
 

PLANNING DEPARTMENT ADMINISTRATIVE PUBLIC HEARING 
SUMMIT COUNTY, UTAH 
October 24, 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. 
ZOOM Link: https://us02web.zoom.us/j/88167820277 
  

1. REGULAR AGENDA - 12:00PM 

 1.A. 751 Main Street – Modification of an Administrative Conditional Use Permit – The 
Applicant Proposes a Modification of an Administrative Conditional Use Permit to Replace 
an Outdoor Dining Yurt with Three New Alpenglobes at Butcher’s Chop House in the 
Historic Recreation Commercial Zoning District. PL-24-06286 
(A) Public Hearing; (B) Action 

 1.B. 9200 Marsac Avenue – Administrative Conditional Use Permit – The Applicant 
Proposes two Yurts Totaling 1,020 Square Feet and Outdoor Dining for 41 People with a 
1,930-Square-Foot Deck on the Existing Lawn Outside the Empire Day Lodge in the 
Residential Development Zoning District and Sensitive Land Overlay. PL-24-06197 
(A) Public Hearing; (B) Final Action 

 1.C. 501 Park Avenue – Administrative Conditional Use Permit – The Applicant Proposes a 
Retaining Wall Greater Than 6 Feet in Height in the Historic Residential - 1 (HR-1) Zoning 
District. PL-24-06296 
(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: 751 Main Street 
Application:  PL-24-06286 
Author:  Jacob Klopfenstein, Planner I 
   Meredith Covey, Planner I 
Date:   October 24, 2024 
Type of Item: Modification of an Administrative Conditional Use Permit   
 
Recommendation 
(I) Review the Modification of an Administrative Conditional Use Permit (ACUP) to 
replace an outdoor dining Yurt with three new Alpenglobes at Butcher’s Chop House 
(751 Main Street), (II) conduct a public hearing, and (III) consider approving the 
Modification of an ACUP based on the Findings of Fact, Conclusions of Law, and 
Conditions of Approval outlined in the Draft Final Action Letter (Exhibit A).  
 
Description 
Applicant: Ron Wedig, Butcher’s Chop House 

 
Location: 751 Main Street 

 
Zoning District: Historic Recreation Commercial 
  
Adjacent Land Uses: Residential, Commercial, Public Plazas  
 
Reason for Review: 

 
Planning Staff reviews and takes Final Action on 
Modifications of Administrative Conditional Use Permits.1  

 
ACUP  Administrative Conditional Use Permit 
HRC  Historic Recreation Commercial Zoning District 
LMC  Land Management Code 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
Butcher’s Chop House obtained Administrative Conditional Use Permit (ACUP) 
approval in 2023 to allow outdoor dining during the winter months, utilizing a Yurt and 
three Alpenglobes2 (see Exhibit D, July 20, 2023, ACUP Final Action Letter for 751 Main 
Street). The Applicant proposes to modify this approval to utilize three additional 
Alpenglobes in place of the Yurt, for a total of six Alpenglobes.  
 
Butcher’s Chop House is located at 751 Main Street in units C-101A, C-101, and C-107 

 
1 LMC § 15-1-8(E) 
2 An Alpenglobe is an outdoor dining shelter manufactured by the brand bearing the same name. 
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of the Caledonian Condominiums Plat (see Exhibit C, Caledonian Condominiums Plat). 
The Outdoor Dining Area is located on the northwest side of the Caledonian Condo 
building, adjacent to Town Lift and Park Avenue: 
 

 
Figure 1: The Outdoor Dining Area at Butcher's Chop House, 751 Main Street, viewed from Park Avenue 
on the west side 

 
The outdoor dining area operates year-round, with temporary Structures in the winter 
months and tables, chairs, and umbrellas in warmer months to accommodate restaurant 
patrons. 
 
Background 
The restaurant’s outdoor dining area has been in operation since 2003. The following 
permits are related to outdoor dining at Butcher’s Chop House:  

• On November 24, 2020, the Applicant submitted Building Permit #20-1399 to 
install a Yurt for outdoor dining. 

• On December 14, 2020, the Applicant submitted Building Permit #20-1462 to 
install three Alpenglobes for outdoor dining. 

• On December 9, 2021, the Planning Director approved the Applicant’s request to 
install a Yurt and three Alpenglobes for outdoor dining during the 2021-2022 
Winter season. 

• On December 16, 2022, the Planning Director approved an ACUP to install a 
Yurt and three Alpenglobes for outdoor dining during the 2022-2023 Winter 
season. 
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On July 20, 2023, the Planning Director approved an ACUP for permanent, year-round 
outdoor dining on the patio to the west of Butcher’s Chop House, utilizing Temporary 
Structures in the winter months and tables, chairs, and umbrellas in the warmer months 
to accommodate restaurant patrons. 
 
In May 2024, the Land Management Code (LMC) was amended to add LMC § 15-13-10 
Standards For Temporary Structures in Historic Districts. Administrative Permits for 
Temporary Structures in Historic Districts approved under LMC § 15-13-10 are valid for 
five years. After the five-year period, applicants must submit a new application for the 
Temporary Structures. LMC § 15-13-10 also requires a Historic District Design Review 
Pre-Application for Temporary Structures and prohibits yurts.  
 
The outdoor dining Area is considered limited common area on the Caledonian 
Condominiums plat, and Section 9 of the Applicant’s lease agreement (Exhibit E) allows 
the use of the elevated patio, as outlined below:  
 

 
Figure 2: Excerpt from Butcher's Chop House Lease Agreement indicating that tenant may use common areas. 

 
The patio area is approximately 1,500 square feet. Each proposed Alpenglobe can seat 
a maximum of eight people. The Applicant’s proposal to utilize a total of six Alpenglobes 
in the outdoor dining Area would accommodate a maximum of 48 people during the 
winter season.  
 
Analysis 
 
(I) The proposal to modify the ACUP approval to replace an outdoor dining Yurt 
with three new outdoor dining Alpenglobes complies with Land Management 
Code (LMC) Chapter 15-2.5, Historic Recreation Commercial (HRC) Zoning 
District.  
 
Butcher’s Chop House (751 Main Street) is in the HRC Zoning District. “Restaurant and 
Café, outdoor dining” is a Conditional Use in the HRC Zoning District and requires an 
ACUP, pursuant to LMC § 15-2.5-2(B). 
 
The purposes of the HRC Zoning District are outlined in LMC § 15-2.5-1 as follows:  

A. maintain and enhance characteristics of Historic Streetscape elements such as 
yards, trees, vegetation, and porches; 

B. encourage pedestrian oriented, pedestrian-scale Development; 
C. minimize visual impacts of automobiles and parking; 
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D. preserve and enhance landscaping and public spaces adjacent to Streets and 
thoroughfares; 

E. provide a transition in scale and land Uses between the HR-1 and HCB Districts 
that retains the character of Historic Buildings and/or Structures in the Area; 

F. provide a moderate Density bed base at the Town Lift; 
G. allow for limited retail and Commercial Uses consistent with resort bed base and 

the needs of the local community; 
H. encourage preservation and rehabilitation of Historic Buildings and/or Structures 

and resources; and 
I. maintain and enhance the long-term viability of the downtown core as a 

destination for residents and tourists by ensuring a Business mix that encourages 
a high level of vitality, public Access, vibrancy, activity, and public/resort-related 
attractions. 

 
The year-round outdoor dining Use at Butcher’s Chop House promotes the purposes 
above by activating a patio adjacent to the pedestrian-oriented Town Lift Plaza creating 
a vibrant space populated with people.  
 
The outdoor dining Use of the restaurant is also consistent with the Zoning District’s 
resort bed base and enhances the long-term viability of the downtown core as a 
destination for residents and tourists by providing an outdoor dining experience near the 
ski lift.  
 
(II) The proposal to modify the ACUP approval to replace an outdoor dining Yurt 
with three new outdoor dining Alpenglobes complies with LMC § 15-4-16 
Temporary Structures, Tents, and Vendors.  
 
A “Temporary Structure” is defined in LMC § 15-15-1 as “a standalone Structure, or a 
Structure that is partially affixed to an existing Building on a temporary basis not to 
exceed 180 days as set forth by the International Building Code.” Based on this 
definition, Alpenglobes are considered a Temporary Structure. 
 
LMC § 15-4-16 outlines required standards for Temporary Structures, Tents, and 
Vendors, outlined below with analysis: 
 

 
Requirement 
  

 
Analysis of Proposal 

The Applicant shall provide 
written notice of the Property 
Owner’s permission. 
 

Complies: The Applicant’s lease agreement allows 
for the use of common area, including the outdoor 
dining Area, for restaurant customers.  

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

Complies: The outdoor dining Area is in an elevated 
patio adjacent to a pedestrian plaza and does not 
diminish existing parking. Off-Street Parking for the 
Caledonian Condo building is located underground, 
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Applicant’s plan. 
 

per the recorded plat (see Exhibit C). See Section IV 
for Off-Street Parking analysis.  
 

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

Complies: The Alpenglobes have one door and a 
maximum capacity of eight people. Because of their 
location on an elevated patio adjacent to a 
pedestrian plaza, they will not impede pedestrian 
circulation.  
 
Temporary Structures require a fire permit prior to 
installation and require emergency Access.  
 

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

Condition of Approval recommended: Condition of 
Approval 2 requires the outdoor dining Use to comply 
with the Noise Ordinance.  

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

Condition of Approval recommended: Condition of 
Approval 3 requires exterior lighting to be down-
directed, fully shielded, and a maximum of 3,000 
degrees Kelvin.  
 
The Applicant does not propose any signage.  

The Use shall not violate the 
Summit County Health Code, 
the Fire Code, or State 
Regulations on mass 
gathering; shall not violate 
the International Building 
Code; and shall adhere to all 
applicable City and State 
licensing ordinances. 
 

Condition of Approval recommended: Condition of 
Approval 4 requires compliance with all state and 
local codes, as well as building codes and licensing 
requirements.  

 
(III) The proposal to modify the ACUP approval to replace an outdoor dining Yurt 
with three new outdoor dining Alpenglobes complies with LMC § 15-4-21(B)(1) 
Outdoor Dining.  
 
LMC § 15-4-21(B)(1) outlines supplemental regulations governing outdoor dining. These 
are outlined below with analysis:  
 
 

 
Requirement 
  

 
Analysis of Proposal 

The proposed seating Area is Complies: The proposed seating area is in common 
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located on private Property 
or leased public Property and 
does not diminish parking or 
landscaping. 
 

area of the Caledonian Condos Plat. The applicant’s 
lease agreement allows for use of the common area 
by Butcher’s Chop House restaurant and its patrons.  

The proposed seating Area 
does not impede pedestrian 
circulation. 
 

Complies: As outlined above, the proposed 
Alpenglobes will not impede pedestrian circulation 
because they are sited on a patio adjacent to a 
pedestrian plaza.  
 

The proposed seating Area 
does not impede emergency 
Access or circulation. 
 

Complies: As outlined above, Temporary Structures 
require a fire permit prior to installation and require 
emergency Access.  
 

The proposed furniture is 
Compatible with the 
Streetscape. 
 

Complies: Each Alpenglobe will include one wood 
table with a metal base. This furniture is consistent 
with the Alpenglobes that were previously approved 
for use at Butcher’s Chop House and with 
Alpenglobes used at other restaurant locations in the 
Main Street area.  
 

No music or noise is in 
excess of the City Noise 
Ordinance, Title 6. 
 

Condition of Approval recommended: Per the 
Applicant guests can play music inside the 
Alpenglobes.  
 
Condition of Approval 2 requires the outdoor dining 
Use to comply with the Noise Ordinance. Amplified 
outdoor music is prohibited.  

No Use after 10:00 p.m. 
 

Condition of Approval recommended: Butcher’s 
Chop House is open from 4-10 PM daily. Condition 
of Approval 5 requires the Applicant to ensure the 
outdoor dining Area is vacant by 10:00 PM. 
 

Review of the Restaurant’s 
seating capacity to determine 
appropriate mitigation 
measures in the event of 
increased parking demand. 
 

Condition of Approval recommended: The six 
proposed Alpenglobes will seat a maximum of 48 
people, so the Alpenglobes will not produce 
additional parking demand.  
 
Condition of Approval 14 requires the applicant to 
submit occupancy information for the restaurant that 
is consistent with Building Department requirements 
as part of the Building Permit application. 

 
(IV) The proposal, as conditioned, complies with LMC § 15-13-10 Standards For 
Temporary Structures In Historic Districts.  
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LMC § 15-13-10 outlines the requirements for temporary Structures in Historic Districts 
as outlined below:  
 

 
Requirement 
  

 
Analysis of Proposal 

Location:  
 
Temporary Structures shall 
not impede or obstruct 
pedestrian circulation. 
 
Proposed locations shall be 
reviewed and approved by 
the Chief Building Official, 
Fire Marshal, and Park City 
Fire District. 
 
Temporary Structures shall 
comply with Setback 
requirements. 
 

Condition of Approval Recommended: The 
proposed location of the structures will not impede 
pedestrian circulation.  
 
Condition of Approval 9 requires that the Applicant 
shall have the locations of the proposed Temporary 
Structures reviewed and approved by the Chief 
Building Official, Fire Marshal, and Park City Fire 
District prior to installation.  
 
The property at 751 Main has three front setbacks. 
In the HRC Zoning District the Front Setback is 10 
feet pursuant to LMC § 15-2.5-3(A). Per the 
recorded plat (Exhibit C) the existing patio on which 
the Temporary Structures are proposed to be 
placed, is set back approximately seven feet at the 
narrowest point.  
 
Condition of Approval 10 requires that the 
Alpenglobes shall be set back 10 feet from the front 
property line.   
 
 
 

Materials:  
 
Temporary Structures shall:  
 
be of durable, weatherproof 
materials;  
 
have wall and roofing 
materials that are non-
reflective with a Solar 
Reflectivity Index (SRI) of 35 
or less; 
 
consist of materials that are 
neutral and earth-toned or 
white in color;  

Complies: 
 
The Alpenglobes are constructed of all-weather 
materials that can withstand heavy wind and snow 
loads.  
 
 
The Alpenglobes are constructed of wood, glass, 
and have a metal roof. The roof has a matte plastic 
cover covering the steel. The materials are non-
reflective. 
 
 
Per the Applicant the materials are to be wood and 
polycarbonate. The stain is a matte natural earth 
toned in color.  
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be limited to no more than 
three (3) different materials; 
 
use materials that are 
compatible with the Primary 
Structure; and  
 
be uniform when more than 
one Temporary Structure is 
approved for a Site. 
 

 
The Alpenglobes are not constructed of more than 
three different materials  
 
The Primary Structure is stone and brick in material. 
The Alpenglobes material are compatible with the 
Primary Structure.  
 
The proposed additional three Alpenglobes are 
uniform and are the same as the three Alpenglobes 
that are approved on the site.  

Glazing: 
 
Glazing shall be clear. 
 
Metallic, frosted, tinted, 
stained, textured, and/or 
reflective finishes are 
prohibited.  
 

Condition of Approval Recommended: The 
glazing is to be clear. Condition of Approval 11 
requires that there shall be no metallic, frosted, 
tinted, stained, textured, and/or reflective finishes.  

Lighting: 
 
Exterior and interior lighting 
shall be Fully Shielded, 
down-directed, with light 
bulbs 3,000 degrees Kelvin 
or less.  
 

Condition of Approval Recommended: Condition 
of Approval 3 requires exterior lighting to be down-
directed, fully shielded, and a maximum of 3,000 
degrees Kelvin. 

Signage: 
 
Signage on Temporary 
Structures is prohibited 
 

Complies: The Applicant does not propose any 
signage as part of this installation.  

Ornamentation:  
 
Banners, bunting, scrollwork, 
finials, and other 
ornamentation are prohibited. 
 

Complies: The Applicant does not propose any 
ornamentation on the Alpenglobes.  

Installation on Historic Sites: 
 
Temporary Structures, or 
portions thereof, shall not be 
directly connected to historic 
materials.  

Complies: The Alpenglobes will not be connected 
to historic materials.  
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Energy Efficiency: 
 
Temporary Structures shall 
incorporate best practices in 
energy-efficient materials 
and sustainable operating 
and mechanical systems. 
 

Complies: Per the Applicant the Alpenglobes will 
utilize energy only during the hours of operation 
which will be from 4:00 pm to 10:00 pm  
 
  

Maximum Size: 
 
Temporary Structures shall 
be subordinate in Scale to 
the Primary Structure. 
 
Temporary Structures shall 
be no taller than eighteen 
feet (18’) or two feet (2’) 
below the ridgeline of the 
Primary Structure, whichever 
is less, measured from 
Existing Grade to the 
topmost roof ridge. 
 

 
Complies: The Alpenglobes will be no taller than 
nine feet in height.  

Ongoing Maintenance: 
 
Damaged materials shall be 
replaced or repaired as 
necessary to maintain the 
health and safety of the 
occupants and a clean 
appearance. 
 

