

2. ALL DOORS TO BE 1 3/4" SOLID CORE UNLESS NOTED OTHERWISE.

3. ALL SHOWER DOORS AND GLASS SHOWER ENCLOSURES SHALL BE
TEMPERED GLASS. IRC SECTION R308.3 AND R308.4

4. FRENCH/PATIO/TERRACE/NANNA DOORS TO BE SUPPLIED BY WINDOW
MANUFACTURE TO HAVE A U-VALUE OF .31 MINIMUM.

5. AUTOMATIC GARAGE DOOR OPENERS SHALL BE TESTED IN
ACCORDANCE WITH UL325. - IRC 309.4.

WINDOW NOTES

DOOR NOTES

1. ALL WINDOWS OPENINGS TO BE FIELD VERIFIED BY CONTRACTOR
BEFORE INSTALLATION.

2. GLAZING IN HAZARDOUS LOCATION IS REQUIRED TO BE GLAZED WITH
SAFETY MATERIAL. IRC SECTION R308.3 AND R308.4.

3. ALL WINDOWS IN BATHROOMS MUST BE TEMPERED GLASS

4. TEMPERED GLASS SHALL BE PROVIDED IN: FRAMELESS GLASS DOORS,
GLASS IN DOORS, GLASS WITHIN A 24" ARC OF DOORS, GLAZING LESS
THAN 60" ABOVE A WALKING SURFACE THAT IS WITHIN 5 FEET STAIRS.
OR GLAZING WITHIN 5 FEET OF SPAS OR POOLS, CERTAIN FIXED PANELS,
AND SIMILAR GLAZED OPENINGS SUBJECT TO HUMAN IMPACT. IRC R308

5. EGRESS WINDOWS: FINISH SILL HT. MIN 44" FROM FLOOR MIN. CLEAR
OPENING OF 5.7 S/F MIN NET CLEAR OPENING 20" WIDTH AND 24" HT.

6. ALL WINDOWS TO HAVE A MIN. U-VALUE OF .31
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SCALE: 1/4" = 1'-0"
FOOTING AND FOUNDATION PLAN
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SCALE: 1/4" = 1'-0"
MAIN LEVEL FLOOR FRAMING PLAN, ENTRY PORCH FRAMING PLAN
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SCALE: 1/4" = 1'-0"
UPPER LEVEL FLOOR FRAMING PLAN, ENTRY PORCH ROOF FRAMING PLAN
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SCALE: 1/4" = 1'-0"
HIGH ROOF FRAMING PLAN
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SCALE: 1/4" = 1'-0"
LOWER LEVEL LATERAL PLAN
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SCALE: 1/4" = 1'-0"
MAIN LEVEL LATERAL PLAN
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SCALE: 1/4" = 1'-0"
UPPER LEVEL LATERAL PLAN
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ELECTRICAL NOTES

1. ALL ELECTRICAL INSTALLATIONS SHALL COMPLY WITH THE 2015 IRC AND THE 2017 NEC.

2. TO CONTROL SOUND BETWEEN ROOMS, DO NOT PUT UTILITY BOXES BACK TO BACK IN THE SAME
STUD SPACE.

3. ALL RECEPTACLES SERVING KITCHEN COUNTERTOPS, IN GARAGES, BATHS, UNFINISHED
BASEMENTS AND OUTSIDE RECEPTACLES SHALL BE GFCI PROTECTED. -IRC E3902

4. ELECTRICAL PANELS MUST COMPLY WITH IRC E3405 FOR 30" BY 36" WORKING SPACE AND 6'-6"
HEADROOM.

5. SMOKE DETECTORS SHALL CONFORM TO IRC SECTION R314.3. ALL LEVELS, ALL BEDROOMS,
ACCESS TO ALL BEDROOMS AND IN ALL ROOMS WITH SLOPED CEILINGS NEXT TO HALLS SERVING
BEDROOMS. ALL DETECTORS SHALL BE HARD-WIRED AND HAVE BATTERY BACKUP.

6. ALL BRANCH CIRCUITS THAT SUPPLY SUPPLY 120 VOLT, SINGLE PHASE, 15 AND 20 AMPERE
OUTLETS INSTALLED IN KITCHENS, BEDROOMS AND LAUNDRY ROOMS SHALL BE GFCI PROTECTED.

7. CARBON MONOXIDE DECTORS SHALL BE INSTALLED ON EACH HABITABLE LEVEL OF A
DWELLING UNIT EQUIPPED WITH A FUEL BURNING APPLIANCE. INTERCONNECT WITH EACH OTHER
AND WITH SMOKE DETECTORS. R315.

8 ALL RECESSED INCANDESCENT FIXTURES TO BE H5ICAT ASTM #E282 (AIR-TITE RECESSED
HOUSING). FIXTURE TO BE LOW PROFILE SO THAT INSULATION CAN RUN CONTINUOUS.

9. ALL LIGHT CIRCUITS WITH DIMMERS MUST BE LESS THAN 600 WATTS.

10. ALL FANS CAPABLE OF 5 AIR CHANGES PER HOUR.

11. ALL SPAS AND HOT TUBS SHALL COMPLY WITH 2015 IRC. SPECIFICALLY, EQUIPMENT LOCATION
AND CLEARANCES SHALL COMPLY WITH E4202 & NEC 680.

12. PROVIDE 12" MIN. CLEARANCE OF INTERCOM WIRES FROM ALL OTHER WIRING.

13. IN ROOMS WITH A WINDOW AREA LESS THAN 8% OF THE FLOOR AREA, THE LIGHTING SHALL BE
CAPABLE OF PRODUCING 6 FOOTCANDLES OVER THE AREA OF THE ROOM AT A HEIGHT OF 30
INCHES ABOVE FLOOR. - IRC R303

14. PROVIDE CONCRETE ENCASED ELECTRODE (UFER GROUND). E3608, NEC 250.50.

15. SHOW AT LEAST TWO OUTSIDE GRADE LEVEL RECEPTACLES: ONE IN THE FRONT YARD AND
ONE IN THE REAR YARD. AND NOR MORE THAN 6 FEET, 6 INCHES ABOVE GRADE. -IRC E3801.7

16. OUTLETS ARE REQUIRED ABOVE COUNTER SPACE. THEY ARE REQUIRED TO BE LOCATED SO
THAT NO POINT ALONG THE WALL IS MORE THAN 24 INCHES FROM AN OUTLET--E3901.7.

17. A PERMANENT CERTIFICATE SHALL BE POSTED ON OR IN THE ELECTRICAL DISTRIBUTION PANEL
LISTING THE PREDOMINANT R-VALUES OF INSULATION INSTALLED IN OR ON CEILING/ROOF,
WALLS, FOUNDATION, (SLAB, BASEMENT WALL, CRAWLSPACE WALL AND OR FLOOR) AND DUCTS
OUTSIDE THE CONDITIONED SPACES; U-FACTORS OF WINDOWS, AND SOLAR HEAT GAIN
COEFFICIENT OF WINDOWS. THE TYPE AND EFFICIENCY OF HEATING, COOLING AND SERVICE
WATER HEATING EQUIPMENT SHALL ALSO BE LISTED. NOTE: THE LISTING WILL NOT ALLOW YOU
TO DRILL OR MODIFY THE PANEL OR COVER IN ANY WAY TO ACCOMPLISH THIS. N1101.8

18. LIGHTS IN CLOSETS MUST COMPLY WITH THE CLEARANCE DIMENSIONS OF IRC E4003.12.

19. ALL 15 AND 20 AMP RECEPTACLES WITH-IN THE DWELLING UNIT SHALL BE TAMPER
RESISTANCE RECEPTACLES IN ACCORDANCE WITH IRC E4002.14.

20. THE INSTALLATION OF WIRING AND EQUIPMENT ASSOCIATED WITH SWIMMING POOLS,
HOT TUBS, SPAS, ECT. THE GFCI RECEPTACLE THAT PROVIDES POWER FOR THE PUMP AND
ASSOCIATED EQUIPMENT SHALL BE 6' TO 10' FROM THE INSIDE WALL OF POOL. ONE GENERAL
PURPOSE GFCI OUTLET SHALL BE BETWEEN 6' AND 20' FROM POOL.

21. THE BRANCH CIRCUIT SUPPLYING THE RECEPTACLE IN A GARAGE SHALL NOT SUPPLY
OUTLETS OUTSIDE OF THE GARAGE. (STATE AMENDMENT).

MECHANICAL NOTES

1. ALL MECHANICAL INSTALLATIONS SHALL COMPLY WITH THE 2015 IRC AND 2018 IFGC.

2. NATURAL GAS SERVICE LINES SHALL BE NO LESS THAN 1" IN DIAMETER. R15656-709 (3) STATE AMENDMENT TO IFGC.

3. CONTRACTOR TO SUBMIT TO THE BUILDING DEPARTMENT FOR APPROVAL, LAYOUT PLANS, DESIGN CALCULATIONS AND
PRODUCT SPECIFICATIONS FOR THE RADIANT HEAT SYSTEM. IRC R106.1. NO SNOW MELT TUBING OR MESH IS PERMITTED IN
THE PUBLIC RIGHT-OF-WAY WITHOUT A SEPARATE PERMIT FROM THE CITY ENGINEER.

4. WHEN THE WINTER DESIGN TEMPERATURE IN TABLE R301.2 (1) IF BELOW 60 F, EVERY DWELLING UNIT SHALL BE
PROVIDED WITH HEATING FACILITIES CAPABLE OF MAINTAINING 68 F AT A POINT 36" ABOVE THE FLOOR AND 2 FEET FROM
EXTERIOR WALLS IN ALL HABITABLE ROOMS AT THE DESIGN TEMPERATURE. IRC R303.8.