Condition of Approval Recommended: Condition 
of Approval 12 requires that damaged materials 
shall be replaced or repaired as necessary.  

Dates of Installation: 
 
Winter Temporary Structures 
are only permitted from 
November 15th through April 
30th. 
 
Summer Temporary 
Structures are only permitted 
from April 30th through 
October 30th. 
 

Condition of Approval Recommended: Condition 
of Approval 8 requires that the Temporary 
Structures be installed only from November 15th to 
April 30th.  

Review Condition of Approval Recommended: Condition 
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Approved Administrative 
Permits for Temporary 
Structures are valid for five 
(5) years.  
 
A Historic District Review 
Pre-Application is required 
for Temporary Structures. 
 

of Approval 13 requires that after five years the 
Applicant shall submit a new Administrative Permit 
Application. 
 
Condition of Approval 7 requires that the Applicant 
shall go through the Historic District Review Pre-
Application process prior to installation.  

 
 
 
(V) The proposal, as conditioned, complies with the Conditional Use Permit 
criteria outlined in LMC § 15-1-10(E).  
 
There are certain Uses that, because of unique characteristics or potential impacts on 
the municipality, surrounding neighbors, or adjacent land Uses, may not be Compatible 
in some Areas or may be Compatible only if certain conditions are required that mitigate 
or eliminate the detrimental impacts.  
 
The Planning Department shall approve a Conditional Use if reasonable conditions are 
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects 
of the proposed Use in accordance with applicable standards. The Planning Department 
may deny the Conditional Use if the proposed Use cannot be substantially mitigated by 
the proposal or imposition of reasonable conditions to achieve compliance with 
applicable standards.3  
 

1. Size and Location of the Site: No unmitigated impacts 
 
As noted above, the proposed Outdoor Dining Area is in common area of the 
Caledonian Condos Plat. The applicant’s lease agreement allows for Use of the 
common area by Butcher’s Chop House restaurant and its patrons. 
 
Condition of Approval 8 requires the Applicant to install the Temporary Structures no 
earlier than November 15 and to remove them by April 30 in compliance with LMC § 15-
13-10. 
 
Condition of Approval 9 requires the applicant to place the Alpenglobes in a location 
that does not block exiting from the structure and to maintain an aisle width that is 
greater than the width of exit doors, pursuant to Chapter 10 of the International Fire 
Code and Park City Fire District recommendations.  
 

2. Traffic considerations including capacity of the existing Streets in the Area: 
No unmitigated impacts  

 
3 LMC § 15-1-10 
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The proposed outdoor dining Use is on private property and does not impact any public 
Rights-of-Way.  
 

3. Utility capacity, including Storm Water run-off: No unmitigated impacts 
 
The proposed Alpenglobes will not affect utility capacity.  
 

4. Emergency vehicle Access: Conditions of Approval recommended 
 
Condition of Approval 6 requires the Applicant to obtain a fire permit prior to installation 
of the Alpenglobes and to maintain emergency Access for the Site.  
 

5. Location and amount of off-Street parking: No unmitigated impacts 
 
Pursuant to LMC § 15-3-6(B), “Restaurant, Standard and Bar” Uses require 1 Parking 
Space per 100 square feet of net leasable Area, including kitchen Areas. Units C-101A, 
C-101, and C-107 of the Caledonian Condos Plat, in which Butcher’s Chop House is 
located, total 4,890 square feet. This requires Butcher’s Chop House to provide 49.83 
Off-Street Parking Spaces. 
 
Parking requirements for outdoor dining Uses are based on a site-specific review. 
However, the outdoor dining Area is 1,500 square feet, which would require 15 
additional spaces, for a total of 64.83 Parking Spaces required for Butcher’s Chop 
House.  
 
There are 318 Off-Street, public parking spaces available at lower Main Street that are 
not reserved for hotel guests, condo owners, or paid monthly parking patrons. The 
commercial Uses of the Caledonian Condominiums, including Butcher’s Chop House 
and other commercial tenants, require 74 spaces, leaving 244 Off-Street public Parking 
Spaces available.  
 

6. Internal vehicular and pedestrian circulation system: No unmitigated impacts 
 
As outlined above, the proposed Alpenglobes will not impede pedestrian circulation 
because they are sited on a patio adjacent to a pedestrian plaza. 
 

7. Fencing, Screening, and landscaping to separate the Use from adjoining 
Uses: No unmitigated impacts 

 
The outdoor dining Area is on an elevated patio above the Park Avenue Right-of-Way. 
A stone wall and metal railings screen the Area from Park Avenue. Additionally, the 
Applicant has installed planters around the outdoor dining Area:  
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Figure 3: Planters installed around the Outdoor Dining Area at 751 Main Street (Butcher's Chop House). 

 
8. Building mass, bulk, and orientation, and the location of Buildings on the 

Site; including orientation to Buildings on adjoining Lots: No unmitigated 
impacts 

 
The Alpenglobes are approximately 9 feet tall and will be subordinate to the Caledonian 
Condo building. The outdoor dining Area is 1,500 square feet and is adjacent to the 
building.  
 

9. Usable Open Space: No unmitigated impacts 
 
The Applicant does not propose any changes to public Open Space.  
 

10. Signs and lighting: Condition of Approval recommended 
 
Condition of Approval 3 requires exterior lighting to be down-directed, fully shielded, and 
a maximum of 3,000 degrees Kelvin. The Applicant does not propose any signage. 
 

11. Physical design and Compatibility with surrounding Structures in mass, 
scale, style, design, and architectural detailing: Condition of Approval 
recommended 

 
Condition of Approval 7 requires the Applicant to obtain permission from the Planning 
Director or their designee prior to installing the Temporary Structures, in accordance 
with Historic District Design Review guidelines.  
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12. Noise, vibration, odors, steam, or other mechanical factors that might 

affect people and Property Off-Site: Conditions of Approval recommended 
 
Condition of Approval 2 requires the outdoor dining Use to comply with the Noise 
Ordinance. Condition of Approval 5 requires the outdoor dining Area to be vacant and 
music turned off after 10 PM. 
 

13. Control of delivery and service vehicles, loading and unloading zones, and 
Screening of trash and recycling pickup Areas: No unmitigated impacts 

 
The additional Alpenglobes will not affect the current delivery and service procedures 
for the restaurant.  
 

14. Expected Ownership and management of the project as primary 
residences, Condominiums, time interval Ownership, Nightly Rental, or 
commercial tenancies, how the form of Ownership affects taxing entities: 
No unmitigated impacts 

 
The property is owned by JP’s Nevada LLC, the restaurant is owned by Jesse Shelter, 
and the restaurant is managed by Ronnie Wedig. The Applicant has provided a copy of 
the lease agreement for the restaurant.  
 

15. Within and Adjoining Environmentally Sensitive Lands, Physical Mine 
Hazards, Historic Mine Waste, Park City Soils Ordinance, Steep Slopes: No 
unmitigated impacts 

 
751 Main Street is within the Park City Soils Ordinance boundary. Replacing the Yurt 
with three Alpenglobes would not disturb soils and would not create impacts to 
environmentally sensitive lands. The project Area is not located on a steep slope or in 
an Area with Physical Mine Hazards.  
  

16. Reviewed for consistency with the goals and objectives of the Park City 
General Plan; however, such review for consistency shall not alone be 
binding. 

 
Goal 11 of the General Plan outlines the goal to support the continued success of the 
multi-seasonal tourism economy while preserving the community character that adds to 
the visitor experience. 
 
As outlined above, year-round outdoor dining within the HRC Zoning District is 
consistent with the goals of the General Plan and balances the need to support the 
tourist economy and local residents. Activation of outdoor dining brings a feeling of 
vibrancy, especially within the Commercial areas of Old Town. Many restaurants in the 
vicinity also have outdoor dining at various times throughout the year. 
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(VI) The Development Review Committee reviewed the proposal on October 15, 
2024 and requires no Conditions of Approval.4  
  
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 October 8, 2024. Staff mailed courtesy notice to 
property owners within 300 feet on October 9, 2024.  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Director may approve the Modification of an Administrative 
Conditional Use Permit for 751 Main Street.  

• The Planning Director may deny the Modification of an Administrative Conditional 
Use Permit for 751 Main Street 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 or uncertain.  

 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: Applicant’s Plans 
Exhibit C: Caledonian Condominiums Plat 
Exhibit D: July 20, 2023, ACUP Final Action Letter for 751 Main Street 
Exhibit E: Lease Agreement for 751 Main Street 
 
 
 
 

 
4 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). 
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October 24, 2024 
 
Ron Wedig 
ron@dbrparkcity.com  
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

751 Main Street (Butcher’s Chop House) 

Zoning District: 
 

Historic Recreation Commercial 

Application: 
 

Modification to an Administrative Conditional Use Permit 

Project Number: 
 

PL-24-06286 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

October 24, 2024 

Project Summary: The Applicant proposes a Modification of an Administrative 
Conditional Use Permit to replace an Outdoor Dining yurt with 
three new Alpenglobes at Butcher’s Chop House (751 Main 
Street).  
 

 
 
Action Taken 
On October 24, 2024, the Planning Department conducted a public hearing and 
approved the Modification of an Administrative Conditional Use Permit according to the 
following findings of fact, conclusions of law, and conditions of approval: 
 
Findings of Fact 

1. Butcher’s Chop House is located at 751 Main Street in units C-101A, C-101, and 

C-107 of the Caledonian Condominiums Plat. 

2. Butcher’s Chop House has had Outdoor Dining since 2003. The following permits 

are related to Outdoor Dining at Butcher’s Chop House:  

a. On November 24, 2020, the Applicant submitted Building Permit #20-1399 

to install a yurt for Outdoor Dining. 

b. On December 14, 2020, the Applicant submitted Building Permit #20-1462 

to install three Alpenglobes for Outdoor Dining. 
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c. On December 9, 2021, the Planning Director approved the Applicant’s 

request to install a yurt and three Alpenglobes for Outdoor Dining during 

the 2021-2022 Winter season. 

d. On December 16, 2022, the Planning Director approved an ACUP to 

install a yurt and three Alpenglobes for Outdoor Dining during the 2022-

2023 Winter season. 

e. On July 20, 2023, the Planning Director approved an ACUP for 

permanent, year-round Outdoor Dining on the patio to the west of 

Butcher’s Chop House, utilizing Temporary Structures in the winter 

months and tables, chairs, and umbrellas in the warmer months to 

accommodate restaurant patrons.  

3. The Outdoor Dining area is located on the northwest side of the Caledonian 

Condo building, adjacent to Town Lift and Park Avenue. 

4. The applicant currently utilizes Temporary Structures in the winter months, 

including a yurt and three alpenglobes, for Outdoor Dining in this area. The 

applicant utilizes tables, chairs, and umbrellas in warmer months to 

accommodate restaurant patrons.  

5. The Outdoor Dining Area is considered limited common area on the Caledonian 

Condominiums plat, and the Applicant’s lease agreement allows the use of the 

outdoor plaza.  

6. The plaza area is approximately 1,500 square feet..  

7. The Applicant proposes to replace an outdoor dining yurt with three additional 

alpenglobes, for a total of six alpenglobes.  

8. The alpenglobes can seat a maximum of eight people. The applicant’s proposal 

to utilize a total of six alpenglobes in the Outdoor Dining Area would 

accommodate a maximum of 48 people. 

9. The proposal to modify the ACUP approval to replace an Outdoor Dining yurt 

with three new Outdoor Dining alpenglobes complies with Land Management 

Code (LMC) Chapter 15-2.5, Historic Recreation Commercial (HRC) Zoning 

District. 

a. The Outdoor Dining use at Butcher’s Chop House promotes the purposes 

of the HRC Zoning District by activating an outdoor patio that serves as a 

pedestrian-oriented, walkable space. The outdoor patio at Butcher’s Chop 

House is also adjacent to the pedestrian-oriented Town Lift Plaza, and 

further enhances the pedestrian experience of the Town Lift area by 
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providing an adjacent are that is an active, vibrant space and is populated 

with people.  

b. The Outdoor Dining use of the restaurant is also consistent with the resort 

bed base and enhances the long-term viability of the downtown core as a 

destination for residents and tourists by providing residents and tourists 

with a dining experience that is located near the ski lift and allows them to 

continue to experience the outdoors as they dine. 

10. The proposal to modify the ACUP approval to replace an Outdoor Dining yurt 

with three new Outdoor Dining alpenglobes complies with LMC § 15-4-16 

Temporary Structures, Tents, and Vendors. 

a. A “Temporary Structure” is defined in LMC § 15-15-1 as “a standalone 

Structure, or a Structure that is partially affixed to an existing Building on a 

temporary basis not to exceed 180 days as set forth by the International 

Building Code.” Based on this definition, alpenglobes are considered a 

Temporary Structure. 

b. LMC § 15-4-16 outlines required standards for Temporary Structures, 

Tents, and Vendors: 

i. The Applicant shall provide written notice of the Property Owner’s 

permission.  

1. The Applicant’s lease agreement allows for the use of 

common area, including the Outdoor Dining Area, for 

restaurant customers. 

ii. The proposed Use should not diminish existing parking. Any net 

loss of parking shall be mitigated in the Applicant’s plan. 

1. The Outdoor Dining Area is located in a pedestrian plaza 

area and does not preclude any use of parking. Off-Street 

Parking for the Caledonian Condo building is located 

underground, per the recorded plat. 

iii. The proposed Use shall not impede pedestrian circulation, 

emergency Access, or any other public safety measure. 

1. The alpenglobes have one door and a maximum capacity of 

eight people. They will not impede any existing pedestrian 

circulation. 

iv. The Use shall not violate the Noise Ordinance, Municipal Code 

Chapter 6-3 
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1. Condition of Approval 2 requires the Outdoor Dining Use to 

comply with the Noise Ordinance. 

v. The Use shall comply with the LMC, the signage shall comply with 

the Sign Code, Title 12, and the lighting shall comply with 

Illumination Section 12-4-9. 

1. Condition of Approval 3 requires exterior lighting to be down-

directed, fully shielded, and a maximum of 3,000 degrees 

Kelvin. The applicant does not propose any signage. 

vi. The Use shall not violate the Summit County Health Code, the Fire 

Code, or State Regulations on mass gathering. The Use shall not 

violate the International Building Code. The Applicant shall adhere 

to all applicable City and State licensing ordinances. 

1. Condition of Approval 4 requires compliance with all state 

and local codes, as well as building codes and licensing 

requirements. 

11. The proposal to modify the ACUP approval to replace an Outdoor Dining yurt 

with three new Outdoor Dining alpenglobes complies with LMC § 15-4-21(B)(1) 

Outdoor Dining. 

a. The proposed seating Area is located on private Property or leased public 

Property and does not diminish parking or landscaping. 

i. The proposed seating area is located in common area of the 

Caledonian Condos Plat. The applicant’s lease agreement allows 

for use of the common area by the Butcher’s Chop House 

restaurant and its patrons. 

b. The proposed seating Area does not impede pedestrian circulation. 

i. As outlined above, the proposed alpenglobes will not impede 

pedestrian circulation and will have one door for ingress and 

egress, and a maximum capacity of eight people. 

c. The proposed seating Area does not impede emergency Access or 

circulation. 

i. As outlined above, Temporary Structures require a fire permit prior 

to installation that will require emergency Access. 

d. The proposed furniture is Compatible with the Streetscape. 

i. Each alpenglobe will include one wood table with a metal base. 

This furniture is consistent with the alpenglobes that have been 

previously approved for use at Butcher’s Chop House and is 
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consistent with alpenglobes used at other restaurant locations in 

the Main Street area. 

e. No music or noise is in excess of the City Noise Ordinance, Title 6. 

i. Condition of Approval 2 requires the Outdoor Dining Use to comply 

with the Noise Ordinance. The applicant does not propose any 

amplified outdoor music. 

f. No Use after 10:00 p.m. 

i. Butcher’s Chop House is open from 4-10 PM daily. Condition of 

Approval 5 requires the Applicant to ensure the Outdoor Dining 

Area is vacant and the music turned off after 10:00 PM. 

g. Review of the Restaurant’s seating capacity to determine appropriate 

mitigation measures in the event of increased parking demand. 

i. The six proposed alpenglobes will seat a maximum of 48 people, 

so the alpenglobes will not produce additional parking demand. 

12. The proposal, as conditioned, complies with LMC § 15-13-10 Standards For 

Temporary Structures In Historic Districts. 

a. Location  

i. The proposed location of the structures will not impede pedestrian 

circulation.  

ii. Condition of Approval 9 requires that the Applicant shall have the 

locations of the proposed Temporary Structures reviewed and 

approved by the Chief Building Official, Fire Marshal, and Park City 

Fire District prior to installation.  

iii. The property at 751 Main has three front setbacks. In the HRC 

Zoning District the Front Setback is 10 feet pursuant to LMC § 15-

2.5-3(A). Per the recorded plat (Exhibit C) the existing patio on 

which the Temporary Structures are proposed to be placed, is set 

back approximately seven feet at the narrowest point.  

iv. Pursuant to LMC § 15-9-6 “Any Non-Complying Structure may be 

repaired, maintained, altered, or enlarged, provided that such 

repair, maintenance, alteration, or enlargement shall neither create 

any new non-compliance nor shall increase the degree of the 

existing non-compliance of all or any part of such Structure”. The 

proposed installation of the Temporary Structures will not increase 

the non-compliance of the Structure into the Front Setback. 
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Condition of Approval 10 requires that the Alpenglobes shall be set 

back 10 feet from the front property line.   

b. Materials  

i. The Alpenglobes are constructed of all weather materials that are 

able to withstand heavy wind and snow loads.  

ii. The Alepnglobes are constructed of wood, glass, and have a metal 

roof. The roof has a matte plastic cover covering the steel. The 

materials are non-reflective. 

iii. Per the Applicant the materials are to be wood and polycarbonate. 

The stain is a matte natural earth toned in color.  

iv. The Alpenglobes are not constructed of more than three different 

materials  

v. The Primary Structure is stone and brick in material. The 

Alpenglobes material are compatible with the Primary Structure.  

vi. The proposed additional three Alpenglobes are uniform and are the 

same as the three Alpenglobes that are approved on the site. 

c. Glazing 

i. The glazing is to be clear. Condition of Approval 11 requires that 

there shall be no metallic, frosted, tinted, stained, textured, and/or 

reflective finishes. 

d. Lighting 

i. Condition of Approval 3 requires exterior lighting to be down-

directed, fully shielded, and a maximum of 3,000 degrees Kelvin. 

e. Signage  

i. The Applicant does not propose any signage as part of this 

installation. 

f. Ornamentation  

i. The Applicant does not propose any ornamentation on the 

Alpenglobes. 

g. Installation on Historic Sites  

i. The Alpenglobes will not be connected to historic materials. 

h. Energy Efficiency  

i. Per the Applicant the Alpenglobes will utilize energy only during the 

hours of operation which will be from 4:00 pm to 10:00 pm. 

i. Ongoing Maintenance  
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i. Condition of Approval 12 requires that damaged materials shall be 

replaced or repaired as necessary. 

j. Dates of Installation  

i. Condition of Approval 8 requires that the Temporary Structures be 

installed only from November 15th to April 30th. 

k. Review  

i. Condition of Approval 13 requires that after five years the Applicant 

shall submit a new Administrative Permit Application. 

ii. Condition of Approval 7 requires that the Applicant shall go through 

the Historic District Review Pre-Application process prior to 

installation. 

13. The proposal, as conditioned, complies with the Conditional Use Permit criteria 

outlined in LMC § 15-1-10(E). 

a. Size and Location of the Site 

i. the proposed Outdoor Dining Area is located in common area of the 

Caledonian Condos Plat. The applicant’s lease agreement allows 

for use of the common area by the Butcher’s Chop House 

restaurant and its patrons. 

ii. Condition of Approval 8 requires the Applicant to install the 

Temporary Structures no earlier than November 1 and to remove 

the Temporary structures within 180 days in accordance with the 

International Building Code. 
b. Traffic considerations including capacity of the existing Streets in the Area 

i. The proposed outdoor dining use is located on private property and 

does not impact any public Rights-of-Way. 

c. Utility capacity, including Storm Water run-off 

i. The proposed alpenglobes will not affect utility capacity. 

d. Emergency Vehicle Access 

i. Condition of Approval 6 requires the Applicant to obtain a fire 

permit prior to installation of the alpenglobes and to maintain 

emergency access for the Site. 

e. Location and amount of off-Street parking 

i. Pursuant to LMC § 15-3-6(B), “Restaurant, Standard and Bar” Uses 

require 1 parking space per 100 square feet of net leasable Area, 

including kitchen Areas. Units C-101A, C-101, and C-107 of the 

Caledonian Condos Plat, in which Butcher’s Chop House is 
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located, total 4,890 square feet. This requires Butcher’s Chop 

House to provide 49.83 Off-Street Parking spaces. 

ii. Parking requirements for Outdoor Dining Uses are based on a site-

specific review. However, the Outdoor Dining Area is 1,500 square 

feet, which would require 15 additional spaces, for a total of 64.83 

parking spaces required for Butcher’s Chop House.  

iii. There are 318 Off-Street, public parking spaces available at lower 

Main Street that are not reserved for hotel guests, condo owners, or 

paid monthly parking patrons. The commercial uses of the 

Caledonian Condominiums, including Butcher’s Chop House and 

other commercial tenants, require 74 spaces, leaving 244 Off-

Street public parking spaces available. 

f. Internal vehicular and pedestrian circulation system: No unmitigated 

impacts 

i. The proposed alpenglobes will not impede pedestrian circulation 

and will have one door for ingress and egress, and a maximum 

capacity of eight people. 
g. Fencing, Screening, and landscaping to separate the Use from adjoining 

Uses 

i. The Outdoor Dining Area is located in an elevated patio area that is 

above the Park Avenue Right-of-Way. A stone wall and metal 

railings screen the Area from Park Avenue. Additionally, the 

Applicant has implemented planters around the outdoor dining 

area. 

h. Building mass, bulk, and orientation, and the location of Buildings on the 

Site; including orientation to Buildings on adjoining Lots 

i. The alpenglobes are approximately 9 feet tall and will be 

subordinate to the Caledonian Condo building. The Outdoor Dining 

Area is 1,500 square feet and is adjacent to the building. 

i. Usable Open Space 

i. The Applicant does not propose any changes to public Open 

Space. 

j. Physical design and Compatibility with surrounding Structures in mass, 

scale, style, design, and architectural detailing 

i. Condition of Approval 7 requires the Applicant to obtain permission 

from the Planning Director or their designee prior to installing the 
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temporary structures, in accordance with Historic District Design 

Review guidelines. 

k. Noise, vibration, odors, steam, or other mechanical factors that might 

affect people and Property Off-Site 

i. Condition of Approval 2 requires the Outdoor Dining Use to comply 

with the Noise Ordinance.  

ii. Condition of Approval 5 requires the Outdoor Dining Area to be 

vacant and music turned off after 10 PM. 

l. Control of delivery and service vehicles, loading and unloading zones, and 

Screening of trash and recycling pickup Areas 

i. The additional alpenglobes will not affect the current delivery and 

service procedures for the restaurant. 

m. Expected Ownership and management of the project as primary 

residences, Condominiums, time interval Ownership, Nightly Rental, or 

commercial tenancies, how the form of Ownership affects taxing entities 

i. The property is owned by JP’s Nevada LLC, the restaurant is 

owned by Jesse Shelter, and the restaurant is managed by Ronnie 

Wedig. The Applicant has provided a copy of the lease agreement 

for the restaurant. 

n. With and Adjoining Environmentally Sensitive Lands, Physical Mine 

Hazards, Historic Mine Waste, Park City Soils Ordinance, Steep Slopes 

i. 751 Main Street is within the Park City Soils Ordinance boundary 

and is compliant with the Ordinance. 

o. Reviewed for consistency with the goals and objectives of the Park City 

General Plan; however such review for consistency shall not alone be 

binding. 

i. Goal 11 of the General Plan outlines the goal to support the 

continued success of the multi-seasonal tourism economy while 

preserving the community character that adds to the visitor 

experience. 

ii. As outlined above, year-round Outdoor Dining within the HRC 

Zoning District is consistent with the goals of the General Plan and 

balances the need to support the tourist economy and local 

residents. Activation of Outdoor Dining brings a feeling of vibrancy, 

especially within the Commercial areas of Old Town. Many 
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restaurants in the vicinity also have Outdoor Dining at various times 

throughout the year. 

 
Conclusions of Law 

1. The proposal to modify Administrative Conditional Use Permit (ACUP) to replace 

an Outdoor Dining yurt with three new alpenglobes complies, as conditioned, 

with the Land Management Code.  

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 
1. All Conditions of Approval from the July 20, 2023 Administrative Conditional Use 

Permit Final Action Letter for 751 Main Street remain in effect.  

2. The Use shall comply with Municipal Code of Park City Chapter 6-3, Noise.  

3. All outdoor lighting must be down-directed, fully shielded, with bulbs 3,000 

degree Kelvin or less. A fully shielded light is installed in such a manner that all 

light emitted either directly from the bulb, or indirectly by reflection or refraction, is 

below the horizontal plane through the fixture's lowest light-emitting part. The top 

and sides of a Fully Shielded fixture are made of completely opaque material 

such that light only escapes through the bottom of the fixture. Final lighting 

details shall show compliance with this condition and shall be reviewed by the 

Planning Staff prior to installation. 

4. The Use shall comply with all applicable state and local codes and licensing 

requirements, including the Summit County Health Code, the Fire Code, State 

Regulations on mass gathering, and the International Building Code.   

5. The Applicant shall ensure the Outdoor Dining Area is vacant and the music 

turned off after 10:00 PM. 

6. Use of the Temporary Structures require an operations (fire) permit prior to 

installation. The Applicant shall maintain fire lane and emergency access for 

personnel, vehicles and equipment in the vicinity of the Outdoor Dining Area and 

adjacent permanent structures to the satisfaction of the Fire Marshal.  

7. The Applicant shall obtain permission from the Planning Director or their 

designee prior to installing the temporary structures, in accordance with Historic 

District Design Review guidelines. 
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8. The Temporary Structures shall be installed only from November 15 to April 30.  

9. The Applicant shall have the locations of the proposed Temporary Structures 

reviewed and approved by the Chief Building Official, Fire Marshal, and Park City 

Fire District prior to installation. The applicant shall place the Alpenglobes in a 

location that does not block exiting from the structure and shall maintain an aisle 

width for the Alpenglobes that is greater than the width of the structure’s exit 

doors, pursuant to Chapter 10 of the International Fire Code.  

10. The Alpenglobes shall be set back 10 feet from the front property line.   

11. There shall be no metallic, frosted, tinted, stained, textured, and/or reflective 

finishes. 

12. Damaged materials shall be replaced or repaired as necessary. 

13. After five years the Applicant shall submit a new Administrative Permit 

Application. 

14. The Applicant shall submit occupancy information for the restaurant that is 

consistent with Building Department requirements as part of the Building Permit 

application. If a Building Permit cannot be issued for this proposal, this 

Administrative Conditional Use Permit approval shall be voided. 

If you have questions or concerns regarding this Final Action Letter, please call (385) 
481-2037 or email jacob.klopfenstein@parkcity.org. 
 
Sincerely, 
 
 
 

Elissa Martin 
Assistant Planning Director 

 
CC: Jacob Klopfenstein  
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Planning Department 
Staff Report 
 
Subject: 9200 Marsac Avenue 
Application:  PL-24-06197 
Author:  Virgil Lund, Planner II 
Date:   October 24, 2024 
Type of Item: Administrative Conditional Use Permit  
 
Recommendation 
(I) Review the proposed Temporary Improvements (Yurts) and Outdoor Dining at 9200 
Marsac Avenue, (II) conduct a public hearing, and (III) consider approving the 
Administrative Conditional Use Permit (ACUP) based on the Findings of Fact, 
Conclusions of Law, and Conditions of Approval outlined in the draft Final Action Letter 
(Exhibit A).  
 
Description 
Applicant: Hannah Tyler, Deer Valley Resort 

 
Location: 9200 Marsac Avenue, Empire Day Lodge 

 
Zoning District: Residential Development, Sensitive Land Overlay 

 
Adjacent Land Uses: Ski Resort, Hotel 

 
Reason for Review: Temporary Improvements (Yurts) and Outdoor Dining 

require an ACUP in the Residential Development Zoning 
District.1  

 
ACUP  Administrative Conditional Use Permit 
LMC  Land Management Code 
MPD  Master Planned Development  
RD   Residential Development  
SLO  Sensitive Land Overlay 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
The Applicant proposes to install two Yurts and tables for Outdoor Dining, as a 
Temporary Improvement, on a permanent 2,930-square-foot deck to be constructed 
adjacent to the Empire Canyon Lodge at 9200 Marsac Avenue. The permanent deck 
will be reviewed at Building Permit submittal. The Yurts are proposed to be installed for 
no longer than 180 days. The Yurts must be removed 180 days after Building Permit 
issuance. According to the Applicant’s Narrative, “[t]he intent of the Temporary 

 
1 LMC § 15-2.13-2(B)  
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Structures is to provide food and beverage service for our existing day-skier guests in 
support of the Empire Canyon Lodge operation. The hours of operation will be 
consistent with the resort operations and associated events that may occur at Empire 
Canyon Lodge as a part of our normal business” (Exhibit C). One Yurt will be 706.86 
square feet and will have tables and chairs for dining, and the second Yurt will be 
314.14 square feet and will be used by Empire Lodge staff. There will also be an 
enclosed connector hallway constructed with materials similar to the Yurts between the 
two Yurts that is 36.9 square feet.  
 
The Applicant proposes 17 two-, three-, and four-top tables for Outdoor Dining, between 
the Yurt and the uncovered area on the deck, for a total outdoor seated capacity of 41 
people.  
 

 
Figure 1: Proposed Site Plan with Yurts Highlighted in Blue, and Outdoor Dining and Deck Area in Green 
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Figure 2: Proposed Location 

 
LMC § 15-15-1 Defined Terms defines “Yurt” and “Temporary Structure”:  
 
Yurt: A type of Temporary Structure that is a circular domed tent of membrane stretched 
over a collapsible lattice framework. 
 
Temporary Structure: A standalone Structure, or a Structure that is partially affixed to an 
existing Building on a temporary basis not to exceed 180 days as set forth by the 
International Building Code.  
 
The Yurts must be removed 180 days after Building Permit issuance. See Condition of 
Approval 8.  
 
Background 
9200 Marsac Avenue (Empire Canyon Lodge) is part of the Flagstaff Mountain Resort 
Large Scale Master Planned Development and Pod B2 West of the Empire Pass Master 
Planned Development.  
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The Flagstaff Annexation and Development Agreement (Exhibit F) allowed for a new 
Day Lodge. Section 2.5 of the Development Agreement states: “Subject to Conditional 
Use review, Deer Valley may construct a skier day lodge of a maximum of 35,000 
square feet.” 
 
On May 10, 2000, the Planning Commission approved a Conditional Use Permit (CUP) 
for the Empire Canyon Lodge. Condition of Approval 5 from the CUP Final Action Letter 
states: “If Deer Valley desires to use Empire Canyon Lodge for other than just skier day 
use, an MPD modification will be required which will address the proposed uses and 
associated parking impacts” (Exhibit E). 
 
On May 23, 2004, the Plat for the Empire Canyon Lodge, Parcel B2 of the Empire 
Village Subdivision, was recorded with Summit County (Recorder Entry No. 814178) 
and created a 1.57-acre Lot for the Empire Canyon Lodge. The Empire Canyon Lodge 
is a 20,000-square-foot lodge on the upper mountain of Deer Valley Resort with a 
restaurant and conference rooms. 
 
Analysis 
(I) The proposed Yurts comply with the Empire Canyon Lodge CUP and Flagstaff 
Annexation Development Agreement, with Condition of Approval 10 to restrict the 
Use of the Yurt to day-skiers; private events and uses not associated with the 
restaurant uses already on Site are prohibited. 
 
The Flagstaff Annexation and Development Agreement allowed for a 35,000-square-foot 
day lodge (which included deck area). The existing Empire Canyon Lodge is 20,000 
square feet and the proposed Yurts and Deck increase the total of the Empire Canyon 
Lodge to 22,930 square feet. 
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Figure 3: Proposed Footprint of Deck 

 
The MPD allowed for a “skier day lodge”; the lodge would be accessed by ski-in, rather 
than car, and as such, did not require parking. Thus, the CUP approval for the Empire 
Canyon Lodge limits the Use to day-skiers only. 
 
If Deer Valley desires to use the Empire Canyon Lodge or the proposed Yurts and Deck 
for other than just skier day use, an MPD modification and Planning Commission review 
will be required to address the proposed uses and associated parking impacts. 
 
(II) The proposed Yurts comply with the Residential Development Zoning District 
Requirements outlined in LMC Chapter 15-2.13. 
 
9200 Marsac Avenue is in the Residential Development (RD) Zoning District. The table 
below outlines the Lot and Site Requirements for the RD Zoning District:2 
 

 
Requirement 
  

 
Analysis of Proposal 

Setbacks: 
Front Setback: 20 Feet 
Side Setback: 12 Feet 
Rear Setback: 15 Feet 
 

Complies:  
The proposed Yurts and Deck will be approximately 
29 feet from the Front Lot Line, 14 feet from the Side 
Lot Line, and 45 feet from the Rear Lot Line.  

 
2 LMC § 15-2.13-3 
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Building Height:  
Detached Accessory 
Structures must not exceed 
18 feet in height from Final 
Grade 
 

Complies:  
The proposed Yurts will be approximately 15.5 feet in 
height from the Final Deck Grade, and 17.5 feet in 
height from Existing Grade.  