5. PROVIDE COMBUSTION AIR FOR ALL FUEL-BURNING APPLIANCES AT A MINIMUM RATE OF 1 SQ. INCH PER 3000 BTU/HOUR
INPUT. THE ONE OPENING MUST BE IN THE TOP 12" OF THE ROOM. SHOW MINIMUM OF 1" CLEARANCE AROUND EQUIPMENT
AT SIDES AND REAR OF APPLIANCE. SHOW MINIMUM OF 6" CLEARANCE IN FRONT OF THE APPLIANCE. - IFGC 304.6.2

6. PROVIDE GAS LOGS AND EACH GAS APPLIANCE WITH A SHUT-OFF VALVE WITHIN 6 FEET OF THE APPLIANCE.
IRC G2420.

7. VENT THE CLOTHES DRYER OUTSIDE. MAXIMUM LENGTH OF THE DUCT WITH (2) 90 DEGREE ELBOWS IS 15 FEET FOR USED
DRYERS OR 25 FEET WITH (2) 90 DEGREE ELBOWS FOR NEW DRYERS. ANY LONGER LENGTHS MUST BE JUSTIFIED WITH NEW
DRYER DUCT LENGTH SPECIFICATIONS. DRYER VENTS MUST TERMINATE A MINIMUM OF 3 FEET IN ANY DIRECTION AWAY
FROM DOORS, WINDOWS OR OPENINGS INTO A RESIDENCE. IRC M1502.

8. HEATING TRUNK AND BRANCH SUPPLY DUCTS IN UNFINISHED AREAS, CRAWL SPACES, ATTICS, UNHEATED GARAGES, ECT.
WILL BE INSULATED. IECC 503.3.3.3

9. IF GAS PIPE SYSTEM IS OVER 4 OUNCES PRESSURE, THE CONTRACTOR IS RESPONSIBLE FOR  PROVIDING A GAS PIPING
SCHEMATIC FOR THE SYSTEM. SUBMIT TO THE BUILDING DEPARTMENT. CLEARLY IDENTIFY THE OPERATING PRESSURE,
TYPE OF PIPING MATERIAL, SIZE OF THE GAS PIPE, LENGTHS OF THE PIPING RUNS, CAPACITY OF EACH APPLIANCE IN
BTUS/HOUR OR CUBIC FEET OF GAS PER HOUR, IDENTIFY THE BRAND AND LOCATION OF EACH REGULATOR, AND VENTING
OF EACH REGULATOR.

10. PROVIDE 1" CLEARANCE BETWEEN CLASS B VENTS AND COMBUSTIBLE MATERIAL.

11. ALL FANS SHALL BE DUCTED TO EXTERIOR IN SMOOTH DUCT. ALL FANS SHALL CAPABLE OF 50 CFM.
IRC R303.3

12. CONTRACTOR TO SUPPLY ICBO NUMBER FOR FIREPLACE INSERT.

13. CONTRACTOR TO PROVIDE MAKE, MODEL AND EFFICIENCY OF BOILER/FURNACE TO BE USED.

14. APPLIANCES HAVING AN IGNITION SOURCE SHALL BE ELEVATED SUCH THAT THE SOURCE OF IGNITION IS NOT LESS
THAN 18 INCHES ABOVE THE FLOOR IN GARAGES. ROOMS OR SPACES THAT ARE NOT PART OF THE LIVING SPACE OF A
DWELLING UNIT AND THAT COMMUNICATE WITH A PRIVATE GARAGE THROUGH OPENINGS SHALL BE CONSIDERED TO BE
PART OF THE GARAGE.
IRC M1307.3

15. APPLIANCE LOCATED IN A GARAGE OR CARPORT SHALL BE PROTECTED FROM IMPACT BY AUTOMOBILES.
IRC M1307.3.1

16. ROOM AND AREAS REQUIRING MECHANICAL VENTILATION OTHER THAN BATHROOMS PROVIDE AN APPROVED
MECHANICAL VENTILATION SYSTEM CAPABLE OF PRODUCING 0.35 AIR CHANGES PER HOUR. IRC R303

17. NATURAL GAS SERVICE LINES SHALL BE NO LESS THAN 1" IN DIAMETER. R15656-709 (3) STATE AMENDMENT TO IFGC.

18. ACCESSIBLE BELOW-FLOOR AREAS SHALL BE PROVIDED WITH A MINIMUM 18" X 24" ACCESS OPENING.  IRC R408.4.   FOR
ACCESS TO MECHANICAL EQUIPMENT IN THESE AREAS SEE IRC M1305.1.4.

19. A MINIMUM 22" X 30" ATTIC ACCESS SHALL BE PROVIDED IN A HALLWAY OR OTHER READILY ACCESSIBLE LOCATION.
-IRC R807.   SEE M1305.1.3 FOR ACCESS TO FURNACES AND OTHER MECH. EQUIPMENT IN ATTICS.

20. FOR CRAWLSPACE VENTILATION OPENINGS THROUGH FOUNDATION WALLS OR EXTERIOR WALLS. THE MIN. NET AREA OF
THE VENT OPENING SHALL NOT BE LESS THAN 1 SQUARE FOOT FOR EACH 150 SQUARE FEET OF CRAWLSPACE FLOOR AREA.
ONE VENT OPENING SHALL BE WITHIN 3 FEET OF EACH CORNER OF THE CRAWLSPACE. IRC R408.1.

21. FOR UNVENTED CRAWLSPACE, EARTH MUST BE COVERED WITH A CONTINUOUS VAPOR RETARDER. JOINTS MUST
OVERLAP BY 6 INCHES AND SEALED OR TAPED. THE EDGES SHALL EXTEND AT LEAST 6 INCHES UP THE WALL AND SHALL BE
SEALED OR TAPED. A CONTINUOUSLY OPERATED MECHANICAL EXHAUST VENTILATION AT A RATE EQUAL TO 1 CFM FOR
EACH 50 SQUARE FEET OF CRAWLSPACE FLOOR AREA. IRC R408.3.

22. HEATING AND COOLING EQUIPMENT SHALL BE SIZED IN ACCORDANCE WITH ACCA (AIR CONDITIONING CONTRACTORS
OF AMERICA) MANUAL J OR OTHER APPROVED CALCULATIONS. DUCT SYSTEMS SERVING HEATING COOLING OR EXHAUST
SYSTEMS SHALL BE DESIGN IN ACCORDANCE WITH ACCA MANUAL D OR OTHER APPROVED METHODS. CALCULATIONS AND
DOCUMENTATION IS REQUIRED. IRC M 1301.1 AND M1601.1.

23. BATHROOM EXHAUST FAN MUST NOW CONTINUE AND DISCHARGE DIRECTLY OUTSIDE THE STRUCTURE. CLOSE
PROXIMITY TO ATTIC VENTS OR TO SOFFIT AREAS ARE SPECIFICALLY PROHIBITED. ALL EXHAUST DUCTS MUST NOW
CONNECT TO AN OPENING WITH PROPER SCREEN FOR TERMINATIONS IN SOFFIT AND WALL AREAS AND TO AN APPROVED
THRU THE ROOF DISCHARGE FITTING INSTALLED AS NOT TO BE BLOCKED OR STOPPED BY SNOW OR ICE.

24. FUEL-BURNING APPLIANCES, INCLUDING FIREPLACES, ARE NOT PERMITTED TO BE INSTALLED IN SLEEPING ROOMS,
BATHROOMS, OR TOILET ROOMS UNLESS THE APPLIANCES ARE DIRECT VENT APPLIANCES.  SEE IRC SECTION G2406 AND IMC
303.3 FOR MORE INFORMATION AND THE LIST OF EXCEPTIONS.  NOTE: ALL CONSTRUCTION IN PARK CITY IS “UNUSUALLY
TIGHT CONSTRUCTION”.

25. CRAWLSPACE VENTILATION EXCEPTION:
THE TOTAL AREA OF THE VENTILATION OPENINGS SHALL BE PERMITTED TO BE REDUCED TO  1/1500 OF THE UNDER FLOOR
AREA WHERE THE GROUND SURFACE IS COVERED WITH AN APPROVED CLASS I VAPOR RETARDER MATERIAL AND THE
REQUIRED OPENINGS ARE PLACED TO PROVIDE CROSS VENTILATION OF THE SPACE. THE INSTALLATION OF OPERABLE
LOUVERS SHALL NOT BE PROHIBITED.

26. FACTORY-BUILT CHIMNEYS INSTALLED IN DWELLING UNITS WITH SOLID-FUEL BURNING APPLIANCES SHALL COMPLY
WITH THE TYPE HT REQUIREMENTS OF UL 103 AND SHALL BE MARKED TYPE HT AND RESIDENTIAL TYPE AND BUILDING
HEATING APPLIANCE CHIMNEY.

27. RANGE HOODS THAT ARE CAPABLE OF EXHAUSTING AIR TO THE OUTSIDE IN EXCESS OF 400 CFM REQUIRE MAKE UP AIR.
M1503.4.

28. PROHIBITED LOCATION FOR GAS PIPING; GAS PIPING SHALL NOT BE INSTALLED IN OR THROUGH A DUCTED SUPPLY,
RETURN, EXHAUST, CLOTHES CHUTE, CHIMNEY, DUMBWAITER, OR ELEVATOR SHAFT. GAS PIPING INSTALLED DOWNSTREAM
OF THE POINT OF DELIVERY SHALL NOT EXTEND THROUGH ANY TOWNHOUSE UNIT OTHER THAN THE UNIT SERVED BY SUCH
PIPING.