 
According to the proposed plans and Figure Two above, the proposed Yurts and Deck 
will be installed in an area on the existing grass lawn and will not affect Significant 
Vegetation.   
 
(III) The proposed Yurts comply with the Sensitive Land Overlay Requirements 
outlined in LMC Chapter 15-2.21. 
 
The location of the proposed Yurts is on Lot 1 of Parcel B-2 Empire Village Subdivision, 
and within Pod B2 West of the Empire Pass Master Planned Development. As part of 
the Flagstaff Annexation, the Planning Commission approved development Pods where 
limited development was allowed. These areas designated for development are within 
the Sensitive Land Overlay (SLO).  A comprehensive SLO analysis was conducted as 
part of the Flagstaff MPD, which identified locations for development, considered the 
least impactful to the surrounding sensitive lands, and the remaining acreage was left 
as Open Space. The proposed deck and Yurts are located within Pod B2 West of the 
designated Development Pods of the Empire Pass MPD. The temporary Yurts and 
Outdoor Dining Use comply with the SLO Analysis that was completed as part of the 
Flagstaff development. There are no Steep Slopes, Significant Vegetation, or wetlands 
identified at the proposed site.  
 
(IV) The proposed Yurts comply with the Temporary Structures, Tents, and 
Vendors Requirements outlined in LMC Section 15-4-16. 
 
The table below outlines the review criteria for Temporary Structures:3  
 

 
Requirement 
  

 
Analysis of Proposal 

The Applicant shall provide 
written notice of the Property 
Owner’s permission 

Complies:  
The submitted application form is signed by Hannah 
Tyler, Vice President of Resort Planning for Deer 
Valley Resort.   

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

Complies, as conditioned:  
There is no on-site parking for guests or users of the 
Empire Canyon Lodge. All employees currently use 
the provided Resort shuttle service, and the Yurts will 
be used by day-skiers already at the Resort. 

 
3 LMC § 15-4-16(B) 

Page 98 of 144

https://parkcity.municipalcodeonline.com/book?type=ordinances#name=15-4-16_Temporary_Structures,_Tents,_And_Vendors


7 
 

Condition of Approval 10 restricts the use of the 
Yurts to day-skiers. Private events and uses not 
associated with the restaurant uses already on site 
are prohibited.  

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

Complies:  
The proposed Yurts will be located adjacent to the 
Walker Ski Run and will maintain an approximately 
15-foot buffer from the Ski Run. On August 6, 2024 
and October 15, 2024, the Development Review 
Committee reviewed the proposal and confirmed the 
Yurts and Deck conform to their requirements. The 
Park City Fire District requires the Applicant to 
resolve any emergency fire access issues prior to 
Building Permit issuance (Condition of Approval 9). 

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

Complies, as conditioned:  
Condition of Approval 4 requires adherence to the 
Noise Ordinance outlined in municipal Code Chapter 
6-3.  

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

Complies, as conditioned:  
No Signs or Outdoor Lighting are proposed or 
approved with this Application, see Condition of 
Approval 4. 

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

Complies, as conditioned:  
See Condition of Approval 5.  

The Use shall not violate the 
International Building Code 

Complies:  
Condition of Approval 6 requires the Applicant to 
submit a Building Permit for review and approval 
prior to installation of the Yurts and Deck.  

The Applicant shall adhere to 
all applicable City and State 
licensing ordinances 

Complies: 
See Condition of Approval 7.  

 
 
(V) The proposed Yurts comply with the Outdoor Dining Requirements outlined in 
LMC Section 15-4-21(B)(1) Outdoor Dining. 
 
The table below outlines the review criteria for Outdoor Dining:4 
 

  

 
4 LMC § 15-4-21(B)(1) 
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Requirement 
  

Analysis of Proposal 

The proposed seating Area is 
located on private Property 
or leased public Property and 
does not diminish parking or 
landscaping. 

Complies:  
The proposed deck and Yurts are located on 
property owned by Deer Valley Resort. There is no 
on-site parking for guests or users of the Empire 
Canyon Lodge. All employees currently use the 
provided Resort shuttle service and the lodge and 
Yurts will be used by day-skiers already at the 
Resort. Condition of Approval 10 restricts the use of 
the Yurts to day-skiers. Private events and uses not 
associated with the restaurant uses already on site 
are prohibited. The deck will be constructed on the 
existing lawn area.  

The proposed seating Area 
does not impede pedestrian 
circulation 

Complies:  
The proposed Yurts will be located adjacent to the 
Walker Ski Run and will not affect the pedestrian 
circulation system. Guests will be able to access the 
Yurts via the front Deck, and staff will access the 
Yurts via the rear Deck connected to the Empire 
Canyon Lodge. 

The proposed seating Area 
does not impede emergency 
Access or circulation 

Complies: 
The Development Review Committee reviewed the 
proposal on August 6, 2024 and October 15, 2024 
and confirmed the proposal conforms with their 
requirements. The Park City Fire District requires the 
Applicant to resolve any emergency fire access 
issues prior to Building Permit issuance (Condition of 
Approval 9). 

The proposed furniture is 
Compatible with the 
Streetscape. 

Complies:  
The Applicant has not finalized the type of furniture 
to be used for the Outdoor Dining. Staff recommends 
Condition of Approval 12 requiring the furniture to be 
compatible with the Streetscape. Furniture details 
must be submitted concurrent with the Building 
Permit submittal.  

No music or noise is in 
excess of the City Noise 
Ordinance, Title 6 

Complies: 
Condition of Approval 4 requires adherence to the 
Noise Ordinance outlined in municipal Code Chapter 
6-3 

No Use after 10:00 p.m. Complies: 
See Condition of Approval 13.  

Review of the Restaurant’s 
seating capacity to determine 
appropriate mitigation 
measures in the event of 

Complies:  
The restaurant at the Empire Canyon Lodge has an 
indoor seating capacity of 612 people. The proposed 
Outdoor Dining would add 42 additional seats, for a 
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increased parking demand total capacity of 654. The use of Outdoor Dining is 
restricted to day skiers already at the resort and will 
not increase parking demand.  

 
 
(VI) The proposal, as conditioned, complies with the Conditional Use Permit 
criteria outlined in LMC § 15-1-10(E).  
 
There are certain Uses that, because of unique characteristics or potential impacts on 
the municipality, surrounding neighbors, or adjacent land Uses, may not be Compatible 
in some Areas or may be Compatible only if certain conditions are required that mitigate 
or eliminate the detrimental impacts.  
 
The Planning Director shall approve a Conditional Use if reasonable conditions are 
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects 
of the proposed Use in accordance with applicable standards. The Planning Director 
may deny the Conditional Use if the proposed Use cannot be substantially mitigated by 
the proposal or imposition of reasonable conditions to achieve compliance with 
applicable standards. LMC § 15-1-10.  
 

 

 
CUP Review Criteria  

 
Analysis of Proposal 

Size and location of the Site Complies:  
The Empire Canyon lodge is on 1.57 acres and 
has a Building Footprint of approximately 20,000 
square feet. The Yurts and Deck will result in an 
additional 2,930 square feet of built area on the 
site. The proposed additional built area is 
compliant with the Empire Pass Master Planned 
Development. The location of the proposed Yurts 
adjacent to the Walker Ski Run is convenient for 
day-skiers using the Resort. The proposed Deck 
will connect to the existing Empire Canyon Lodge 
exterior decks and will provide staff with access to 
the Yurts.  

Traffic considerations including 
capacity of the existing Streets 
in the Area 

Complies:  
The proposed Yurts will be used by existing day-
skiers at Deer Valley Resort and will not increase 
traffic on the existing streets. 

Utility capacity, including Storm 
Water run-off 

Complies: 
The Development Review Committee reviewed the 
proposal on August 6, 2024 and October 15, 2024 
and confirmed the proposal conforms with their 
requirements.  

Emergency vehicle Access Complies: 
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The Development Review Committee reviewed the 
proposal on August 6, 2024 and October 15, 2024 
and confirmed the proposal conforms with their 
requirements. The Park City Fire District requires 
the Applicant to resolve any emergency fire 
access issues prior to Building Permit issuance 
(Condition of Approval 9). 

Location and amount of off-
Street parking 

Complies, as conditioned: 
There is no on-site parking for guests or users of 
the Empire Canyon Lodge. All employees currently 
use the provided Resort shuttle service and the 
lodge and Yurts will be used by day-skiers already 
at the Resort. Condition of Approval 10 restricts 
the use of the Yurts to day-skiers. Private events 
and uses not associated with the restaurant uses 
already on site are prohibited. 

Internal vehicular and 
pedestrian circulation system 

Complies: 
The proposed Yurts will be located adjacent to the 
Walker Ski Run and will not affect the pedestrian 
circulation system. Guests will be able to access 
the yurt via the front Deck, and staff will access the 
Yurt via the rear Deck connected to the Empire 
Canyon Lodge.  

Fencing, Screening, and 
landscaping to separate the 
Use from adjoining Uses 

Complies:  
Adjacent uses (ski resort and lodging) are 
compatible with the proposed Yurts and no 
additional Fencing, Screening, or Landscaping is 
proposed.  

Building mass, bulk, and 
orientation, and the location of 
Buildings on the Site; including 
orientation to Buildings on 
adjoining Lots 

Complies:  
The proposed Yurts will be oriented towards the 
existing ski base area and will be used by skiers 
on the resort. The proposed Yurts are appropriate 
in size and scale for the Site because it will not 
impede the existing Ski Runs or pedestrian 
circulation system. 
 

Useable Open Space Complies:  
The original development of Pods A, B-1, and B-2 
of the MPD were limited to 87 acres of Open 
Space, or 5% of the land area, with the rest of the 
land area (1,550 acres) dedicated as Open Space. 
The proposed Structures will not decrease the 
required amount of Open Space from the 
approved MPD.  

Signs and Lighting Complies:  
No Signs or Lighting are proposed with this 
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Application.  

Physical Design and 
Compatibility with Surrounding 
Structures 

Complies: 
The proposed Yurts are appropriate in size, scale, 
and design for the intended use. The Yurts will be 
approximately 1,106 square feet and constructed 
of a solid wood lattice wall surrounded by flame 
retardant vinyl/polyester fabric. 
 

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

 

Complies:  
No Signs, speakers, or Outdoor Lighting are 
proposed or approved with this Application. 
 

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

 

Complies:  
The proposed location of the Yurts will not affect 
any loading or unloading zones. Condition of 
Approval 11 requires all trash and recycling to be 
located inside the Empire Canyon Lodge.  

Expected Ownership and 
Management  

Complies: 
The submitted application form is signed by 
Hannah Tyler, Vice President of Resort Planning 
for Deer Valley Resort.    
 

Within and Adjoining the Site, 
Environmentally Sensitive 
Lands, Physical Mine Hazards, 
Historic Mine Waste, and Park 
City Soils Ordinance, Steep 
Slopes, and Appropriateness of 
the Proposed Structure to the 
Existing Topography of the Site 

Complies:  
The location of the Yurts is not on or near Steep 
Slopes, Physical Mine Hazards, or Mine Waste, 
and is outside of the Park City Soils Ordinance. 
The proposed Yurts are located within Pod B2 
West of the Development Pods and complies with 
the Sensitive Lands Analysis that was completed 
as part of the Flagstaff development. 
 

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

Complies: 
The proposed Use of the Site is consistent with the 
objectives of the Upper Deer Valley Neighborhood 
in the General Plan, as it provides a comfortable 
visitor experience and supports the resort 
economy. 

 
(VII) The Development Review Committee reviewed the proposal on August 6, 
2024 and October 15, 2024 and requires Conditions of Approval.5  

 
5 The Development Review Committee meets the first and third Tuesday of each month to review and 
provide comments on Planning Applications, including review by the Building Department, Engineering 
Department, Sustainability Department, Transportation Planning Department, Code Enforcement, the City 
Attorney’s Office, Local Utilities including Rocky Mountain Power and Dominion Energy, the Park City Fire 
District, Public Works, Public Utilities, and the Snyderville Basin Water Reclamation District (SBWRD). 
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The Park City Fire District requires the Applicant to resolve any emergency fire access 
issues prior to Building Permit issuance (Condition of Approval 9). 
  
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 October 14, 2024. Staff mailed courtesy notice to 
adjacent property owners on October 14, 2024.6  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Director, or designee, may approve the Yurts at 9200 Marsac 
Avenue;  

• The Planning Director, or designee, may deny the Yurts at 9200 Marsac Avenue 
and direct staff to make Findings for the denial; or 

• The Planning Director, or designee, may request additional information and 
continue the discussion to a date certain.  

 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: Proposed Plans 
Exhibit C: Applicant’s Narrative  
Exhibit D: Empire Day Lodge CUP Staff Report 
Exhibit E: Empire Day Lodge CUP Final Action Letter 
Exhibit F: Flagstaff Development Agreement Approving Empire Canyon Lodge 
 
 
 
 
 

 
6 LMC § 15-1-21 
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October 24, 2024 
 
Hannah Tyler 
9200 Marsac Avenue  
 
CC: Deer Valley Resort 
 
NOTICE OF PLANNING DIRECTOR ACTION 
 
Description 
Address: 
 

9200 Marsac Avenue 

Zoning District: 
 

Residential Development, Sensitive Land Overlay 

Application: 
 

Administrative Conditional Use Permit 

Project Number: 
 

PL-24-06197 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

October 24, 2024 

Project Summary: The Applicant proposes to install two Yurts and tables for 
Outdoor Dining adjacent to the Empire Canyon Lodge at 9200 
Marsac Avenue. The Yurts will be installed for no longer than 
180 days  

 
 
Action Taken 
On October 24, 2024, the Planning Director conducted a public hearing and approved 
the installation of a Yurt for no longer than 180 days according to the following findings 
of fact, conclusions of law, and conditions of approval.  
 
Findings of Fact 

1. The Applicant proposes to install two Yurts and tables for Outdoor Dining, as a 

Temporary Improvement, on a permanent 2,930-square-foot deck to be 

constructed adjacent to the Empire Canyon Lodge at 9200 Marsac Avenue. The 

permanent deck will be reviewed at Building Permit submittal. The Yurts are 

proposed to be installed for no longer than 180 days. The Yurts must be removed 

180 days after Building Permit issuance. 
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2. According to the Applicant’s Narrative “[t]he intent of the Temporary Structure is 

to provide food and beverage service for our existing day-skier guests in support 

of the Empire Canyon Lodge operation. The hours of operation will be consistent 

with the resort operations and associated events that may occur at Empire 

Canyon Lodge as a part of our normal business.” 

3. One Yurt will be 706.86 square feet and will have tables and chairs for dining, 

and the second Yurt will be 314.14 square feet and will be used by Empire Lodge 

staff. There will also be an enclosed connector hallway constructed with 

materials similar to the Yurts between the two Yurts that is 36.9 square feet. 

4. The Applicant proposes 17 two-, three-, and four-top tables for Outdoor Dining, 

between the Yurt and the uncovered area on the deck, for a total outdoor seated 

capacity of 41 people. 

5. 9200 Marsac Avenue (Empire Canyon Lodge) is part of the Flagstaff Mountain 

Resort Large Scale Master Planned Development and Pod B2 West of the 

Empire Pass Master Planned Development. 

6. The Flagstaff Annexation and Development Agreement allowed for a new Day 

Lodge. Section 2.5 of the Development Agreement states: “Subject to 

Conditional Use review, Deer Valley may construct a skier day lodge of a 

maximum of 35,000 square feet.” 

7. On May 10, 2000 the Planning Commission approved a Conditional Use Permit 

(CUP) for the Empire Canyon Lodge. Condition of Approval 5 from the CUP Final 

Action Letter states: “If Deer Valley desires to use Empire Canyon Lodge for 

other than just skier day use, an MPD modification will be required which will 

address the proposed uses and associated parking impacts.” 

8. On May 23, 2004, the Plat for the Empire Canyon Lodge, Parcel B2 of the 

Empire Village Subdivision, was recorded with Summit County (Recorder Entry 

No. 814178) and created a 1.57-acre Lot for the Empire Canyon Lodge. The 

Empire Canyon Lodge is a 20,000-square-foot lodge on the upper mountain of 

Deer Valley Resort with a restaurant and conference rooms. 

9. The proposed Yurts comply with the Empire Canyon Lodge CUP and Flagstaff 

Annexation Development Agreement, with Condition of Approval 10 to restrict the 

Use of the Yurt to day-skiers; private events and uses not associated with the 

restaurant uses already on Site are prohibited.  

a. The Flagstaff Annexation and Development Agreement allowed for a 

35,000-square-foot day lodge (which included deck area). The existing 

Empire Canyon Lodge is 20,000 square feet and the proposed Yurts and 

Page 106 of 144



 
Planning Department  

 

 

Deck increase the total of the Empire Canyon Lodge to 22,930 square 

feet. 

b. The MPD allowed for a “skier day lodge”; the lodge would be accessed by 

ski-in, rather than car, and as such, did not require parking. Thus, the CUP 

approval for the Empire Canyon Lodge limits the Use to day-skiers only. 

c. If Deer Valley desires to use the Empire Canyon Lodge or the proposed 

Yurts and Deck for other than just skier day use, an MPD modification and 

Planning Commission review will be required to address the proposed 

uses and associated parking impacts. 