29. GAS PIPING SHALL NOT PENETRATE BUILDING FOUNDATION WALLS AT ANY POINT BELOW GRADE.

30. GAS PIPING INSTALLED UNDERGROUND BENEATH BUILDINGS IS PROHIBITED EXCEPT WHERE THE PIPING IS ENCASED IN A
CONDUIT. SUCH CONDUIT SHALL EXTEND NOT LESS THAN 4" OUTSIDE THE BUILDING, SHALL BE VENTED ABOVE GRADE TO
THE OUTDOORS AND SHALL SHALL BE INSTALLED SO AS TO PREVENT THE ENTRANCE OF WATER OR INSECTS.

31. ALL MECHANICAL VENT TERMINATIONS WILL BE 3' ABOVE ROOF AND 8' ABOVE GRADE.

32. FURNACE/AC WILL REQUIRE DUCT TESTING WHERE AIR HANDLERS OR MORE THAN 35% OF THE DUCT IS OUTSIDE OF THE
THERMAL ENVELOPE.

33. VENTS SHALL BE COVERED BY METAL SCREENS WITH NO LARGER THAN 1/8 INCH MESH.
(WUI) WILDLAND - URBAN INTERFACE CODE AS ADOPTED BY THE STATE OF UTAH AND AMENDED BY PARK CITY PER LMC 11-21, H 603.4.

PLUMBING NOTES

1. ALL PLUMBING INSTALLATIONS SHALL COMPLY WITH 2015 IRC.

2. ALL PLUMBING VENTS THROUGH THE ROOF TO BE MINIMUM 3" PIPE.  -IRC P3103.2

3. GAS AN ELECTRICAL METERS TO BE LOCATED IN AN AREA THAT IS PROTECTED FROM
SNOW AND ICE DAMAGE. SEE PLANS
LMC 15-2.3-4 (j)

4. WATER CLOSETS SHALL BE TANK TYPE WITH A FLOW RATE OF NOT MORE THAN 1.6
GALLONS PER FLUSH. IRC P2903.2

5. WATER CLOSETS SHALL HAVE A MIN. OF 21 INCH CLEARANCE IN FRONT AND 30 INCH MIN.
CLEAR WIDTH. IRC R307.1

6. SHOWER HEADS SHALL HAVE A FLOW RATE OF NOT MORE THAN 2.5 GPM. IRC P2903.2

7. SHOWERS SHALL BE FINISHED TO A HEIGHT OF NOT LESS THAN 72 INCHES ABOVE THE
FLOOR. MATERIAL SHALL BE NON-ABSORBENT. IRC R307.2

8. PROVIDE NON-FREEZE TYPE BACKFLOW PREVENTER HOSE BIBS. IRC P2902.3.3, P2603.6.
BACKFLOW VALVES WILL NOW BE REQUIRED IN ALL NEW RESIDENCES UNLESS IT CAN BE
ESTABLISHED THAT A FIXTURE IN THE BASEMENT OR LOWEST LEVEL OF THE HOME IS NOT
BELOW THE ELEVATION OF THE UPSTREAM MANHOLE COVER. THIS WILL REQUIRE THE
BASEMENT FLOOR TO BE INDEPENDENT FROM THE UPPER FLOORS. BACKFLOW PREVENTERS
MUST BE ACCESSIBLE.

9. PROVIDE ACCESS FOR WHIRLPOOL TYPE TUBS. IRC P2720, E4203. ACCESS OPENINGS MUST
BE 18"X18" WHERE EQUIPMENT IS MORE THAN 2 FEET FROM ACCESS OPENING AND 12"X12" IF
LESS THAN 2 FEET FROM ACCESS OPENING.

10. PROVIDE FLOOR DRAIN BY THE WATER HEATER. SHOW A METAL PAN UNDER THE WATER
HEATER OR STEAM SHOWER EQUIPMENT IF LOCATED ON A WOOD FLOOR.
IRC P2801

11. SECURE HOT WATER HEATERS: PROVIDE 1" METAL STRAP PLACED AT TOP 1/3 AND LOWER
1/3 OF APPLIANCE, SECURE TO STRUCTURE. IRC P2801.7.

12. PROVIDE AN EXPANSION TANK ON THE CULINARY WATER SYSTEM. IRC P2903.4

13. PROVIDE A ANTI-SCALD DEVICE ON ALL SINKS, SHOWERS AND TUBS.
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SCALE: 1/4" = 1'-0"
LOWER LEVEL MECHANICAL, ELECTRICAL, PLUMBING PLAN
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SCALE: 1/4" = 1'-0"
MAIN LEVEL MECHANICAL, ELECTRICAL, PLUMBING PLAN
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1. SEE ELECTRICAL NOTE 8 ON SHEET MEP.0
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SCALE: 1/4" = 1'-0"
UPPER LEVEL MECHANICAL, ELECTRICAL, PLUMBING PLAN
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* NOTES:
1. SEE ELECTRICAL NOTE 8 ON SHEET MEP.0
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July 10, 2024 
 
Wilson Weisenburg 
CC: Jonathan DeGray, Applicant’s Representative  
 
NOTICE OF PLANNING COMMISSION ACTION 
 
Description 
Address: 
 

445 Park Avenue 
 

Zoning District: 
 

Historic Residential - 1 
 

Application: 
 

Plat Amendment 

Project Number: 
 

PL-24-06104 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

July 10, 2024 

Project Summary: The Applicant proposes to create one 3,750-square-foot Lot 
for a Landmark Historic Site from two 1,875-square-foot Old 
Town Lots.  

 
Action Taken 
On July 10, 2024, the Planning Commission conducted a public hearing and approved 
the 445 Park Avenue Plat Amendment according to the following Findings of Fact, 
Conclusions of Law, and Conditions of Approval: 
 
Findings of Fact 
1. 445 Park Avenue is a Landmark Historic Site with a Single-Family Dwelling 

constructed circa 1880. 
2. 445 Park Avenue is within the Historic Residential - 1 Zoning District. 
3. The Applicant proposes to create one 3,750-square-foot Lot from two 1,875-square-

foot Old Town Lots.  
4. The 3,750-square-foot Lot has a maximum building footprint of 1,519 square feet 

pursuant to LMC § 15-2.2-3(E), wherein Maximum FP = (A/2) x 0.9A/1875. 
5. On May 3, 2023, the Historic Preservation Board approved the Material 

Deconstruction of a portion of the Historic Landmark Structure to construct a rear 
and basement addition. 

6. On August 10, 2023, the Planning Director approved a Historic District Design 
Review for the project. 

Docusign Envelope ID: 7824D0B0-5658-4A5D-8007-633313518EAC
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7. There is an existing non-historic, Non-Complying detached garage on the site that 
encroaches into the Front Setback by approximately nine feet and encroaches into 
the Side Setback by approximately three feet. The Applicant proposes to demolish 
the garage, which will bring the Site into compliance with Setbacks.  

8. The Development Review Committee reviewed the proposed Plat Amendment on 
June 18, 2024, and required Condition of Approval 4 for a 10-foot snow storage 
easement along Park Avenue. 

9. Staff published notice of the Planning Commission’s public hearing on the City 

website, the Utah Public Notice website, and posted notice to the property on June 

26, 2024. Staff mailed courtesy notice to property owners within 300 feet on June 

26, 2024. The Park Record published courtesy notice on June 26, 2024.  

Conclusions of Law 

1. There is Good Cause for this Plat Amendment because it creates one Lot for the 
Landmark Historic Site so that the Historic Structure may be rehabilitated and the 
non-complying garage removed. 

2. The Plat Amendment is consistent with the Land Management Code, including LMC 
Chapter 15-2.2 Historic Residential - 1 (HR-1) Zoning District and § 15-7.1-3(B) 
Classification Of Subdivision – Plat Amendment. 

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 shall review and approve the final 
form and content of the Plat Amendment for compliance with State law, the Land 
Management Code, and these Conditions of Approval, prior to recordation of the 
plat. 

2. The Applicant shall record this Plat Amendment at the County within one year from 
the date of Planning Commission approval. If recordation has not occurred within 
one 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 Planning Director. 

3. Any development on the Site must comply with LMC Chapters 15-2.2 Historic 
Residential – 1 and 15-3 Off-Street Parking.   

4. The Applicant shall include a ten-foot snow storage easement along Park Avenue on 
the Final Plat.  

5. All Conditions of Approval from the May 3, 2023, Historic Preservation Board Final 
Action Letter and August 10, 2023, Historic District Design Review Final Action 
Letter continue to apply.  

Docusign Envelope ID: 7824D0B0-5658-4A5D-8007-633313518EAC
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If you have questions or concerns regarding this Final Action Letter, please call (435) 
615-5068 or email lillian.zollinger@parkcity.org. 
 
Sincerely, 
 
 
 

 
Sarah Hall, 
Planning Commission Chair 
 

CC: Lillian Zollinger and Meredith Covey 

Docusign Envelope ID: 7824D0B0-5658-4A5D-8007-633313518EAC
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Planning Department 
Staff Report 
 
Subject: 958 Woodside Avenue 
Application:  PL-24-06224 
Author:  Lillian Zollinger, Planner III 
Date:   September 5, 2024  
Type of Item: Extension of Plat Amendment 
 
Recommendation 

(I) Review the proposed 958 Woodside Avenue Plat Amendment Extension; (II) conduct 
a public hearing; and (III) consider approving the Extension for one year based on the 
Draft Findings of Fact, Conclusions of Law, and Conditions of Approval (Exhibit A). 

Description 

Applicant: Richard and Joan Keiser, represented by Martina Nelson 
Location: 958 Woodside Avenue 
Zoning District: Historic Residential - 1 
Adjacent Land Uses: Residential 
Reason for Review: The Planning Director may consider an extension of a Plat 

Amendment.1 
 
LMC  Land Management Code 
HDDR  Historic District Design Review 
HR - 1  Historic Residential - 1 
SFD  Single-Family Dwelling 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Background 

On August 22, 2023, the City Council reviewed the 958 Woodside Avenue Plat 
Amendment and approved Ordinance No. 2023-39.  
 
On August 5, 2024, the Applicant requested an extension to their Plat Amendment in 
writing, prior to the August 22, 2024, expiration date. Condition of Approval 2 states, 
“The Applicant shall record the plat 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 
Plat approval 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” 
 
On October 26, 2023, the City Council approved Ordinance No. 2023-49, amending the 
Land Management Code (LMC), which shifted Final Action for Plats from the City 
Council to the Planning Commission. The Ordinance also updated LMC § 15-7.1-6, 

 
1 LMC § 15-11-12(E) 
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which outlines that the “Planning Director may grant an extension to the expiration date” 
of a Plat.  
 
Analysis  

LMC § 15-7.1-6 states, “Applicants may request time extensions of the Planning 
Commission approval by submitting a request in writing to the Planning Department 
prior to expiration of the approval. The Planning Director may grant an extension to the 
expiration date when the Applicant is able to demonstrate no change in circumstance 
that would result in an unmitigated impact or that would result in a finding of non-
compliance with the Park City General Plan or the Land Management Code in effect at 
the time of the extension request. Change in circumstance includes physical changes to 
the Property or surroundings. Notice shall be provided consistent with the requirements 
for a Final Plat in Section 15-1-12. 
 
The Applicant has noted that there has been no change in circumstance nor have there 
been any changes to the property or surroundings that would result in an unmitigated 
impact or a finding of noncompliance. 
 
The Applicant proposes no changes to the original approval. The Applicant has updated 
their Approved Plat to include a Sanitary Lateral Easement as noted under Finding of 
Fact 19, approved by Ordinance No. 2023-39. See Exhibit A for full Findings and 
Conditions and Attachment 1 for the Approved Plat.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on August 22, 2024. Staff mailed courtesy notice to 
property owners within 300 feet on August 22, 2024.2  
 
Exhibits 

Exhibit A: Draft Final Action Letter 
 Attachment 1 – Proposed Plat 
 
 
 
 
 

 
2 LMC § 15-1-21 
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September 5, 2024 
 
Richard and Joan Keiser 
958 Woodside Avenue 
Park City, UT 84060 
 
CC: Martina Nelson 
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address: 
 

958 Woodside Avenue 

Zoning District: 
 

Historic Residential – 1 (HR-1) 

Application: 
 

Plat Amendment Extension 

Project Number: 
 

PL-24-06224 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

September 5, 2024 

Project Summary: The Applicant Requests an Extension for the 958 Woodside 
Avenue Plat Amendment approved on August 22, 2023. 

 
Action Taken 
On September 5, 2024, the Planning Director conducted a public hearing and approved 
the Extension of Approval for 958 Woodside Avenue Plat Amendment according to the 
following Findings of Fact, Conclusions of Law, and Conditions of Approval.  
 
Findings of Fact 

1. The property is located at 958 Woodside Avenue. 

2. The property is listed with Summit County as parcel numbers SA-17-A and SA-

18 and consists of Lots 19, 20, and the North half of Lot 21 in the Snyder’s 

Addition.  

3. The property is in the Historic Residential-1 (HR-1) Zoning District.  

4. On August 22, 2023, the City Council reviewed the 958 Woodside Avenue Plat 

Amendment and approved Ordinance No. 2023-39.  

5. The City Council found Good Cause for the Plat Amendment because it resolves 

existing nonconformities including a structure that straddles lot lines, a deck that 
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straddles lot lines, and a Structure that exceeds Zoning District maximum height, 

present Land Uses and the Character of the HR – 1 Zoning District are retained, 

no public street or Right-of-Way is vacated or amended, and no easement is 

vacated or amended.  

6. The Approved Plat creates two Lots of record.  

7. Lot 1 will remain 958 Woodside Avenue, and Lot 2 will be 954 Woodside Avenue.  

8. The site contains an existing Non-Historic Structure built in 1972 that straddles 

lot lines.  

9. The current minimum Lot Size in the HR-1 Zoning District is 1,875 square feet.  

Lot 1 is 1,875 square feet and Lot 2 is 2,182.5 square feet.  

10. The current minimum Lot Width in the HR-1 Zoning District is 25 feet. Lot 1 is 25 

feet wide and Lot 2 is 32.5 feet wide.  

11. No remnant Parcels are created with this Plat Amendment.  

12. The  Lot Sizes are consistent with adjacent Single-Family Dwelling Lots.  

13. The Building Footprint of the existing Structure is 913 square feet.  

14.  Lot 1 will have a Maximum Building Footprint of 843.75 square feet and  Lot 2 

will have a Maximum Building Footprint of 1,200.67 square feet.  

15. A Single-Family Dwelling is an allowed Use in the HR-1 Zoning District.  

16. The Front and Rear Setback is ten feet each. The existing Structure is set back 

19 feet from the Front Property line and 23 feet from the Rear Property line.  

17. The Side Setback is three feet each side. The existing Structure is set back five 

feet from the west Property line and 29 feet from the east Property line.  

18. The HR-1 Zoning District maximum height is 27 feet from existing grade. The 

existing Structure is non-complying and has a height of 37 feet. The non-

complying Structure will be demolished prior to plat recordation with Summit 

County.  

19. Each Lot requires two off-street Parking Spaces.  

20. Snyderville Basin Water Reclamation District notes that the existing private 

lateral wastewater line is shared with 950 Woodside Avenue and crosses 962 

Woodside Avenue, out to 10th Avenue.  

21. On August 5, 2024, the Applicant requested an extension to their Plat 

Amendemnt in writing, prior to the August 22, 2024, expiration date. Condition of 

Approval 2 states, “The Applicant shall record the plat 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 Plat approval 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” 
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22. On October 26, 2023, the City Council approved Ordinance No. 2023-49, 

amending the Land Management Code (LMC), which shifted Final Action for 

Plats from the City Council to the Planning Commission. The Ordinance also 

updated LMC § 15-7.1-6, which outlines that the “Planning Director may grant an 

extension to the expiration date” of a Plat.  

23. Staff published notice on the City’s website and the Utah Public Notice website 

and posted notice to the property on August 15, 2024. Staff mailed courtesy 

notice to property owners within 300 feet on August 15, 2024.   

Conclusions of Law 
1. The Plat Amendment is consistent with the Land Management Code, including 

Chapter 15-2.2 Historic Residential (HR-1) Zoning District, and § 15-7.1-6, Final 

Subdivision Plat. 

2. Neither the public nor any person will be materially injured by the proposed Plat 

Amendment. 

3. 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. 

4. The Applicant demonstrated that the proposal was the same and that there was 

no change in circumstance that would result in an unmitigated impact or that 

would result in a finding of non-compliance with the Park City General Plan or the 

Land Management Code, pursuant to LMC § 15-7.1-6(C)(4).  

Conditions of Approval 
1. The Planning Department, 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 shall record the plat 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 Plat approval 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 fire sprinklers are required for all new construction.   

4. A non-exclusive ten foot (10’) public snow storage easement on Woodside 

Avenue shall be dedicated on the Plat.  

5. The plat shall note the Maximum Building Footprint for Lot 1 is 843.75 square 

feet and Lot 2 is 1,200.67 square feet.  

6. The non-historic Structure shall be demolished prior to recordation of the Plat.  

7. Each Lot shall have a minimum of two Off-Street Parking spaces.  
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8. New construction on Lot 1 and Lot 2 shall comply with the LMC in effect at the 

time of Building Permit application.  

9. Prior to redevelopment, the applicant must provide a survey of significant 

vegetation and submit a landscape plan that justifies replacement of the 

vegetation as outlined in LMC § 15-5-5(N).  

10. Any development on Lots 1 and 2 must undergo the Historic District Design 

Review process for compliance with LMC § 15-13-8 Design Guidelines for 

Historic Districts and Historic Sites.  

11. Any development on Lot 1 or Lot 2 shall require wastewater service be routed to 

Woodside Avenue, which shall include the installation of an injector waste pump. 

12. The Plat shall note that this Lot is subject to Ordinance 2023-39.  

13. The Engineering Department shall review and approve all Lot grading, utility 

installation, public improvement, and drainage plans for compliance with City 

standards prior to issuance of any building permits.  

 
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, Planning Director 
 
CC: Lillian Zollinger, Project Planner 
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Planning Department 
Staff Report 
 
Subject: 768 Mountain Oak Court 
Application:  PL-23-05890 
Author:  Meredith Covey, Planner I 
Date:   September 5, 2024 
Type of Item: Administrative Permit – Accessory Apartment   
 
Recommendation 
(I) Review the Administrative Permit for an Accessory Apartment, (II) conduct a public 
hearing, and (III) consider approving the Administrative 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: Kelly Pfaff 

 
Location: 768 Mountain Oak Court 

 
Zoning District: Single-Family 

 
Adjacent Land Uses: Residential 

 
Reason for Review: Land Management Code § 15-4-7(B) requires an 

Administrative Permit for an Accessory Apartment with 
Planning Department review and approval.  
 