10. The proposed Yurts comply with the Residential Development Zoning District 

Requirements outlined in LMC Chapter 15-2.13 

a. Setbacks 

i. The proposed Yurts and Deck will be approximately 29 feet from 

the Front Lot Line, 14 feet from the Side Lot Line, and 45 feet from 

the Rear Lot Line, 

b. Building Height 

i. The proposed Yurts will be approximately 15.5 feet in height from 

the Final Deck Grage, and 17.5 feet in height from Existing Grade.  

c. Significant Vegetation 

i. According to the proposed plans, the proposed Yurts and Deck will 

be installed in an area on the existing grass lawn and will not affect 

Significant Vegetation  

11.  The proposed Yurts comply with the Sensitive Land Overlay Requirements 

outlined in LMC Chapter 15-2.21 

a. The location of the proposed Yurts is on Lot 1 of Parcel B-2 Empire Village 

Subdivision, and within Pod B2 West of the Empire Pass Master Planned 

Development. As part of the Flagstaff Annexation, the Planning 

Commission approved development Pods where limited development was 

allowed. These areas designated for development are within the SLO.  A 

comprehensive SLO analysis was conducted as part of the Flagstaff MPD, 

which identified locations for development, considered the least impactful 

to the surrounding sensitive lands, and the remaining acreage was left as 

Open Space. The proposed Yurts are located within Pod B2 West of the 

designated Development Pods of the Empire Pass MPD. The temporary 

Yurts and Outdoor Dining Use comply with the SLO Analysis that was 
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completed as part of the Flagstaff development. There are no Steep 

Slopes, Significant Vegetation or wetlands identified at the proposed site.  

12. The proposed Yurts comply with the Temporary Structures, Tents, and Vendors 

Requirements outlined in LMC Section 15-4-16. 

a. The Applicant shall provide written notice of the Property Owner’s 

permission 

i. The submitted application form is signed by Hannah Tyler, Vice 

President of Resort Planning for Deer Valley Resort. 

b. The proposed Use should not diminish existing parking. Any net loss of 

parking shall be mitigated in the Applicant’s plan. 

i. There is no on-site parking for guests or users of the Empire 

Canyon Lodge. All employees currently use the provided Resort 

shuttle service and The lodge and Yurt will be used by day-skiers 

already at the Resort. 

c. The proposed Use shall not impede pedestrian circulation, emergency 

Access, or any other public safety measure. 

i. The proposed Yurts will be located adjacent to the Walker Ski Run 

and will maintain an approximately 15-foot buffer from the Ski Run. 

On August 6, 2024 and October 15, 2024, the Development Review 

Committee reviewed the proposal and confirmed the Yurts and 

Deck conform to their requirements. The Park City Fire District 

requires the Applicant to resolve any emergency fire access issues 

prior to Building Permit issuance (Condition of Approval 9). 

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

3 

i. Condition of Approval 4 requires adherence to the Noise Ordinance 

found in municipal Code Chapter 6-3. 

e. The Use shall comply with the LMC, the signage shall comply with the 

Sign Code, Title 12, and the lighting shall comply with Illumination Section 

12-4-9. 

i. No Signs or Outdoor Lighting are proposed or approved with this 

Application. 

f. The Use shall not violate the Summit County Health Code, the Fire Code, 

or State Regulations on mass gathering 

g. The Use shall not violate the International Building Code 
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i. Condition of Approval 6 requires the Applicant to submit a Building 

Permit for review and approval prior to installation of the Yurts and 

Deck 

h. The Applicant shall adhere to all applicable City and State licensing 

ordinances 

13. The proposed Yurts comply with the Outdoor Dining Requirements outlined in 

LMC Section 15-4-21(B)(1) Outdoor Dining. 

a. The proposed seating Area is located on private Property or leased public 

Property and does not diminish parking or landscaping 

i. The proposed deck and Yurts are located on property owned by 

Deer Valley Resort. There is no on-site parking for guests or users 

of the Empire Canyon Lodge. All employees currently use the 

provided Resort shuttle service and the lodge and Yurts will be 

used by day-skiers already at the Resort. Condition of Approval 10 

restricts the use of the Yurts to day-skiers. Private events and uses 

not associated with the restaurant uses already on site are 

prohibited. The deck will be constructed on the existing lawn area. 

b. The proposed seating Area does not impede pedestrian circulation 

i. The proposed Yurts will be located adjacent to the Walker Ski Run 

and will not affect the pedestrian circulation system. Guests will be 

able to access the Yurts via the front Deck, and staff will access the 

Yurts via the rear Deck connected to the Empire Canyon Lodge. 

c. The proposed seating Area does not impede emergency Access or 

circulation 

i. The Development Review Committee reviewed the proposal on 

August 6, 2024 and October 15, 2024 and confirmed the proposal 

conforms with their requirements. The Park City Fire District 

requires the Applicant to resolve any emergency fire access issues 

prior to Building Permit issuance (Condition of Approval 9). 

d. The proposed furniture is Compatible with the Streetscape 

i. The Applicant has not finalized the type of furniture to be used for 

the Outdoor Dining. Staff recommends Condition of Approval 12 

requiring the furniture to be compatible with the Streetscape. 

Furniture details must be submitted concurrent with the Building 

Permit submittal. 

e. No music or noise is in excess of the City Noise Ordinance, Title 6 
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i. Condition of Approval 4 requires adherence to the Noise Ordinance 

outlined in municipal Code Chapter 6-3 

f. No Use after 10:00 pm 

i. See Condition of Approval 13.  

g. Review of the Restaurant’s seating capacity to determine appropriate 

mitigation measures in the event of increased parking demand 

i. The restaurant at the Empire Canyon Lodge has an indoor seating 

capacity of 612 people. The proposed Outdoor Dining would add 42 

additional seats, for a total capacity of 654. The use of Outdoor 

Dining is restricted to day skiers already at the resort and will not 

increase parking demand. 

14. The proposal, as conditioned, complies with the Conditional Use Permit criteria 

outlined in LMC § 15-1-10(E). 

a. Size and location of the Site 

i. The Empire Canyon lodge is on 1.57 acres and has a Building 

Footprint of approximately 20,000 square feet. The Yurts and Deck 

will result in an additional 2,930 square feet of built area on the site. 

The proposed additional built area is compliant with the Empire 

Pass Master Planned Development. The location of the proposed 

Yurts adjacent to the Walker Ski Run is convenient for day-skiers 

using the Resort. The proposed Deck will connect to the existing 

Empire Canyon Lodge exterior decks and will provide staff with 

access to the Yurts. 

b. Traffic considerations including capacity of the existing Streets in the Area 

i. The proposed Yurts will be used by existing day-skiers at Deer 

Valley Resort and will not increase traffic on the existing streets. 

c. Utility capacity, including Storm Water run-off 

i. The Development Review Committee reviewed the proposal on 

August 6, 2024 and October 15, 2024 and confirmed the proposal 

conforms with their requirements. 

d. Emergency vehicle Access 

i. The Development Review Committee reviewed the proposal on 

August 6, 2024 and October 15, 2024 and confirmed the proposal 

conforms with their requirements. The Park City Fire District 

requires the Applicant to resolve any emergency fire access issues 

prior to Building Permit issuance. 
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e. Location and amount of off-Street parking 

i. There is no on-site parking for guests or users of the Empire 

Canyon Lodge. All employees currently use the provided Resort 

shuttle service and the lodge and Yurts will be used by day-skiers 

already at the Resort. Condition of Approval 10 restricts the use of 

the Yurts to day-skiers. Private events and uses not associated with 

the restaurant uses already on site are prohibited. 

f. Internal vehicular and pedestrian circulation system 

i. The proposed Yurts will be located adjacent to the Walker Ski Run 

and will not affect the pedestrian circulation system. Guests will be 

able to access the yurt via the front Deck, and staff will access the 

Yurt via the rear Deck connected to the Empire Canyon Lodge. 

g. Fencing, Screening, and landscaping to separate the Use from adjoining 

Uses 

i. Adjacent uses (ski resort and lodging) are compatible with the 

proposed Yurts and no additional Fencing, Screening, or 

Landscaping is proposed. 

h. Building mass, bulk, and orientation, and the location of Buildings on the 

Site; including orientation to Buildings on adjoining Lots 

i. The proposed Yurts will be oriented towards the existing ski base 

area and will be used by skiers on the resort. The proposed Yurts 

are appropriate in size and scale for the Site because it will not 

impede the existing Ski Runs or pedestrian circulation system. 

i. Useable Open Space 

i. The original development of Pods A, B-1, and B-2 of the MPD were 

limited to 87 acres of Open Space, or 5% of the land area, with the 

rest of the land area (1,550 acres) dedicated as Open Space. The 

proposed Structures will not decrease the required amount of Open 

Space from the approved MPD. 

j. Signs and Lighting 

i. No Signs or Lighting are proposed with this Application. 

k. Physical Design and Compatibility with Surrounding Structures 

i. The proposed Yurts are appropriate in size, scale, and design for 

the intended use. The Yurts will total approximately 1,106 square 

feet and constructed of a solid wood lattice wall surrounded by 

flame retardant vinyl/polyester fabric. 
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l. Noise, Vibration, Odors, Steam, or Other Mechanical Factors 

i. No Signs, speakers, or Outdoor Lighting are proposed or approved 

with this Application. 

m. Control of Delivery and Service Vehicles, Loading and Unloading Zones, 

and Screening of Trash and Recycling Pickup Areas 

i. The proposed location of the Yurts will not affect any loading or 

unloading zones, and all trash and recycling will be located inside 

the Empire Canyon Lodge. 

n. Expected Ownership and Management 

i. The submitted application form is signed by Hannah Tyler, Vice 

President of Resort Planning for Deer Valley Resort. 

o. 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 

i. The location of the Yurts is not on or near Steep Slopes, Physical 

Mine Hazards, or Mine Waste, and is outside of the Park City Soils 

Ordinance. The proposed Yurts are located within Pod B2 West of 

the Development Pods and complies with the Sensitive Lands 

Analysis that was completed as part of the Flagstaff development 

p. Reviewed for Consistency with the Goals and Objectives of the Park City 

General Plan 

i. The proposed Use of the Site is consistent with the objectives of 

the Upper Deer Valley Neighborhood in the General Plan, as it 

provides a comfortable visitor experience and supports the resort 

economy.  

15. The Development Review Committee reviewed the proposal on August 6, 2024 

and October 24, 2024 and does require Conditions of Approval. The Park City 

Fire District requires the Applicant to resolve any emergency fire access issues 

prior to Building Permit issuance. 

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

and posted notice to the property on October 14, 2024. 

17. Staff mailed courtesy notice to adjacent property owners on October 14, 2024.  

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

in LMC Chapter 15-2.13 Residential Development Zoning District, Chapter 15-
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2.21 Sensitive Land Overlay Regulations, Section 15-4-16 Regulations for 

Temporary Structures, Tents, and Vendors, and Section 15-1-10(E) Conditional 

Use Permits.  

2. The Use will be 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 
1. Any changes, modifications, or deviations from the approved plans that have not 

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

order.  

2. The Applicant is responsible for notifying the Planning Department prior to 

making any changes to the approved plans.  

3. Any changes, modifications, or deviations from the approved scope of work shall 

be submitted in writing for review and approval/denial in accordance with the 

applicable standards by the Planning Director or designee prior to construction.  

4. The Applicant is required to adhere to the Noise Ordinance outlined in municipal 

Code Chapter 6-3. No outdoor speakers or Outdoor Lighting are approved.  

5. The Yurts shall not violate the Summit County Health Code, the Fire Code, or 

State Regulations on mass gathering.  

6. The Applicant shall submit a Building Permit for review and approval prior to 

installation of the Yurts and Deck. 

7. The Applicant shall adhere to all applicable City and State licensing ordinances. 

8. The Yurts must be removed 180 days after Building Permit issuance, and all 

disturbed vegetation shall be replaced to existing or improved conditions. 

9. The Park City Fire District requires the Applicant to resolve any emergency fire 

access issues prior to Building Permit issuance. 

10.  The Use of the Yurts is restricted to day-skiers. Private events and uses not 

associated with the restaurant uses already on Site are prohibited.  

11.  All trash and recycling must be located inside the Empire Canyon Lodge.  

12. The proposed furniture must be compatible with the Streetscape. The Applicant 

shall submit furniture details with Building Permit submittal.  

13. No Use of the Outdoor Dining is allowed after 10:00 PM.  

 
If you have questions or concerns regarding this Final Action Letter, please call 385-
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481-2036 or email virgil.lund@parkcity.org  
 
Sincerely, 
 
 
 

Elissa Martin 
Assistant Planning Director 

 
CC: Virgil Lund  
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Administrative Conditional Use Permit: Temporary structure 

Project Narrative 

 
Deer Valley Resort is proposing an Administrative Conditional Use Permit (ACUP) for a Temporary 

Structure located adjacent to our Empire Canyon Lodge at 9200 Marsac Avenue.  The proposed Temporary 

Structure will be erected at the proposed location no longer than 180 days in a single calendar year.  The 

intent of the Temporary Structure is to provide food and beverage service for our existing day-skier guests in 

support of the Empire Canyon Lodge operation.  The hours of operation will be consistent with the resort 

operations and associated events that may occur at Empire Canyon Lodge as a part of our normal business.   

Attachments: 

03. Proposed Site Plan(s) 

04. Proposed Temporary Structure Schematic Renderings and Technical Requirements 

05. Empire Village Subdivision Plat 

06. Title Report 

07. Mailing List (300 feet) 
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Neighborhood . .In either case, the sale would be completed within 

said lime period and would be to a conservation buyer or buyers at 

fair market value at the dale of purchase. Fair market value in this 

context shall reflect the entitleulcnt {hr single t~lmily detached 

units set 1<ll'th in the Large Scale !\'laster Plan and this Agreement 

or, if the Small Scale Master Plan bas been issued, as reflected in 

the Small Scale Master Plan for the Northside Neighborhood. T'he 

three-year period noted above shall not limit the Planning 

Commission's authority in connection with approval of the phasing 

plans required in sections 2.1.. 10 and 2.1 .1 I. 

Sl<i-Rclated Development. Su1:ziect to conditional use review, DEER 

VALLEY may construct a skier day lodge of a maximum or 35,000 square 

feet, in the approximate location depicted on Exhibit A 'fhe day lodge 

shall have no day skier parking, and must have adequate emergency 

vehicle access. Any parking lot for the lodge shall be for the purpose of 

meeting temporary events, intermittent seasonal dining, and service and 

administrative requirements, and shall be reviewed by the planning 

commission as a Conditional Use. SuchConditionul Uses will have a 

traflicmiligation plan that may include the number of events, hours of 

operation, shuttle bus requirements and/or a limit to the number of guests. 

Pursuant to a Conditional Use Perlil1t, said temporary parkjng area may be 

located on adjacent properties. Pemlane.nt non-skier parking for the 

Empire Day Lodge wiU be considered as part of the POD B-2 Master Plan 

Development. Such parking shall consist of not more than 75 spaces, 

These parking spaces are in addition to those (lthe:rvvise required or 

allowed under this Agreement and the LMC. DEE.R VALLEY shall 

provide deed-restricted employee/affordabJe housing units as defined by 

the City's affordable housing policy in an amOlmt equal to 20%) of the 

commercial Unit Equivalents approved by lhe City for the day lodge prior 

to issuance of a CC11ilkaiC' of Occupancy f()r the day lodge. 

" !4 " 
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Planning Department 
Staff Report 
 
Subject: 501 Park Avenue 
Application:  PL-24-06287 
Author:  Jacob Klopfenstein, Planner I 
   Alec Barton, Senior Planner 
Date:   October 24, 2024 
Type of Item: Administrative Conditional Use Permit   
 

Recommendation 
(I) Review the Administrative Conditional Use Permit (ACUP) for retaining walls greater 
than six feet in height within the Rear and Side Setbacks at 501 Park Avenue, (II) 
conduct a public hearing, and (III) consider approving the ACUP based on the Findings 
of Fact, Conclusions of Law, and Conditions of Approval outlined in the Draft Final 
Action Letter (Exhibit A).   
 

Description 
Applicant: Todd Gilbert 

 
Location: 501 Park Avenue  

 
Zoning District: Historic Residential – 1  

 
Adjacent Land Uses: Residential, Public Right-of-Way  

 
Reason for Review: Retaining walls over six feet in height require an ACUP in 

the Historic Residential – 1 (HR-1) Zoning District.1  
 

ACUP  Administrative Conditional Use Permit 
HR-1  Historic Residential – 1 Zoning District 
LMC  Land Management Code 
SFD  Single-Family Dwelling 
 
Terms that are capitalized as proper nouns throughout this staff report are defined in LMC § 15-15-1. 