 
LMC  Land Management Code 
SF  Single Family  
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Background 
768 Mountain Oak Court is Lot 56 of the Park Meadows Subdivision No. 1, recorded 

with Summit County in 1976 (Parcel No. PKM-56) (Exhibit B). According to the Summit 

County Assessor webpage, the Single-Family Dwelling at 768 Mountain Oak Court was 

constructed in 1976. 

The Applicant proposes constructing a detached Accessory Apartment in the rear yard 

(Exhibit C). LMC § 15-15-1 defines an Accessory Apartment as a self-contained 

apartment with cooking, sleeping, and sanitary facilities, created by adding onto or 

within a detached Single-Family Dwelling or detached garage. Accessory Apartments 

do not increase the residential Unit Equivalent of the property and are an Accessory 
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Use to the primary dwelling. The proposed Structure is a detached Accessory 

Apartment and is subject to additional requirements as outlined in LMC § 15-4-7(A)(8).  

 

 

Figure 1: 768 Mountain Oak Court Image from Google Maps 

 
Analysis 
(I) The proposal to construct a detached Accessory Apartment, as conditioned, 
complies with the Single-Family Zoning District requirements.  
 
LMC § 15-2.11-2(A)(4) Single-Family Zoning District Uses establishes Accessory 
Apartments as an allowed use, subject to Administrative Permit approval and 
compliance with LMC § 15-4-7 Accessory Apartments.  
 
LMC § 15-2.11-3 Single-Family Zoning District Lot and Site Requirements establishes 
the following:  
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Requirement 
  

 
Analysis of Proposal 

Front Setback - 20 feet The proposed detached Accessory Apartment is set 
behind the existing Single-Family Dwelling and 
complies with the minimum 20-foot Front Setback.  
 

Rear Setback – 15 feet 
 

The proposed detached Accessory Apartment is set 
behind the existing Single-Family Dwelling and is 
proposed to be 7 feet 6 inches from the rear property 
line.  
 
Condition of Approval 1 requires that the Applicant’s 
plans be revised to locate the detached Accessory 
Apartment at least 15 feet from the rear property line 
prior to building permit submittal.  
 

Side Setback – 12 feet 
 

The proposed detached Accessory Apartment is 
proposed to be 5 feet from the Side Setback.  
 
Condition of Approval 2 requires that the Applicant’s 
plans be revised to locate the detached Accessory 
Apartment at least 12 feet from the side property line 
prior to building permit submittal. 
  

 
LMC § 15-2.11-4 Single-Family Zoning District Building Height establishes the following:  
 

 
Requirement 
  

 
Analysis of Proposal 

18 feet from Existing Grade 
 

The Applicant proposes the height of the detached 
Accessory Structure be 18 feet from Existing Grade.  
 
Condition of Approval 3 requires the Applicant to 
submit a roof over topography showing existing 
grade and compliance with height prior to Building 
Permit submittal.  
 

 
LMC § 15-2.11-5 Single-Family Zoning District Architectural Review requires projects to 
comply with LMC Chapter 15-5 Architectural Review: 
 

 
Requirement 
  

 
Analysis of Proposal 
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Outdoor Lighting The Dark Sky Code requires outdoor lighting to be 
Fully Shielded, down directed, with bulbs 3,000 
degrees Kelvin or less. Condition of Approval 4 
requires outdoor lighting for the property be in 
compliance with LMC § 15-5-5(J). 
 

Water Wise Landscaping Pursuant to LMC § 15-5-5(N) At least fifty percent 
(50%) of the Landscaped Area shall be Water Wise 
Landscaping containing approved non-invasive 
drought tolerant plants, and/or minimal irrigation. 
Water Wise Landscaping may be satisfied through 
approved vegetation, location of planting methods 
such as Xeriscaping or Hydrozoning, using healthy 
soil practices (that promotes soil moisture retention), 
such as compost, or biochar, and/or biodiverse 
plantings, or approved based on a site-specific 
Planning Department review. Condition of Approval 5 
requires modifications to landscaping to comply with 
LMC § 15-5-5(N). 
 

 
 
(II) The Accessory Apartment, as conditioned, complies with the requirements of 
Land Management Code § 15-4-7. 
 
 LMC § 15-4-7 establishes the following requirements for Accessory Apartments: 
 

 
Requirement 
  

 
Analysis of Proposal 

Accessory Apartments shall 
be no more than 1/3 of the 
Single-Family Dwelling and 
are limited to a maximum 
Floor Area of 1,000 square 
feet. 
 

The Single-Family Dwelling is 3,329 square feet. The 
proposed detached Accessory Apartment has a 
Floor Area of 832 square feet.  
 
Condition of Approval 8 requires that the Applicant 
submit verification of the dimensions of the proposed 
Floor Area prior to Building Permit submittal. 
    

Accessory Apartments shall 
have no more than two 
bedrooms.  
 

The proposed detached Accessory Apartment has 
one bedroom. 
 

Parking – one space per 
bedroom must be provided in 
addition to the existing 
requirement for the primary 

LMC § 15-3-6(A) requires two parking spaces for a 
Single-Family Dwelling and one additional parking 
spaces for the detached Accessory Apartment. The 
Single-Family Dwelling at 768 Mountain Court has a 
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residence.  two-car garage satisfying the parking requirements 
for the main Dwelling.  
 
The proposed detached Accessory Apartment 
provides one Parking Space in a Single-Car Garage 
on the ground floor of the Structure. The proposed 
plans satisfy the parking requirements outlined in 
LMC § 15-3-6(A). 
 

Deed Restriction 
 

Condition of Approval 6 requires a Deed Restriction 
outlining the limitations of the detached Accessory 
Apartment to be recorded with the Summit County 
Recorder prior to submittal of a building permit.  
 

Nightly Rentals – Prohibited. The Deed Restriction shall prohibit Nightly Rentals of 
the detached Accessory Apartment. The minimum 
rental term for the Accessory Apartment is 90 days 
(Condition of Approval 7).  
 

Homeowner Association 
Notification  

LMC § 15-4-7(A)(7) requires notification of the 
proposed detached Accessory Apartment to 
homeowner associations registered with the Park 
City Building Department pursuant to LMC § 15-1-
12(F). 768 Mountain Oak Court is not part of a 
homeowner association.  
 

 
(III) The Accessory Apartment, as conditioned, complies with the requirements of 
Land Management Code § 15-4-7(A)(8).  
 
LMC § 15-4-7(A)(8) establishes the following requirements for detached Accessory 
Apartments.  
 

 
Requirement 
  

 
Analysis of Proposal 

Detached Accessory 
Apartments are allowed on 
Lots 3,750 square feet or 
greater. 

The Lot of 768 Mountain Oak Court is 13,068 square 
feet in size.  

Detached Accessory 
Apartments shall comply with 
Zoning District Setbacks for 
Single-Family Dwellings.  

As conditioned, the proposed detached Accessory 
Apartment is compliant with the Zoning District 
Setbacks for Single-Family Dwellings.  

Detached Accessory 
Apartments shall comply with 

The recorded plat has no regulations that are more 
restrictive than the underlying Zoning District.  
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the Area of Disturbance, 
Limits of Disturbance, and 
any other regulation 
indicated on the recorded 
plat that is more restrictive 
than the underlying Zoning 
District. 

Detached Accessory 
Apartments shall not exceed 
a maximum height of 
eighteen feet (18’) from 
Existing Grade. 

The proposed detached Accessory Apartment does 
not exceed a maximum height of 18 feet from 
Existing Grade 

 
 
(IV) The Development Review Committee reviewed the proposal on August 20, 
2024.1  
 
The Development Review Committee had no Conditions of Approval.  
  
Department Review 
The Planning Department reviewed this report.  
 
Notice 
Staff published notice on the City’s website and posted notice to the property on August 
21, 2024. Staff mailed courtesy notice to adjacent property owners on August 21, 2024.2  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Director may approve the Administrative Permit. 

• The Planning Director may deny the Administrative Permit and direct staff to 
make Findings for the denial. 

• The Planning Director may request additional information and continue the 
discussion to a date certain.  

 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: Park Meadows Subdivision No. 1 
Exhibit C: Proposed Plans 

 
1 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). 
2 LMC § 15-1-21 
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September 6, 2024 
 
Kelly Pfaff 
768 Mountain Oak Court 
Park City, Utah 84060 
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

768 Mountain Oak Court 

Zoning District: 
 

Single-Family 

Application: 
 

Administrative Permit 

Project Number: 
 

PL-23-05890 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

September 5, 2024 

Project Summary: The Applicant proposes construction of a detached Accessory 
Apartment.  
 

Action Taken 
On September 5, 2024, the Planning Director conducted a public hearing and approved 
the Administrative Permit for a detached Accessory Apartment according to the 
following findings of fact, conclusions of law, and conditions of approval: 
 
Findings of Fact 

1. 768 Mountain Oak Court is Lot 56 of the Park Meadows Subdivision No. 1, 

recorded with Summit County in 1976 (Parcel No. PKM-56). 

2. According to the Summit County Assessor webpage, the Single-Family Dwelling 

at 768 Mountain Oak Court was constructed in 1976. 

3. The Applicant proposes constructing a detached Accessory Apartment in the rear 

yard. 

4. LMC Section 15-15-1 defines an Accessory Apartment as a self-contained 

apartment with cooking, sleeping, and sanitary facilities, created by adding onto 

or within a detached Single-Family Dwelling or detached garage. 

5. Accessory Apartments do not increase the residential Unit Equivalent of the 

property and are an Accessory Use to the primary dwelling. 
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6. LMC Section 15-2.11-2(A)(4) Single-Family Zoning District Uses establishes 

Accessory Apartments as an allowed use, subject to Administrative Permit 

approval and compliance with LMC Section 15-4-7 Accessory Apartments.  

7. LMC Section 15-2.11-3 Single-Family Zoning District Lot and Site Requirements 

establishes the Setbacks for the Lot.  

8. The proposed detached Accessory Apartment is set behind the existing Single-

Family Dwelling and complies with the minimum 20-foot Front Setback. 

9. The proposed detached Accessory Apartment is set behind the existing Single-

Family Dwelling and is proposed to be 7 feet 6 inches from the rear property line. 

Condition of Approval 1 requires that the Applicant’s plans be revised to locate 

the detached Accessory Apartment at least 15 feet from the rear property line 

prior to building permit submittal. 

10. The proposed detached Accessory Apartment is proposed to be 5 feet from the 

Side Setback. Condition of Approval 2 requires that the Applicant’s plans be 

revised to locate the detached Accessory Apartment at least 12 feet from the 

side property line prior to building permit submittal. 

11. LMC Section 15-2.11-4 Single-Family Zoning District Building Height establishes 

the maximum Building height as 18 feet from Existing Grade. 

12. The Applicant proposes the height of the detached Accessory Structure be 18 

feet from Existing Grade. 

13. LMC Section 15-2.11-5 Single-Family Zoning District Architectural Review 

requires projects to comply with LMC Chapter 15-5 Architectural Review.  

14. The Dark Sky Code requires outdoor lighting to be Fully Shielded, down directed, 

with bulbs 3,000 degrees Kelvin or less. Condition of Approval 4 requires outdoor 

lighting for the property be in compliance with LMC Section 15-5-5(J). 

15. Pursuant to LMC Section 15-5-5(N) At least fifty percent (50%) of the 

Landscaped Area shall be Water Wise Landscaping containing approved non-

invasive drought tolerant plants, and/or minimal irrigation. Water Wise 

Landscaping may be satisfied through approved vegetation, location of planting 

methods such as Xeriscaping or Hydrozoning, using healthy soil practices (that 

promotes soil moisture retention), such as compost, or biochar, and/or biodiverse 

plantings, or approved based on a site-specific Planning Department review.   

16. LMC Section 15-4-7 Accessory Apartments establishes requirements for 

Accessory Apartments. 

17. The Single-Family Dwelling is 3,329 square feet. The proposed detached 

Accessory Apartment has a Floor Area of 832 square feet.  
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18. The proposed detached Accessory Apartment has one bedroom. 

19. LMC Section 15-3-6(A) requires two parking spaces for a Single-Family Dwelling 

and one additional parking space for the Accessory Apartment. The Single-

Family Dwelling at 768 Mountain Court has a two-car garage satisfying the 

parking requirements for the main Dwelling. 

20. The proposed detached Accessory Apartment provides one Parking Space in a 

Single-Car Garage on the ground floor of the Structure. The proposed plans 

satisfy the parking requirements outlined in LMC Section 15-3-6(A) 

21. LMC Section 15-4-7(A)(7) requires notification of the proposed Accessory 

Apartment to homeowner associations registered with the Park City Building 

Department pursuant to LMC Section 15-1-12(F). 768 Mountain Oak Court is not 

part of a homeowner association.  

22. LMC Section 15-4-7(A)(8) Detached Accessory Apartments establishes the 

requirements for Detached Accessory Apartments. 

23. The Lot of 768 Mountain Oak Court is 13,068 square feet in size. 

24. As conditioned, the proposed detached Accessory Apartment is compliant with 

the Zoning District Setbacks for Single-Family Dwellings. 

25. The recorded plat has no regulations that are more restrictive than the underlying 

Zoning District. 

26. The Development Review Committee evaluated the proposed detached 

Accessory Apartment on August 21, 2024, and had no Conditions of Approval.  

Conclusions of Law 
1. The Accessory Apartment, as conditioned, complies with LMC Chapter 15-11 

Single-Family Zoning District. 

2. The Accessory Apartment, as conditioned, complies with LMC Section 15-4-7 

Accessory Apartments.  

3. The Accessory Apartment, as conditioned, complies with the requirements of 

Land Management Code Section 15-4-7(A)(8) Detached Accessory Apartments. 

Conditions of Approval 
1. The Applicant shall submit updated plans with the Accessory Apartment set back 

15 feet from the rear property line prior to building permit submittal.  

2. The Applicant shall submit updated plans with the Accessory Apartment set back 

12 feet from the side property line prior to building permit submittal.  

3. The Applicant shall submit a roof over topography showing existing grade and 

compliance with height requirements prior to building permit submittal.  
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4. All outdoor lighting for the property shall be brought into compliance with the dark 

sky code outlined in LMC Section 15-5-5(J). All outdoor lighting must be fully 

shielded, down-directed, with bulbs 3,000 degrees Kelvin or less. 

5. Modifications to landscaping shall comply with the water wise requirements 

outlined in LMC Section 15-5-5(N). 

6. Prior to building permit issuance, the Applicant shall record with Summit County 

a Deed Restriction that meets the requirements of LMC Section 15-4-7 in a form 

approved by the City Attorney’s Office. 

7. Nightly Rental of the Accessory Apartment is prohibited. The Accessory 

Apartment shall be rented for no term less than 90 days. 

8. The Applicant shall submit verification of the dimensions of the proposed Floor 

Area prior to Building Permit issuance.    

 
If you have questions or concerns regarding this Final Action Letter, please call 435-
640-8683 or email meredith.covey@parkcity.org. 
 
Sincerely, 
 
 
 
 
Rebecca Ward, Planning Director 
 
CC: Meredith Covey  
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NEW ACCESSORY APARTMENT

IRWIN-PACK PHAFF
768 MOUNTAIN OAK COURT

PARK CITY, UT 84060

A-0.01   COVER
A-0.02   SITE PLAN

ARCHITECTURAL

A-1.01    FLOOR PLANS

A-2.01    ELEVATIONS (FRONT & BACK)
A-2.02   ELEVATION (RIGHT & LEFT)
A-2.03   EXTERIOR PERSPECTIVES

A-3.01   BUILDING SECTIONS
 

SQUARE FOOTAGE BREAKDOWN

FOOTPRINT                      841 S.F.                

GROUNG/ENTRY LEVEL

GARAGE                             541 S.F.
LIVING                               239 S.F.

TOTAL                                 780 S.F.

UPPER LEVEL                  593 S.F.

TOTAL LIVABLE             832 S.F.
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Planning Commission 
Staff Report 
 
Subject: Marsac Retaining Wall 
Application:  PL-24-06251 
Author:  Jaron Ehlers, Planner I 
Date:   September 5, 2024 
Type of Item: Administrative Conditional Use Permit 
 
Recommendation 
(I) Review the Administrative Conditional Use Permit for the retaining wall greater than 
six feet in the Front Setback, (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 Draft Final Action Letter (Exhibit A).  
 
Description 
Applicant: Becky Gutknecht, Engineering Department 

Park City Municipal Corporation 
Location: 445 Marsac Avenue 
Zoning District: Public Use Transition (PUT) 
Adjacent Land Uses: Parking Structure, Residential Dwellings, Radio Station, 

Liquor Store 
Reason for Review: The Planning Department reviews and takes Final Action on 

Administrative Conditional Use Permits.1 
 
ACUP  Administrative Conditional Use Permit 
HDDR-Pre Historic District Design Review Pre-Application 
HR-1  Historic Residential-1 
LMC  Land Management Code 
PCMC  Park City Municipal Corporation 
PUT  Public Use Transition 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
The Applicant proposes to replace the existing retaining wall in the Front Setback along 
445 Marsac Avenue. The proposed retaining wall ranges in height from a minimum of 
four feet to a maximum of 13 feet and is 128 feet long, the same dimensions as the 
current wall. The retaining wall is proposed to be a beam and lag style concrete wall. 
445 Marsac Avenue (City Hall) is in the Public Use Transition (PUT) Zoning District and 
is Lot 1 of the Marsac Parking Structure Subdivision Plat Amended (Exhibit C). The 
front of the Lot abuts the Historic Residential-1 (HR-1) Zoning District.  

 
1 LMC § 15-1-8(E) 
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2 
 

 
Figure 1: The PUT, including the subject property, and its location relative to the HR-1 Zoning District. 

Image from the PCMC Zoning Map. 

 
The property is identified as a Landmark Historic Site on the Park City Historic Sites 
Inventory.2 The Applicant has also submitted a Historic District Design Review Pre-
Application (HDDR-Pre) that is being reviewed concurrently (PL-24-06250). The 
property is owned by Park City Municipal Corporation (PCMC).  

 
2 LMC § 15-11-10(D)(1)(br) 
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Figure 2: Site Plan provided by Applicant 

 
The PCMC Engineering Department conducted an evaluation of the condition of the 
China Bridge Parking Structure, which included the Marsac Retaining Wall. The 
evaluation was completed on May 22, 2024, with a third-party review received on July 
31, 2024. The evaluation concluded that the retaining wall is failing and replacement is 
necessary before winter.  
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Figure 3: Image provided by Applicant showing the distance of the Retaining Wall southward from the 

City Hall foundation. 

 
The PUT District has no specific Setback dimensions, but it does require that “where 
new construction abuts a residential zone, the new construction shall meet the required 
minimum Setback of the abutting zone” (LMC § 15-2.22-3(B)). As 445 Marsac Avenue 
abuts the HR-1 Zoning District, it must comply with the Front Setback of that Zoning 
District, which is 15 feet for a Lot with over 100 feet in depth (LMC § 15-2.2-3(F)). 445 
Marsac Avenue has a maximum depth of 137.99 feet. Retaining walls greater than six 
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5 
 

feet in height are an exception to the Front Setback in the HR-1 Zoning District subject 
to the approval of an Administrative Conditional Use Permit (ACUP)3 (LMC § 15-2.2-
3(G)). The existing, and replacement, retaining wall is located approximately three feet 
from the property line within the Front Setback. 
 