 
Summary 
The Applicant proposes to replace a failing wood retaining wall in the rear of the existing 
Single-Family Dwelling (SFD) with a board-formed concrete retaining wall reaching a 
maximum height of 7 feet 6 inches and spanning approximately 28.5 feet across the 
entire Rear Lot Line, within both the Rear and Side Yard Setbacks.  
 
501 Park Avenue is a 0.05-acre Lot that is 75 feet deep and approximately 28.5 feet 
wide, containing one SFD in the Historic Residential -1 (HR-1) Zoning District. The Site 

 
1 LMC § 15-2.2-2  
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is directly north of the 5th Street Right-of-Way and is not designated as a Significant or 
Landmark Historic Site on Park City’s Historic Sites Inventory.2  
 

      
Figures 1 and 2: Applicant's photos showing existing failing wood retaining wall at 501 Park Avenue. 

Background 
The SFD received Historic District Commission approval on August 6, 1990. Building 
Permit #5511, originally approved in October 1990, did not include retaining walls (see 
Figure 3). The Planning Department does not have records indicating when the current 
retaining wall was constructed. 
 
The Applicant now proposes a concrete retaining wall in the rear of the SFD to replace 
the existing wood retaining wall, which is failing. The Applicant’s submitted survey 
(Figure 4) shows the proposed location of the retaining wall to be located within four 
inches of the existing retaining wall . 
 

 
2 LMC § 15-11-10 
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Figure 3: Building Permit #5511 for 501 Park Avenue. No retaining walls were included with the scope of the permit. 

 

 
Figure 4: Applicant’s submitted survey showing location of the proposed retaining wall at 501 Park Avenue.  

Analysis 
(I) The ACUP for retaining walls greater than six feet in height, as conditioned, 
complies with LMC Chapter 15-2.2 Historic Residential – 1 (HR-1) District. 
 
The purposes of the HR-1 Zoning District are outlined in LMC § 15-2.2-1 as follows: 
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A. preserve present land Uses and character of the Historic residential Areas of 

Park City; 
B. encourage the preservation of Historic Buildings and/or Structures; 
C. encourage construction of Historically Compatible Structures that contribute to 

the character and scale of the Historic District and maintain existing residential 
neighborhoods; 

D. define Development parameters that are consistent with the General Plan 
policies for the Historic core; and 

E. establish Development review criteria for new Development on Steep Slopes 
which mitigate impacts to mass and scale and the environment. 

 
The proposed retaining wall at 501 Park Avenue will not change the Use of the Site 
from an SFD. The proposed retaining wall is compatible with the above regulations and 
consistent with other residential development in the area. The Applicant proposes 
board-formed concrete, a typical treatment for retaining walls in the City’s Historic 
District.  
 
Retaining walls greater than six feet in height from Final Grade require an ACUP or 
Administrative Permit in the HR-1 Zoning District pursuant to LMC § 15-2.2-2(B). 
Retaining walls are permitted in the Rear Setback pursuant to LMC § 15-2.2-3(H) and 
within the Side Setback pursuant to LMC § 15-2.2-3(J). 
 
(II) The proposal, as conditioned, complies with the criteria for retaining walls in 
Historic Districts as outlined in LMC § 15-13-8. 
 
LMC § 15-13-8(B)(1)(d) includes the following requirements for non-historic residential 
sites in Historic Districts: 
 

(1) When feasible, a site shall be contoured in a way that reduces the need for 
retaining walls. When retaining walls are necessary, the visual impact shall 
be minimized by creating gradual steps or tiers and by using perennial 
plant material. When a fence is to be placed on the top of a retaining wall, 
the combined height shall be similar in scale to retaining walls and fences 
seen historically. 

 
The proposed retaining wall is replacing an existing retaining wall along the Rear Lot 
Line. The proposed retaining wall is 7 feet 6 inches, which is similar in height to 
other retaining walls in the vicinity. The project does not involve gradual steps or 
tiers nor the placement of a fence on top of the retaining wall. 
 
(2) New retaining walls shall be consistent with historic retaining walls in 

terms of mass, scale, design, materials, and scale of materials. Simple 
board-formed concrete, stacked stone and other traditional materials are 
recommended over concrete block, asphalt, or other modern concrete 
treatments. Alternative materials may be considered but they shall convey 
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the general scale, texture, and character of historic masonry walls. 
(3) Masonry shall be maintained in its natural finish. Applying paint, stain, or 

stucco over stone or concrete retaining walls is not appropriate.  
 
The Applicant proposes a simple board-formed concrete retaining wall, which is 
consistent with permitted styles for retaining walls in historic districts. Refer to CUP 
Criteria 11 for additional analysis. 
 

(4) Traditional height and setback of retaining walls along the street shall be 
maintained. 

 
The project does not involve a retaining wall along a street. The 5th Street stairs are a 
public Right-of-Way providing Access between Park Avenue and Woodside Avenue. 
The proposed retaining wall abuts this Right-of-Way. The proposed height of 7 feet 6 
inches does not represent a significant change relative to the existing retaining wall in 
this location. 
 

(5) To abate retaining-wall failure, drainage behind retaining walls shall be 
maintained so water drains away from the walls. 

 
Condition of Approval 1 requires the retaining wall to comply with Municipal Code of 
Park City Chapter 13-5, Regulation and Enforcement of Storm Water Discharges 
Associated with Post-Construction Activities. 
 
Condition of Approval 2 requires the Applicant to maintain drainage behind the retaining 
wall so that water drains away from the wall. 
 
(III) The proposal, as conditioned, complies with the Conditional Use Permit 
criteria outlined in LMC § 15-1-10(E).  
There are certain Uses that, because of unique characteristics or potential impacts on 
the municipality, surrounding neighbors, or adjacent land Uses, may not be Compatible 
in some Areas or may be Compatible only if certain conditions are required that mitigate 
or eliminate the detrimental impacts.  
 
Planning Staff shall approve a Conditional Use if reasonable conditions are proposed, 
or can be imposed, to mitigate the reasonably anticipated detrimental effects of the 
proposed Use in accordance with applicable standards. Planning Staff may deny the 
Conditional Use if the proposed Use cannot be substantially mitigated by the proposal 
or imposition of reasonable conditions to achieve compliance with applicable 
standards.3  
 

1. Size and location of the Site: Condition of approval recommended 
 
The retaining wall is within the Side and Rear Setbacks. The Lot is 75 feet deep and 
approximately 28.5 feet wide. Pursuant to LMC § 15-2.2-3, the minimum Rear Setback 

 
3 LMC § 15-1-10 
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is 10 feet and the minimum Side Setback is 3 feet. The wall will be visible from Park 
Avenue and the adjacent 5th Street Right-of-Way, which includes public access stairs. 
Staff recommends Condition of Approval 3, discussed below, to mitigate the visibility of 
the proposed retaining wall.  
 

2. Traffic considerations including capacity of the existing Streets in the Area: 
No unmitigated impacts 

 
No changes are proposed. The retaining wall and landscaping changes will not 
generate any additional traffic needs beyond the Use of the property as an SFD.   
 

3. Utility capacity, including Storm Water run-off: Condition of approval 
recommended 

 
Staff recommends the following condition of approval to ensure any potential impacts 
regarding Storm Water run-off are mitigated for the proposed retaining walls:  
 

Condition of Approval 1 – The Applicant shall obtain Engineering Department 
approval for drainage and storm water management plans prior to building permit 
issuance. Drainage and storm water management shall comply with Municipal 
Code of Park City Chapter 13-5 Regulation and Enforcement of Storm Water 
Discharges Associated with Post-Construction Activities. 

 
Pursuant to LMC § 15-13-8(B)(1)(d), Staff recommends the following condition of 
approval regarding drainage of the new retaining walls:  
 
 

Condition of Approval 2 – To abate retaining wall failure, drainage behind the 
new retaining wall shall be maintained so water drains away from the walls. 

 
4. Emergency vehicle Access: No unmitigated impacts 

 
5. Location and amount of off-Street parking: No unmitigated impacts 

 
6. Internal vehicular and pedestrian circulation system: No unmitigated impacts 

 
No changes are proposed. The proposed retaining wall will not affect emergency 
vehicle Access to the Site and will not generate any additional traffic or off-Street 
parking needs beyond the Use of the property as an SFD.  
 

7. Fencing, Screening, and landscaping to separate the Use from adjoining 
Uses: Condition of Approval recommended 

 
The retaining wall is proposed in the rear of the SFD along the Rear Lot Line.  
 
The retaining wall will be partially visible from the Park Avenue Right-of-Way. Figure 5 
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shows the existing retaining wall as viewed from Park Avenue:  
 

 
Figure 5: Google Maps photo showing visibility of the existing retaining wall at 501 Park Avenue from the Park 
Avenue Right-of-Way. 

Staff recommends the following Condition of Approval to mitigate the visibility of the 
proposed retaining wall from Park Avenue: 
 

Condition of Approval 3 – The Applicant shall implement additional landscaping to 
screen the retaining wall from the Park Avenue Right-of-Way. At least 50 percent of 
the Landscaped Area shall be Water Wise Landscaping containing approved non-
invasive drought tolerant plants, and/or minimal irrigation, pursuant to LMC § 15-5-
5(N). 

 
8. Building mass, bulk, and orientation, and the location of Buildings on the 

Site; including orientation to Buildings on adjoining Lots: Condition of 
Approval recommended 

 
The proposed retaining wall exceeds six feet in height and is within the Rear and Side 
Setbacks. Staff recommends the following Condition of Approval: 
 

Condition of Approval 4 – Prior to construction, the Applicant shall confirm 
property lines and ensure the retaining wall installation does not encroach onto 
adjacent property or the City Right-of-Way.   
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9. Usable Open Space: No unmitigated impacts 

 
No changes are proposed to Open Space at the Site.  
 

10. Signs and lighting: No unmitigated impacts 
 
No signs or lighting are proposed.  
 

11. Physical design and Compatibility with surrounding Structures in mass, 
scale, style, design, and architectural detailing: No unmitigated impacts 

 
Per the Applicant, the retaining wall will be constructed out of simple board-formed 
concrete. LMC § 15-13-8(B)(1)(d) states that simple board-formed concrete is 
recommended over other modern concrete treatments for non-Historic residential Sites 
within the HR-1 Zoning District.  
 
Pursuant to LMC § 15-13-8(B)(1)(d), Staff recommends the following Condition of 
Approval: 
 

Condition of Approval 5 – The retaining wall shall be composed of board-formed 
concrete. Masonry shall be maintained in its natural finish. Applying paint, stain, or 
stucco over the concrete retaining wall is not permitted. 
 
12. Noise, vibration, odors, steam, or other mechanical factors that might 

affect people and Property Off-Site: No unmitigated impacts 
 

13. Control of delivery and service vehicles, loading and unloading zones, and 
Screening of trash and recycling pickup Areas: No unmitigated impacts 

 
No changes are proposed that would affect noise, vibration, odors, steam, or other 
mechanical factors that might affect people and Property Off-Site. No changes are 
proposed that would affect control of delivery and service vehicles.   
 

14. Expected Ownership and management of the project as primary 
residences, Condominiums, time interval Ownership, Nightly Rental, or 
commercial tenancies, how the form of Ownership affects taxing entities: 
No unmitigated impacts 

 
No changes are proposed. 501 Park Avenue is a privately owned SFD. The Applicant 
has had Nightly Rental business licenses for 501 Park Avenue in the past, but as of 
2022 does not have an active Nightly Rental business license for this address.  
 

15. 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 
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topography of the Site: No unmitigated impacts 
 
The Site is not within the Sensitive Lands Overlay or within the boundary of the Park 
City Soils Ordinance. The retaining wall will be constructed on Steep Slopes to prevent 
erosion. Per LMC § 15-2.2-6(A), a Steep Slope CUP is not required. 
 

16. Reviewed for consistency with the goals and objectives of the Park City 
General Plan; however such review for consistency shall not alone be 
binding: Conditions of Approval recommended 

 
Old Town Goal 6.1 in the Park City General Plan states that infill and new additions 
should be compatible in the neighborhood context and subordinate to existing Historic 
structures. The SFD at 501 Park Avenue is not a Historic structure, but the retaining 
wall will be located behind the SFD and will be subordinate to the structure and 
surrounding structures. Old Town Goal 6.4 notes that the character of Historic sites 
should be retained and preserved and states that retaining walls contribute to the 
character of Historic sites.  
 
Staff also recommends the following Conditions of Approval: 
 

Condition of Approval 6 – The Applicant shall obtain a building permit for the 
retaining wall and complete Engineering Department review for the retaining wall 
prior to construction.  
 
Condition of Approval 7 – The Applicant is responsible for notifying the 
Planning Department prior to making any changes to the approved retaining wall. 
Any changes, modifications, or deviations from the approved scope of work shall 
be submitted in writing for review in accordance with the applicable standards by 
the Planning Director or designee prior to construction. 
 
Condition of Approval 8 – Any changes, modifications, or deviations from the 
approved scope of work that have not been approved in advance by the Planning 
Department may result in a stop work order. 

 
(IV) The Development Review Committee reviewed the proposal on October 1, 
2024 and requires a Condition of Approval.4  
 

Condition of Approval 9 – The Applicant shall submit plans for the retaining 
wall to the Engineering Department for review and any necessary approvals. 
Any work within the Right-of-Way requires prior review and approval by the 
Engineering Department in the form of an Encroachment Permit. 

 
4 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). 
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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 October 2, 2024. Staff mailed courtesy notice to 
property owners within 300 feet on October 2, 2024. The Park Record published 
courtesy notice on October 3, 2024.5  
 
Public Input 
Staff did not receive any public input at the time this report was published.  
 
Alternatives  

• The Planning Director, or designee may approve the ACUP for a retaining wall 
greater than six feet in height within the Rear and Side Setbacks;  

• The Planning Director, or designee may deny the ACUP for a retaining wall 
greater than six feet in height within the Rear and Side Setbacks and direct staff 
to make Findings for the denial; or 

• The Planning Director or designee may request additional information and 
continue the discussion to a date certain or uncertain.   

 
Exhibits 
Exhibit A: Draft Final Action Letter 
Exhibit B: 501 Park Avenue Retaining Wall Plans 
Exhibit C: 501 Park Avenue Survey 

 
5 LMC § 15-1-21 
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Planning Department  

 

 

October 24, 2024 
 
Todd Gilbert 
501 Park Avenue  
(646) 784-6549  
 
NOTICE OF PLANNING DEPARTMENT ACTION 
 
Description 
Address: 
 

501 Park Avenue 

Zoning District: 
 

Historic Residential – 1  

Application: 
 

Retaining Wall Greater than 6 Feet in Height 

Project Number: 
 

PL-24-06287 

Action:  APPROVED WITH CONDITIONS (See Below) 
 

Date of Final Action: 
 

October 24, 2024 

Project Summary: The Applicant Proposes a Retaining Wall Greater Than 6 Feet 
in Height in the Historic Residential -1 (HR-1) Zoning District. 
 

 
 
Action Taken 
On October 24, 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. The Applicant proposes to replace a failing wood retaining wall in the rear of the 

Structure with a board-formed concrete retaining wall reaching a maximum height of 7 

feet 6 inches and spanning approximately 28.5 feet across the entire Rear Lot Line, 

within both the Rear and Side Yard Setbacks.  

2. 501 Park Avenue is a Single-Family Dwelling (SFD) in the HR-1 Zoning District. 

3. The Site is directly north of the 5th Street Right-of-Way and is not designated as a 

Significant or Landmark Historic Site on Park City’s Historic Sites Inventory. 

4. The existing wood retaining wall is failing. The proposed retaining wall height of 7 feet 6 

inches does not represent a significant change relative to the existing retaining wall. 

Page 137 of 144



 
Planning Department  

 

 
5. The Applicant proposes board-formed concrete, a typical treatment for retaining walls in 

the City’s Historic District. 

6. Retaining walls greater than six feet in height from Final Grade require an ACUP or 

Administrative Permit in the HR-1 Zoning District pursuant to LMC § 15-2.2-2(B). 

Retaining walls are permitted in the Rear Setback pursuant to LMC § 15-2.2-3(H) and 

within the Side Setback pursuant to LMC § 15-2.2-3(J). 

7. The ACUP for a retaining wall greater than six feet in height, as conditioned, complies 

with LMC Chapter 15-2.2 Historic Residential – 1 (HR-1) District. 

a. The proposed retaining wall at 501 Park Avenue will not change the Use of the 

Site from an SFD. 

b. The Applicant proposes board-formed concrete, a typical treatment for retaining 

walls in the City’s Historic District. 

8. The proposal, as conditioned, complies with the criteria for retaining walls in Historic 

Districts as outlined in LMC § 15-13-8. 

9. The proposal, as conditioned, complies with the Conditional Use Permit criteria outlined 

in LMC § 15-1-10(E). 

a. Size and location of the Site 

i. The retaining wall is within the Side and Rear Setbacks. 

ii. The Lot is 75 feet deep and approximately 28.5 feet wide. 

iii. The minimum Rear Setback is 10 feet and the minimum Side Setback is 3 

feet. 

iv. The wall will be visible from Park Avenue and the adjacent 5th Street 

Right-of-Way, which includes public access stairs. 

b. Traffic considerations including capacity of the existing Streets in the Area 

i. No changes are proposed. The retaining wall and landscaping changes 

will not generate any additional traffic needs beyond the Use of the 

property as an SFD.   

c. Utility capacity, including Storm Water run-off 

i. The Applicant is required to obtain Engineering Department approval for 

drainage and storm water management plans prior to issuance of a 

building permit. 

d. Emergency vehicle Access 

e. Location and amount of off-Street parking 

f. Internal vehicular and pedestrian circulation system 

i. No changes are proposed. The proposed retaining wall will not affect 

emergency vehicle Access to the Site and will not generate any additional 

traffic or off-Street parking needs beyond the Use of the property as an 

SFD.  

g. Fencing, Screening, and landscaping to separate the Use from adjoining Uses 
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i. The retaining wall is proposed in the rear of the SFD along the Rear Lot 

Line. 

ii. The retaining wall will be partially visible from the Park Avenue Right-of-

Way. 

iii. The project is conditioned to implement additional landscaping to screen 

the retaining wall from the Park Avenue Right-of-Way. 

h. Building mass, bulk, and orientation, and the location of Buildings on the Site; 

including orientation to Buildings on adjoining Lots 

i. The proposed retaining wall exceeds six feet in height and is within the 

Rear and Side Setbacks. 

ii. The project is conditioned to require the Applicant to confirm property 

lines and ensure the retaining wall installation does not encroach onto 

adjacent property or the City Right-of-Way. 

i. Usable Open Space 

i. No changes are proposed to Open Space at the Site.  

j. Signs and lighting 

i. No signs or lighting are proposed.  

k. Physical design and Compatibility with surrounding Structures in mass, scale, 

style, design, and architectural detailing 

i. The retaining wall will be constructed out of simple board-formed 

concrete. 

ii. Simple board-formed concrete is recommended over other modern 

concrete treatments for non-Historic residential Sites within the HR-1 

Zoning District. 

iii. The project is conditioned to require masonry to be maintained in its 

natural finish and to not allow paint, stain, or stucco over the concrete 

retaining wall. 

l. Noise, vibration, odors, steam, or other mechanical factors that might affect 

people and Property Off-Site 

m. Control of delivery and service vehicles, loading and unloading zones, and 

Screening of trash and recycling pickup Areas 

i. No changes are proposed that would affect noise, vibration, odors, steam, 

or other mechanical factors that might affect people and Property Off-Site. 

No changes are proposed that would affect control of delivery and service 

vehicles.   

n. Expected Ownership and management of the project as primary residences, 

Condominiums, time interval Ownership, Nightly Rental, or commercial 

tenancies, how the form of Ownership affects taxing entities 

i. No changes are proposed. 501 Park Avenue is a privately owned SFD. 

The Applicant has had Nightly Rental business licenses for 501 Park 
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Avenue in the past, but as of 2022 does not have an active Nightly Rental 

business license for this address.  

o. 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 

i. The Site is not within the Sensitive Lands Overlay or within the boundary 

of the Park City Soils Ordinance. The retaining wall will be constructed on 

Steep Slopes to prevent erosion. Per LMC § 15-2.2-6(A), a Steep Slope 

CUP is not required. 

p. Reviewed for consistency with the goals and objectives of the Park City General 

Plan; however such review for consistency shall not alone be binding 

i. Old Town Goal 6.1 in the Park City General Plan states that infill and new 

additions should be compatible in the neighborhood context and 

subordinate to existing Historic structures.  

ii. The SFD at 501 Park Avenue is not a Historic structure, but the retaining 

wall will be located behind the SFD and will be subordinate to the 

structure and surrounding structures.  

iii. Old Town Goal 6.4 notes that the character of Historic sites should be 

retained and preserved and states that retaining walls contribute to the 

character of Historic sites.  

10. The Development Review Committee reviewed the proposal on October 1, 2024, and 

requires a Condition of Approval (included herein as Condition of Approval 9). 

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

posted notice to the property on October 2, 2024.  

12. Staff mailed courtesy notice to property owners within 300 feet on October 2, 2024.  

13. The Park Record published courtesy notice on October 3, 2024. 

Conclusions of Law 
1. The retaining wall over 6 feet in height and within the Rear and Side Setbacks complies, 

as conditioned, with the requirements of the LMC. 

2. The retaining wall will be compatible with surrounding Structures in Use, scale, mass, 

and circulation. 

3. The effects of any difference in Use or scale for the retaining wall has been mitigated 

through careful planning. 

Conditions of Approval 
1. The Applicant shall obtain Engineering Department approval for drainage and storm 

water management plans prior to building permit issuance. Drainage and storm water 

management shall comply with Municipal Code of Park City Chapter 13-5 Regulation 
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and Enforcement of Storm Water Discharges Associated with Post-Construction 

Activities. 

2. To abate retaining wall failure, drainage behind the new retaining wall shall be 

maintained so water drains away from the walls. 

3. The Applicant shall implement additional landscaping to screen the retaining wall from 

the Park Avenue Right-of-Way. At least 50 percent of the Landscaped Area shall be 

Water Wise Landscaping containing approved non-invasive drought tolerant plants, 

and/or minimal irrigation, pursuant to LMC § 15-5-5(N). 

4. Prior to construction, the Applicant shall confirm property lines and ensure the retaining 

wall installation does not encroach onto adjacent property or the City Right-of-Way.   

5. The retaining wall shall be composed of board-formed concrete. Masonry shall be 

maintained in its natural finish. Applying paint, stain, or stucco over the concrete 

retaining wall is not permitted. 

6. The Applicant shall obtain a building permit for the retaining wall and complete 

Engineering Department review for the retaining wall prior to construction. 

7. The Applicant is responsible for notifying the Planning Department prior to making any 

changes to the approved retaining wall. Any changes, modifications, or deviations from 

the approved scope of work shall be submitted in writing for review in accordance with 

the applicable standards by the Planning Director or designee prior to construction. 

8. Any changes, modifications, or deviations from the approved scope of work that have 

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

order. 

9. The Applicant shall submit plans for the retaining wall to the Engineering Department for 

review and any necessary approvals. Any work within the Right-of-Way requires prior 

review and approval by the Engineering Department in the form of an Encroachment 

Permit. 

 
If you have questions or concerns regarding this Final Action Letter, please call (385) 
481-2037 or email Jacob.klopfenstein@parkcity.org. 
 
Sincerely, 
 
 
 

Elissa Martin 
Assistant Planning Director 

 
CC: Jacob Klopfenstein  
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GENERAL

1. THE GENERAL STRUCTURAL NOTES ARE INTENDED TO COMPLEMENT THE PROJECT SPECIFICATIONS
WHICH ARE PART OF THE CONSTRUCTION DOCUMENTS. SPECIFIC NOTES AND DETAILS ON THE
DRAWINGS SHALL GOVERN OVER THE GENERAL STRUCTURAL NOTES AND TYPICAL DETAILS.

2. TYPICAL DETAILS AND SECTIONS CUT ON PLAN, OR NOT CUT ON PLAN, BUT ONLY FOUND IN THE
STRUCTURAL DETAILS, SHALL APPLY TO  SIMILAR CONDITIONS ON PLAN AND MUST BE CONSTRUCTED
USING THE MOST STRINGENT DESIGN.

3. THE ARCHITECT DRAWINGS ARE THE PRIME DRAWINGS. THE STRUCTURAL DRAWINGS ARE
SUPPLEMENTARY TO AND MUST BE USED IN CONJUNCTION WITH THE ARCHITECTURAL DRAWINGS.
CONTRACTOR SHALL COMPARE ARCHITECTURAL DRAWINGS FOR POTENTIAL DISCREPANCIES. ALL
OMISSIONS OR CONFLICTS BETWEEN THE VARIOUS ELEMENTS OF THE WORKING DRAWINGS SHALL BE
RESOLVED BEFORE PROCEEDING WITH ANY CONSTRUCTION. IN THE CASE OF CONFLICT, FOLLOW THE
MOST STRINGENT REQUIREMENT AS DIRECTED BY THE DESIGNER WITHOUT ADDITIONAL COST TO THE
OWNER.

4. THE CONTRACTOR  SHALL COORDINATE WITH ALL TRADES AND ALL TRADE ELEMENTS BEING
INTEGRATED INTO STRUCTURAL SYSTEM. ANY ALTERATIONS TO THE STRUCTURAL SYSTEM DUE TO
TRADE WORK SHALL BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR AND SHALL BE
COORDINATED WITH THE ARCHITECT/ENGINEER.

5. DRAWINGS AND DETAILS HAVE BEEN PREPARED WITH THE INTENT TO VISUALLY REPRESENT
INFORMATION PROVIDED IN SCALED FORM; HOWEVER CONTRACTOR/SUPPLIERS SHOULD NOT SCALE
PLANS OR DETAILS FOR DIMENSIONAL INFORMATION.

6. THE CONTRACTOR SHALL COORDINATE AND VERIFY ALL DIMENSIONS AND ELEVATIONS SHOWN ON THE
STRUCTURAL DRAWINGS AND ARCHITECTURAL DRAWINGS WITH SITE CONDITIONS. THE ARCHITECT AND
ENGINEER SHOULD BE INFORMED OF ANY DISCREPANCIES IF THEY OCCUR.

7. THE CONTRACTOR SHALL SUBMIT A WRITTEN REQUEST TO THE ARCHITECT FOR ARCHITECT AND/OR
ENGINEER APPROVAL BEFORE PROCEEDING WITH AND SUBSTITUTIONS, MODIFICATIONS, OR CHANGES.

8. THE ENGINEER SHALL NOT BE RESPONSIBLE FOR THE ACTIVITIES UNDER CONTROL OF THE
CONTRACTOR. CONTRACTOR IS RESPONSIBLE FOR THE MEANS, METHODS, AND SEQUENCING OF ALL
CONSTRUCTION, INCLUDING CONSTRUCTION OF ALL STRUCTURAL ELEMENTS.

9. THE CONTRACTOR MUST PROVIDE ADEQUATE TEMPORARY SHORING AND BRACING FOR ALL
STRUCTURAL ELEMENTS UNTIL THE COMPLETION OF THE STRUCTURAL SYSTEM NEEDING SUCH
TEMPORARY SUPPORT.

10. OBSERVATION VISITS TO THE SITE BY ARCHITECT'S/ENGINEER'S REPRESENTATIVES SHALL NOT BE
CONSIDERED AN INSPECTION NOR CONSIDERED AS AN APPROVAL OF CONSTRUCTION.

11. THE CONTRACTOR SHALL COORDINATE ALL REQUIRED INSPECTIONS AND SHALL NOT PROCEED WITH
THE WORK INVOLVED UNTIL THE INSPECTIONS HAVE BEEN COMPLETED AND THE WORK APPROVED BY
THE INSPECTING AGENCY.

12. ENGINEER SHALL NOT BE RESPONSIBLE FOR CONSTRUCTION SITE SAFETY IN AND AROUND THE JOB
SITE, INCLUDING ADJACENT PROPERTIES. REGARDLESS OF INDICATIONS IN THESE DOCUMENTS, FOLLOW
PRESCRIBED REQUIREMENTS BY OSHA OR OTHER REGULATORY AGENCIES.

SOILS

1. SPREAD FOOTINGS SHALL BEAR ENTIRELY UPON SUITABLE NATURAL SOILS OR GRANULAR STRUCTURAL
FILL EXTENDING TO SUITABLE NATURAL SOILS, AS DETERMINED BY THE GEOTECHNICAL ENGINEER OF
RECORD. SEE DESIGN CRITERIA FOR SOIL BEARING INFORMATION.

2. BOTTOM OF FOOTING SHALL BE 36 INCHES BELOW LOWEST ADJACENT FINAL GRADE. SEE FOUNDATION
PLAN FOR TOP OF FOOTING ELEVATIONS. NOTE THAT ALL TOP OF FOOTING ELEVATIONS ARE ESTIMATES
BASED ON ARCHITECTURAL AND CIVIL DRAWINGS. CONTRACTOR SHALL FIELD VERIFY ALL TOP OF
FOOTING ELEVATIONS WITH EXPECTED FINISH GRADE TO ENSURE ADEQUATE FROST PROTECTION.

3. ALL WATER SHALL BE REMOVED FROM EXCAVATION PRIOR TO PLACING CONCRETE. DO NOT PLACE
CONCRETE UNDER WATER OR ON FROZEN GROUND. CONTRACTOR IS RESPONSIBLE FOR PROTECTING
FOOTINGS AND SURROUNDING SOILS AGAINST FROST DURING CONSTRUCTION

4. ALL FILL AND BACKFILL SHALL BE COMPACTED ACCORDING TO THE REQUIREMENTS SET FORTH IN THE
GEOTECHNICAL REPORT.

5. ANY UNUSUAL SOIL CONDITIONS (WATER, SOFT LAYERS, ROCK OUTCROPPINGS, EXISTING STRUCTURES,
ETC.) ENCOUNTERED DURING EXCAVATION FOR FOOTINGS SHALL BE IMMEDIATELY BROUGHT TO THE
ATTENTION OF THE ARCHITECT, STRUCTURAL ENGINEER, AND GEOTECHNICAL ENGINEER PRIOR TO
PROCEEDING.

S0.1

SHOP DRAWINGS

1. ALL ENGINEERING DESIGN PROVIDED BY OTHERS AND SUBMITTED FOR REVIEW SHALL BEAR THE
CERTIFICATION STAMP AND SIGNATURE OF A QUALIFIED PROFESSIONAL ENGINEER WHO IS LICENSED IN
THE STATE OF UTAH.

2. SHOP DRAWINGS SHALL BE SUBMITTED FOR THE FOLLOWING ITEMS: FOUNDATION WALLS.

CONCRETE CONSTRUCTION

1. ALL CONCRETE MATERIALS SHALL COMPLY WITH THE STANDARDS SPECIFIED IN THE LATEST EDITION OF
THE ACI 318 BUILDING CODE.

2. CONCRETE COVER REQUIREMENTS:
2.1. UNFORMED SURFACES IN CONTACT WITH EARTH: 3"
2.2. FORMED SURFACES IN CONTACT WITH EARTH: 2"
2.3. CONCRETE NOT EXPOSED TO OUTSIDE WEATHER: 1-1/2"
2.4. SLABS AND WALLS NOT EXPOSED TO WEATHER: 3/4"
2.5. CLEAR DISTANCE BETWEEN BARS: 2"

3. CONSTRUCTION JOINTS:
3.1. ALL THE HORIZONTAL & VERTICAL CONSTRUCTION JOINTS SHALL HAVE A CONTINUOUS 2"X4" KEY

WAY ALONG THE JOINT, UNLESS NOTED OTHERWISE, SEE DETAILS. JOINTS IN WALLS REQUIRE. WATER
STOPS.

3.2. PROVIDE REINFORCING DOWELS TO MATCH THE MEMBER REINFORCING AT THE JOINT, UNLESS
NOTED OTHERWISE.

3.3. SLABS-ON-GRADE SHALL HAVE CONSTRUCTION OR CONTROL JOINTS PLACED IN LENGTHS NOT TO
EXCEED 36 TIMES THE SLAB THICKNESS IN ANY DIRECTION. CONSTRUCTION JOINTS WILL NOT EXCEED
A DISTANCE OF 75'-0" O.C. IN ANY DIRECTION.

3.3.1. CONTROL JOINTS SHALL BE COMPLETED WITHIN 12 HOURS OF CONCRETE PLACEMENT.
CONTROL JOINTS MAY BE INSTALLED BY SAW-CUTTING DEPTH OF 1/4 THE THICKNESS OF THE
SLAB.

3.3.2. TOOLED JOINTS = 1/4 THE THICKNESS OF THE SLAB.
4. CONTROL JOINTS:

4.1. CONTROL JOINTS IN VISUALLY EXPOSED WALLS, U.N.O.: (JOINTS SHALL LINE UP WITH MASONRY &
ARCHITECTURAL JOINTS, SEE PLANS.).

4.1.1. VERTICAL CONTROL JOINTS AT 10'-0" O.C.
4.1.2. REINFORCING SHALL BE CONTINUOUS THROUGH CONTROL & CONSTRUCTION JOINTS, UNLESS

NOTED OTHERWISE.
4.1.3. CONTROL JOINTS IN CONCRETE WALLS SHALL LINE UP WITH MASONRY CONTROL JOINTS.

5. REINFORCEMENT& DETAILING: ALL REINFORCING INCLUDING WWF SHALL BE DETAILED, BOLSTERED, &
SUPPORTED TO COMPLY WITH ACI 315, "MANUAL OF STANDARD PRACTICE FOR DETAILING REINFORCING
CONCRETE STRUCTURES" & CRSI RECOMMENDATIONS. REINFORCING BARS SHALL NOT BE WELDED
UNLESS SPECIFICALLY SHOWN ON DRAWINGS.