 
Figure 4: Image provided by Applicant showing approximate distance from the property line 

 
The full analysis of the proposed retaining wall is outlined in the Draft Final Action Letter 
(see Exhibit A). 
  
Department Review 
The Planning Department reviewed this report.  
 
Notice 
Staff published notice on the City’s website and the Utah Public Notice website and 
posted notice to the property on August 21, 2024. Staff mailed courtesy notice to 
adjacent property owners on August 21, 2024.4  

 
3 LMC § 15-4-2(A)(1) 
4 LMC § 15-1-21 

Page 90 of 127

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.2-3_Lot_And_Site_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-2.2-3_Lot_And_Site_Requirements
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-2_Fences_And_Retaining_Walls
https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-1-21_Notice_Matrix


6 
 

 
Public Input 
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 

• 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 Submittal 
Exhibit C: Current Marsac Parking Structure Plat 
Exhibit D: Ordinance 08-36 
Exhibit E: 445 Marsac Avenue Historic Site Form 
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September 5, 2024 
 
Becky Gutknecht, Engineering Department 
Park City Municipal Corporation 
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

445 Marsac Avenue, City Hall 

Zoning District: 
 

Public Use Transition 

Application: 
 

Administrative Conditional Use Permit 

Project Number: 
 

PL-24-06251 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

September 5, 2024 

Project Summary: The Applicant is proposing to replace an existing retaining wall 
exceeding six feet in height in the Public Use Transition 
Zoning District. 
 

 
Action Taken 
On September 5, 2024, the Planning Director conducted a public hearing and approved 
the Administrative Conditional Use Permit according to the following findings of fact, 
conclusions of law, and conditions of approval:  
 
Findings of Fact 

1. 445 Marsac Avenue (City Hall) is in the Public Use Transition (PUT) Zoning 

District and is Lot 1 of the Marsac Parking Structure Subdivision Plat Amended. 

The front of the Lot abuts the Historic Residential-1 (HR-1) Zoning District. 

2. 445 Marsac Avenue is a Landmark Historic Site on the Park City Historic Sites 

Inventory.  

3. 445 Marsac Avenue is owned by Park City Municipal Corporation (PCMC). 

4. The PCMC Engineering Department conducted an evaluation of the condition of 

the China Bridge Parking Structure, which included the Marsac Retaining Wall. 

The evaluation was completed on May 22, 2024, with a third-party review 
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received on July 31, 2024. The evaluation concluded that the retaining wall is 

failing and replacement is necessary before winter. 

5. The Applicant proposes to replace the existing concrete retaining wall in the 

Front Setback along Marsac Avenue. The proposed retaining wall will range in 

height from a minimum of four feet to a maximum of 13 feet and will be 128 feet 

long, the same dimensions as the current wall. 

6. The retaining wall will be a beam and lag style concrete wall. 

7. The PUT Zoning District has no specific Setback dimensions, but it does require 

that “where new construction abuts a residential zone, the new construction shall 

meet the required minimum Setback of the abutting zone” (LMC § 15-2.22-2(B)). 

8. As 445 Marsac Avenue abuts the HR-1 Zoning District, it must comply with the 

Front Setback of that Zoning District, which is 15 feet for a Lot with over 100 feet 

in depth (LMC § 15-2.2-3(F)). 445 Marsac Avenue has a maximum depth of 

137.99 feet. 

9. Retaining walls greater than six feet in height are an exception to the Front 

Setback in the HR-1 Zoning District subject to the approval of an Administrative 

Conditional Use Permit (LMC § 15-2.2-3(G)). 

10. The existing, and replacement, retaining wall is located approximately three feet 

from the property line within the Front Setback. 

11. The Planning Director reviewed the proposal based on the following Conditional 

Use Permit criteria as outlined in LMC § 15-1-10(E): 

1. Size and Location of Site 

• The proposed retaining wall is along Marsac Avenue on the north 

end of the parking area, abutting the foundation of City Hall. The 

proposed retaining wall will be the same size, length, and height 

as the existing retaining wall. 

2. Traffic 

• As the dimensions of the retaining wall remain the same, the 

existing traffic patterns on Marsac Avenue and within the parking 

area will not be affected. 

3. Utility Capacity 

• There are utilities that will be impacted by the replacement of the 

retaining wall. The Applicant must secure cooperation from the 

affected parties before a Building Permit may be issued for the 

retaining wall (Condition of Approval 8).  

4. Emergency Vehicle Access 
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•  Replacement of the retaining wall will not affect emergency 

access to the Parking Area in front of City Hall. 

5. Off-Street Parking 

• Due to the failing status of the existing retaining wall, several 

Parking Spaces in the Parking Area are currently closed off. 

When the retaining wall is replaced, these Parking Spaces may 

be used again. 

6. Internal Vehicle and Pedestrian Circulation 

• Replacement of the retaining wall will not affect Vehicle and 

Pedestrian Circulation for the Parking Area. 

7. Fencing, Screening, and Landscaping 

• Significant Vegetation will be impacted by the replacement of the 

retaining wall. All significant vegetation that is removed must be 

replaced on the Lot in a location approved by the Forestry Board. 

The area upon completion of construction must be revegetated in 

accordance with LMC § 15-5-5(N) (Conditions of Approval 5&6). 

• There is an existing wooden wall that provides screening for the 

existing mechanical equipment. If that wall is removed or 

damaged, it must be replaced in kind (Condition of Approval 9). 

8. Building Mass, Bulk, and Orientation 

• The retaining wall will have a minimum height of four feet and a 

maximum of 13 feet, same as the existing wall. 

9. Usable Open Space 

• As the proposed retaining wall is the same dimensions as the 

current wall, there will be no increase or decrease in open space 

on the Lot. 

10. Signs and Lighting 

• No signs or lighting are proposed or approved with this plan. 

11. Physical Design and Compatibility with Surrounding Structures 

• As 445 Marsac Avenue is a Landmark Historic Site, the Applicant 

is required to complete the necessary Historic District Design 

Review prior to the issuance of a Building Permit (Condition of 

Approval 4). 

12. Noise, Vibration, Odors, Steam, or Other Mechanical Factors 

• The project will result in no unmitigated impacts as the existing 

situation will continue. 
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13. Expected Ownership and Management 

• The property is owned and managed by PCMC. 

14. 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 

• The property is within the Soils Ordinance Boundary and will be 

required to comply with the Park City Soils Ordinance (Condition 

of Approval 7). 

15. Reviewed for Consistency with the Goals and Objectives of the Park 

City General Plan 

• 445 Marsac Avenue is in the Old Town neighborhood and is a 

Landmark Historic Site. Goal 6.4 of the General Plan for the Old 

Town neighborhood states that the “character of historic sites 

should be retained and preserved.” Replacement of the existing 

retaining wall will help accomplish this goal as it will allow the 

Parking Area to return to full capacity without adjusting the nature 

of the site.  

12. Due to the concerns regarding a failing retaining wall for a major Parking Area, 

several required documents and reviews have been deferred to the Building 

Permit review (Conditions of Approval 3, 5, and 6).  

13. Staff published notice on the City and Utah Public Notice websites and posted 

notice to the property on August 21, 2024. Staff mailed courtesy notice to 

adjacent property owners on August 21, 2024. 

Conclusions of Law 
1. The proposal complies with LMC § 15-1-10 Conditional Use Review Process, 

LMC § 15-4-2 Fences and Retaining Walls, LMC Chapter 15-2.2 Historic 

Residential (HR-1) District, and LMC Chapter 15-2.22 Public Use Transition 

(PUT) District.  

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

circulation. 

3. The effects of any difference in use or scale have been mitigated through careful 

planning. 

Conditions of Approval 
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1. The Applicant is responsible for notifying the Planning Department in writing of 

any changes, modifications, or deviations from the approved scope of work. 

Changes shall be reviewed and approved or denied by the Planning Director or 

their designee in accordance with applicable development standards. 

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

with the plans reviewed by the Planning Department submitted with this 

application. 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. 

3. Retaining Walls four feet and larger require engineered plans at the time of 

Building Permit submittal and require review and approval by the Engineering 

and Building Departments. 

4. Prior to the issuance of a Building Permit, the applicant is required to obtain an 

HDDR-Pre Waiver Letter. 

5. Upon completion of the replacement retaining wall, the landscaping between the 

wall and Marsac Avenue shall be revegetated in compliance with LMC Section 

15-5-5(N). 

6. Significant Vegetation impacted by the retaining wall upgrades shall be replaced 

in like kind within the City Hall site in a location to be approved by the Forestry 

Board.   

7. All dirt must be managed according to Park City’s Landscaping Maintenance of 

Soil Cover Ordinance. Excess soil should be reincorporated onsite or disposed of 

following Local, State and Federal rules. Care should be taken to minimize dust 

through appropriate best management practices. If excess soil is destined for 

offsite disposal, that material shall be disposed of according to the disposal 

facility’s requirements. 

8. Before issuance of a Building Permit, the applicant shall receive approval of 

plans by all affected utilities.  

9. If the wooden screening wall is removed or damaged, it must be replaced in kind. 

 
If you have questions or concerns regarding this Final Action Letter, please call (435) 
699-8991 or email jaron.ehlers@parkcity.org. 
 
Sincerely, 
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Rebecca Ward 
Planning Director 

 
CC: Jaron Ehlers, Project Planner  
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HISTORIC SITES INVENTORY 

     HISTORIC SITE FORM 

 PARK CITY MUNICIPAL CORPORATION 
      

 

 

 

 

IDENTIFICATION 

Property Name (if any): Marsac Elementary School     

Address: 445 Marsac Avenue            

Date of Construction: 1936      City, County: Park City, Summit County, Utah  

Architect/Builder, if known: Scott and Welch / Paul Paulsen Company Tax Number: MPS-1-AM-X    

Current Owner: Park City Municipal Corporation, et al 

Legal Description (include acreage): LOT 1 MARSAC PARKING STRUCTURE SUBDIVISION PLAT AMENDED; 

ACCORDING TO THE OFFICIAL PLAT ON FILE IN THE SUMMIT COUNTY RECORDERS OFFICE CONT 34,587 

SQ FT OR 0.79 AC PARK CITY UTAH A BODY CORPORATE & POLITIC 1734-1864; REDEVELOPMENT 

AGENCY OF PARK CITY M4-111, M70-357, M270-541, 309-150; PARK CITY REDEVELOPMENT AGENCY 1314-

607; PARK CITY REDEVELOPMENT AUTHORITY 310-126; PARK CITY MUNICIPAL CORP 472-30; AS THEIR INT 

MAY APPEAR 

 

STATUS / USE 

Original Use: institutional - school Current Use: public   

Property Type:   National Register of Historic Places:  Evaluation:   

 Building    Eligible      Landmark Site 

 Structure    Ineligible      Significant Site                 

  Site     Listed, Date:     Non Historic   

         4/01/1985 - Public Works Buildings Thematic Resources 

DOCUMENTATION 

Photographs:   Research Sources: 

 Tax Photos    Sanborn Maps  City/ County Histories  Newspapers  
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 Prints:    tax Card   Personal Interviews   Other: 

 Historic    Census Records  Park City Museum 

       

DESCRIPTION 

Architectural Style: Educational building / PWA Moderne style        

No. Stories: 1     

Number of Associated Structures:   Accessory building(s). #   Structure(s). #  

Condition:   Good   Fair    Poor   Uninhabitable/Ruin 

Location:  Original location  Moved (Date: ,original location:  ) 

Materials: (Describe the visible materials)  

Exterior Walls: Yellow brick, concrete, and terra cotta coping     

Foundation: Concrete      

Roof: Flat roof with decorative parapets         

Windows/Doors: Multi-pane steel casement windows     

Additions:     Major   Minor   None 

Alterations:   Major   Minor   None      

Describe Additions/ Alterations (Dates):   

 

Essential Historic Form:  Retains       Does Not Retain 

 

NARRATIVE DESCRIPTION OF PROPERTY 

(Briefly describe the property and its setting. Include a verbal description of the location; a general description of 

the property including the overall shape, number of stories, architectural style, materials, shape of roof; identify and 

describe any associated structures; identify any known exterior additions and/or alterations.) 

 

John McCormick described the Marsac School in 1984 as follows: 

“This school, sitting high on the hill to the east of downtown Park City, is an interesting example of public works 

architecture in Utah.  The building itself is three storys [sic.] high and is constructed of rock-faced, yellow brick.  

The roof is flat and there is a low band of terra cotta coping along the edge.  The principal façade is symmetrical 

and it is divided into four bays, each three windows wide.  Low relief pilasters separate the bays.  Two-story 

entrance porticos are found between the two middle and the two outside bays.  Each portico has a shallow 

parapet, clipped corners, and decoratively patterned brick surrounding narrow vertical window panels.  The 

principal decorative motif found on the building is a low relief, torch-like figure that is found at the top of each 
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pilaster and at the corners of each portico.  These figures break the horizontal line at the edge of the roof and give 

the building a crenelated appearance.  A long concrete stairway runs down the hillside to connect the school to the 

town below.  The stairway’s smooth lines and geometric embellishment serve to focus attention on the overall 

design of the building and should be considered an integral part of this nomination.  The school has received little 

alteration over the years and remains in good original condition. ” 

 

Little has changed since McCormick’s description although the setting has been further developed with the 

addition of the China Bridge parking structure to the south, which has rendered the south façade a major entrance 

into the building and diminished the emphasis on the main west façade.  The stairs leading from Swede Alley still 

provide an important access to the symmetrical school building and provide a more austere entrance.  The 

chimney has been shortened since the coal heating plant under the south parking lot was decommissioned.  The 

interior of the building has been heavily remodeled in order to allow for the programmatic change from an 

elementary school to a city hall.  Also, photovoltaic panels have been added on the roof to help provide energy to 

the building.  The Marsac School is an important structure in the development of Park City and PWA architecture in 

Utah. The overall form and materiality of the building remains intact and the building retains its historic value. 

 

SIGNIFICANCE 

Historic Era: 

 Settlement & Mining Boom Era (1868-1893) 

 Mature Mining Era (1894-1930) 

 Mining Decline & Emergence of Recreation Industry (1931-1962) 

 

Narrative Statement of Significance: 

(Briefly describe those characteristics by which this property may be considered historically significant.)  

 

The Marsac School was built adjacent to the site of the Marsac Mill, which was torn down in 1904.  The mill was 

very important in the development of Park City mining interests, described in a 1912 United States Geological 

Survey publication on Park City area geology as the: 

“Marsac Mill, which was owned by [the Daly Mining Company] in 1887, was then equipped with steam power, 

double engines, two revolving driers, 30 stamps for crushing ores, rolls for crushing salt, a Stetefeldt furnace of 60-

ton capacity for chlorination, 16 pans for amalgamation, 8 settlers, retorts, melting furnaces, and complete electric-

light and fire-extinguishing plants. ” 

 

Silver ore, in other words, was reduced through the Russell lixiviation process and extracted and treated in the 

Stetefeldt furnace.  The mill was very large, but it became unnecessary in the early 1900s when the Daly and 

Ontario mining companies had enough mutual interests to make both crushing mills redundant.  Also, Daly 

production had dipped from 20,562 tons in 1886 to 82 tons in 1903.   A little bit of the Marsac Mill’s equipment was 

moved, but the building was shut down and—seen as a fire trap after the water was shut off—was demolished in 

the summer of 1904. 
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The site of the Marsac School remained vacant after the Marsac Mill was torn down.  A few small buildings were 

constructed on Silver Creek, but none were very lasting, and the site was completely empty by the 1929 Sanborn 

Map.  By the mid-1930s demand for a new elementary school was increasing in Park City and the creation of the 

Progress Works Administration (PWA) in 1933 led to a grant application by the Park City Board of Education 

through the federal building program.  In 1935, the grant was approved and the federal government agreed to fund 

45 percent of the project with the Board of Education providing the remainder.  In order to raise this money the 

town voted in favor of a bond issuance in an October 1935 election.  A $75,000 bond was issued on March 1, 

1936 with a 4 percent annual interest rate. These monies were used for the erection of both the Marsac School 

and the High School Mechanical Arts Building (1167 Woodside Avenue).   In accordance with PWA protocol, local 

architects Scott & Welch of Salt Lake City were chosen with the Paul Paulsen Company contracted as the 

construction company. 

 

Construction on both the Marsac School and High School Mechanical Arts Building began in spring of 1936, 

concurrent with the demolition of the unsafe Lincoln School, on the west side of Norfolk Avenue between 10th and 

11th streets.  Bricks from the Lincoln School were used on both of the newer buildings.   Construction was swift, 

and the new school opened in November, with formal opening festivities on December 4, 1936.    Utah PWA 

director R.A. Hart was in attendance at the grand opening of the buildings, which were officially designated as 

PWA Utah number 1009-R.  The Park Record ran a description of the new Marsac School as follows: 

“The new elementary school contains 24 class room units, 2 general storage rooms, 4 toilet rooms, a boiler plant 

and coal storage bins.  Three of the class room units are devoted to an office suite for principal, nurse and 

teachers’ rest room, and a combination auditorium and playroom.  The latter is fitted with small stage, with 

cyclorama and velour curtains and steel folding chairs.  Ramps replace stairways, plaster is accoustic [sic.] 

throughout, except ramps, which are covered with diatto, all floors are covered with battleship linoleum.  This 

combination of accoustic plaster and battleship linoleum renders the building practically noiseless.  Building is 

wired for light, power, fuel, telephone and sound.  The latter includes an automatic bell system, operated from a 

central electric clock, and loud speaker system to serve both auditorium and class rooms, and portable sound 

picture apparatus.  The heating system is automatically controlled both at the generating plant and univent heater 

outlets.  The entire building is of fireproof construction.  Steel, reinforced concrete, brick, metal lath, and plaster 

are used throughout.  Translucent glass is used in all exterior windows. ” 

 

Landscaping on the school site was undertaken the following year.  The school served as the Park City elementary 

school until falling into disrepair in the 1970s.  A 1976 report by fire officials sought $70,000 in improvements for 

the school, but the school board decided to build a new building instead in the Snyderville area.  Work commenced 

in 1979 and Parley’s Park Elementary School opened the following year. 

 

Park City Municipal Corporation had been trying to buy the Marsac building for years and they finally purchased 

the unoccupied building from the school district in 1983.  The building was renovated soon thereafter, and the city 

hall functions moved from the Old City Hall at 528 Main and overflow space in the Memorial Building at 427 Main 

into the Marsac offices.  The building is still home to City Hall.  It retains a similar appearance to the 1936 Marsac 

School and has become an important historical structure in the growth of Park City 
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PHOTOS  

(Provide several clear historical and current photos of the property as well as locational maps indicating the 

location of the property in relation to streets or other widely recognized features.) 
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