5.1. A706 BARS MAY BE SUBSTITUTED WITH A615 BARS IF MILL CERTIFICATIONS ARE SUBMITTED SHOWING
ACTUAL YIELD STRENGTH DOES NOT EXCEED SPECIFIED STRENGTH BY MORE THAN 18 KSI AND Ft ≥
1.25Fy.

5.2. ALL REINFORCING BARS SHALL CONFORM TO ASTM A-615 GRADE 60, Fy = 60 KSI MIN, U.N.O..
5.3. BARS SHALL BE TIED SECURE PRIOR TO PLACEMENT OF CONCRETE TO MAINTAIN PROPER

PLACEMENT AFTER CONCRETE IS IN PLACE.
5.4. LAP BARS PER THE SCHEDULE PROVIDED BELOW.
5.5. SPLICE BARS ONLY WHERE SHOWN ON THE PLANS.
5.6. WELDED WIRE FABRIC SHALL CONFORM TO ASTM A-185. LAP FABRIC 8 INCHES MINIMUM.
5.7. ALL EMBEDMENT & DOWELS SHALL BE SECURELY TIED TO FORM WORK OR TO ADJACENT

REINFORCING PRIOR TO THE PLACEMENT OF CONCRETE.
5.8. USE CHAIRS OR OTHER SUPPORT DEVICES RECOMMENDED BY CRSI TO SUPPORT & TIE

REINFORCEMENT BARS & WWF PRIOR TO TO PLACING CONCRETE.
5.9. PROVIDE CORNER BARS AT INTERSECTING WALL CORNERS USING THE SAME BAR SIZE & SPACING AS

THE HORIZONTAL WALL REINFORCING. CORNER BAR LAP LENGTHS SHALL CONFORM TO REINFORCING
BAR LAP SPLICE LENGTHS.

5.10. ALL VERTICAL REINFORCING SHALL BE DOWELED TO FOOTINGS OR THE STRUCTURE BELOW. DOWELS
SHALL BE THE SAME SIZE & AT THE SAME SPACING AS THE VERTICAL WALL REINFORCING SCHEDULED
FOR THE WALL ABOVE. DOWELS SHALL EXTEND INTO FOOTINGS WITH A 90° STANDARD ACI HOOK &
TO WITHIN 4" OF THE BOTTOM OF THE FOOTING.

5.11. HORIZONTAL WALL REINFORCING SHALL TERMINATE AT THE ENDS OF WALLS, CORNERS, & OPENINGS
INTO THE FAR ENDS OF THE JAMB COLUMN WITH A 90° HOOK + A 6-BAR DIAMETER EXTENSION,
UNLESS SHOWN OTHERWISE.  SPLICES IN HORIZONTAL  REINFORCEMENT SHALL BE STAGGERED.
SPLICES IN TWO CURTAINS, SHALL NOT OCCUR IN THE SAME LOCATIONS.

5.12. UNLESS NOTED OTHERWISE, PLACE (2) - #4 BARS AROUND ALL OPENINGS 8" OR LARGER IN ANY
DIRECTION, & EXTEND REINFORCING BARS A MINIMUM OF 24" BEYOND THE CORNER OF THE
OPENINGS. WHERE 24" IS NOT AVAILABLE, EXTEND BARS AS FAR BEYOND THE OPENING AS POSSIBLE,
& TERMINATE THEM WITH A 90 DEGREE STANDARD ACI HOOK. PROVIDE 2 - #4 X 4'-0" DIAGONAL AT
THE CORNERS OF EACH OPENING.

5.13. CONTRACTOR SHALL COORDINATE PLACEMENT OF ALL CURBS, DOWELS, SLEEVES, CONDUITS, BOLTS,
& INSERTS PRIOR TO CONCRETE PLACEMENT.

6. FOUNDATION WALL REINFORCING SHALL FOLLOW SCHEDULE PROVIDED ON PLAN. STEEL TO BE PLACED
IN THE CENTER OF THE WALL EXCEPT IN WALLS THICKER THAN 10" & WHERE SHOWN OTHERWISE.
WALLS THICKER THAN 10" SHALL HAVE TWO CURTAINS OF REINFORCING PLACED NEAR EACH FACE OF
THE WALL, UNLESS OTHERWISE SHOWN ON THE STRUCTURAL DRAWINGS. SPACING SHALL NOT EXCEED
THREE TIMES THE WALL THICKNESS OR 18".

STRUCTURAL SHEET INDEX

CONCRETE MIX DESING

1. MATERIALS UNLESS NOTED OTHERWISE:
1.1. NORMAL WEIGHT AGGREGATES ASTM C 33
1.2. FLY ASH, CLASS F POZZOLAN ASTM C618
1.3. REINFORCING STEEL

1.3.1. GENERAL ASTM 615 GRADE 60 (60 KSI)
1.4. DEFORMED BAR ANCHORS (DBA) ASTM A496
1.5. HEADED STUD ANCHORS (HSA) ASTM A108
1.6. ANCHOR BOLTS: SEE STEEL AND/OR WOOD SECTION(S) OF GENERAL NOTES.
1.7. ADMIXTURES: AIR-ENTRAINING ADMIXTURES SHALL COMPLY WITH ASTM C 260 (WHEN USED).

CALCIUM CHLORIDE SHALL NOT BE ADDED TO THE CONCRETE MIX. UNREINFORCED
CONCRETE SLABS ON GRADE MAY HAVE CALCIUM CHLORIDE NOT EXCEEDING 1%.

1.8. CEMENT COMPLYING WITH ASTM C-150 SHALL BE USED FOR ALL CONCRETE. SEE TABLE OF
CONCRETE PROPERTIES FOR CEMENT TYPE.

1.9. NO ALUMINUM CONDUIT OR PRODUCT CONTAINING ALUMINUM OR ANY OTHER MATERIAL
INJURIOUS TO CONCRETE SHALL BE EMBEDDED IN CONCRETE.

2.

CONCRETE USE

FOOTINGS
INTERIOR SLABS
ON GRADE
WALLS BELOW
GRADE
PIERS

TYPE I/II CEMENT MAY BE USED IN PLACE OF II/V UPON WRITTEN APPROVAL OF THE ENGINEER OF RECORD

EXPOSURE
CLASSIFICATIONS

F2 S1 P0 C1
F2 S1 P0 C1

F2 S1 P0 C1

F2 S1 P0 C1

CEMENT
TYPE

II/IV
II/IV

II/IV

II/IV

(MIN) I'F
(PSI)

0.45
0.45

0.45

0.45

(MAX) W/
Fm RATIO

30
30

30

30

(MAX)
FLAYASH
PERCENT

3000
4000

4000

4000

4

(TARGET)
AIR
CONTENT
PERCENT

2

4

4

1"

(MAX)
AGG
SIZE

3/4"

3/4"

3/4"

5"

(MAX)
SLUMP

5"

6"

6"

SPECIAL INSPECTION, MATERIAL TESTING & STRUCTURAL OBSERVATION ITEMS

1. QUALITY ASSURANCE PLAN/SPECIAL INSPECTION REQUIREMENTS
1.1. SPECIAL INSPECTIONS CONFORMING TO IBC CHAPTER 17 ARE REQUIRED FOR CONSTRUCTION.  THE OWNER, OR OWNER'S AGENT, SHALL EMPLOY ONE OR MORE APPROVED AGENCIES TO PERFORM INSPECTIONS

DURING CONSTRUCTION OF THE TYPES LISTED IN IBC SECTION 1705 IN ADDITION TO THOSE INSPECTIONS INDICATED IN IBC SECTION 110.
1.2. ATHE SPECIAL INSPECTOR SHALL PROVIDE WRITTEN DOCUMENTATION TO THE BUILDING OFFICIAL DEMONSTRATING HIS OR HER COMPETENCE, EXPERIENCE AND TRAINING. HE/SHE SHALL KEEP RECORDS OF THE

INSPECTIONS AND PROVIDE THE INSPECTION REPORTS TO THE BUILDING OFFICIAL AND ENGINEER OF RECORD. REPORTS SHALL INDICATE IF THE INSPECTED WORK WAS OR WAS NOT COMPLETED ACCORDING
TO THE APPROVED CONSTRUCTION DOCUMENTS. ALL DISCREPANCIES SHALL BE BROUGHT TO THE IMMEDIATE ATTENTION OF THE CONTRACTOR FOR CORRECTION.  IF DISCREPANCIES ARE NOT CORRECTED,
THEY SHALL BE BROUGHT TO THE ATTENTION OF THE BUILDING OFFICIAL AND ENGINEER OF RECORD PRIOR TO COMPLETION OF THAT PHASE OF WORK. A FINAL REPORT DETAILING INSPECTIONS AND ANY
CORRECTIONS REQUIRED SHALL BE SUBMITTED TO THE BUILDING OFFICIAL AT A PREDETERMINED TIME.

1.3. EACH CONTRACTOR AND SUB-CONTRACTOR AT THE BUILDING SITE SHALL PROVIDE FULL ACCESS FOR THE SPECIAL INSPECTOR TO PERFORM THE REQUIRED SPECIAL INSPECTIONS. IN ADDITION,  EACH
CONTRACTOR AND SUB-CONTRACTOR RESPONSIBLE FOR THE CONSTRUCTION OF THE MAIN WIND FORCE OR SEISMIC FORCE RESISTING SYSTEM, OR COMPONENT, INDICATED IN THE  STATEMENT OF SPECIAL
INSPECTION SHALL SUBMIT A WRITTEN STATEMENT OF RESPONSIBILITY TO THE BUILDING OFFICIAL AND OWNER.  THIS STATEMENT OF RESPONSIBILITY SHALL ACKNOWLEDGE  AWARENESS OF THE SPECIAL
INSPECTION REQUIREMENTS CONTAINED IN THE STATEMENT OF SPECIAL INSPECTION.

1.4. REQUIRED VERIFICATION AND INSPECTION FOR STEEL CONSTRUCTION.
1.4.1. SPECIAL INSPECTION FOR STRUCTURAL STEEL SHALL BE IN ACCORDANCE WITH THE QUALITY ASSURANCE REQUIREMENTS OF AISC 341 AND AS OUTLINED BELOW.
1.4.2. THE SPECIAL INSPECTOR SHALL VERIFY THE STEEL FABRICATOR MAINTAINS DETAILED FABRICATION AND QUALITY CONTROL PROCEDURES THAT PROVIDE A BASIS FOR THE INSPECTION  CONTROL OF

WORKMANSHIP AND THE FABRICATORS ABILITY TO CONFORM TO THE CONSTRUCTION DOCUMENTS AND REFERENCED STANDARDS.  THE INSPECTOR SHALL REVIEW THE  PROCEDURES FOR
COMPLETENESS AND ACCURACY. SPECIAL INSPECTIONS SHALL NOT BE REQUIRED WHERE THE FABRICATOR IS APPROVED IN ACCORDANCE WITH IBC SECTION 1704.2.5.2.

1.4.3. STEEL CONSTRUCTION SHALL BE SPECIAL INSPECTED ACCORDING TO THE QUALITY INSURANCE AND INSPECTION REQUIREMENTS OF AISC 360. ITEMS INDICATED AS QC SHALL BE INSPECTED BY THE
FABRICATOR'S OR ERECTOR'S QUALITY CONTROL INSPECTOR, AS APPLICABLE, IN ACCORDANCE WITH AISC 360 SECTIONS N5.4, N5.6 AND N5.7 TO ENSURE WORK IS  ACCORDING TO THE CONSTRUCTION
DOCUMENTS.  ITEMS INDICATED AS QA SHALL BE INSPECTED AT THE FABRICATOR'S PLANT AND SHALL BE SCHEDULED BY THE QUALITY ASSURANCE INSPECTOR SUCH THAT INTERRUPTION OF THE WORK
IS MINIMIZED. TASKS IN THE SPECIAL INSPECTION TABLES SHALL BE PERFORMED TO ENSURE ACCORDANCE WITH THE CONSTRUCTION DOCUMENTS.WHERE A TASK IS NOTED TO BE BOTH QA AND QC, IT
IS PERMITTED TO ALLOW COORDINATION BETWEEN THE QAI AND THE QCI SUCH THAT THE INSPECTION IS  PERFORMED BY ONE PARTY. WHERE QA RELIES ON QC, THE APPROVAL OF THE BUILDING
OFFICIAL OR ENGINEER OF RECORD IS REQUIRED.

1.4.4. NON-DESTRUCTIVE TESTING OF WELDED JOINTS SHALL BE PERFORMED ON ALL COMPLETE-JOINT-PENETRATION (CJP) GROOVE WELDS SUBJECTED TO TRANSVERSELY APPLIED TENSION LOADING IN BUTT,
T- AND CORNER JOINTS, IN MATERIALS 5/16" THICK OR GREATER.

2.

1. VERIFY MATERIALS BELOW SHALLOW FOUNDATIONS ARE ADEQUATE TO ACHIEVE THE DESIGN BEARING CAPACITY

TYPE

REQUIRED SPECIAL INSPECTION & TESTS OF SOILS

2. VERIFY EXCAVATIONS ARE EXTENDED TO PROPER DEPTH AND HAVE REACHED PROPER MATERIAL.

3. PERFORM CLASSIFICATION AND TESTING OF COMPACTED FILL MATERIALS.

4. VERIFY USE OF PROPER MATERIALS, DENSITIES AND LIFT THICKNESS DURING PLACEMENT AND COMPACTION OF COMPACTED FILL

5. PRIOR TO PLACEMENT OF COMPACTED FILL, INSPECT SUBGRADE AND VERIFY THAT SITE HAS BEEN PREPARED PROPERLY.

FREQUENCY
CONTINUOUS PERIODIC COMMENTS

1. INSPECT REINFORCEMENT, INCLUDING PRESTRESSING TENDONS, AND VERIFY PLACEMENT.

TYPE

REQUIRED SPECIAL INSPECTION & TESTS OF CONCRETE CONSTRUCTION

2. INSPECT ANCHORS CAST IN CONCRETE

3. INSPECT ANCHORS POST-INSTALLED IN HARDENED CONCRETE MEMBERS
A. ADHESIVE ANCHORS INSTALLED IN HORIZONTALLY OR UPWARDLY INCLINES ORIENTATIONS TO RESIST SUSTAINED TENSION

LOADS
B. MECHANICAL ANCHORS AND ADHESIVE ANCHORS NOT DEFINES IN 3.A.

FREQUENCY
CONTINUOUS PERIODIC

REFERENCED
REFERENCED STANDARD IBC REFERENCE
ACI 318 CH.20, 25.2, 25.3,

26.5.1-26.5.3 1908.4

ACI 318: 17.82 ---

4. VERIFY USE OF REQUIRED DESIGN MIX

5. PRIOR TO CONCRETE PLACEMENT, FABRICATE, SPECIMENS FOR STRENGTH TESTS, PERFORM SLUMP AND AIR CONTENT TESTS,
AND DETERMINE THE TEMPERATURE OF THE CONCRETE.

6. INSPECT CONCRETE AND SHOTCRETE PLACEMENT FOR PROPER APPLICATION TECHNIQUES.

7. VERIFY MAINTENANCE OF SPECIFIED CURING TEMPERATURE AND TECHNIQUES.

ACI 318: 17.8.2.4

ACI 318: 17.8.2

---

---
ACI 318: CH 19, 26.4.3,

26.4.3, 26.4.4
1904.1, 1904.2, 1908.2,

19 08.3

ASTM C 172 ASTM C 31
ACI 318: 26.4.5, 26.12 1908.10

ACI 318: 26.4.5 1908.6, 1908.7, 1908.8

ACI 318: 26.4.7-26.4.9 1908.9

8. INSPECT PRESTRESSED CONCRETE FOR:
A. APPLICATION OF PRESTRESSING FORCES; AND
B. GROUTING OF BONDED PRESTRESSING TENDONS

9. VERIFY IN-SITE CONCRETE STRENGTH, PRIOR TO STRESSING OF TENDONS IN POST-TENSIONED CONCRETE AND PRIOR TO
REMOVAL OF SHORES AND FORMS FROM BEAMS AND STRUCTURAL SLABS.

10. INSPECT FORMWORK FOR SHAPE, LOCATION AND DIMENSIONS OF THE CONCRETE MEMBER BEING FORMED.

ACI 318: 26.9.2.1
ACI 318: 26.9.2.3

---
---

ACI 318: 26.10.2

ACI 318: 26.10.1(b)

---

---

NOTES:
FOR SI: 1" = 25.4 mm
A. WHERE APPLICATION, SEE ALSO SECTION 1705.12. SPECIAL INSPECTION FOR SEISMIC RESISTANCE.
B. SPECIFIC REQUIREMENTS FOR SPECIAL INSPECTION SHALL BE INCLUDED IN THE RESEARCH REPORT FOR THE ANCHOR ISSUED BY AN APPROVED SOURCE IN ACCORDANCE WITH 17.8.2 IN ACI 318 OR OTHER

QUALIFICATION PROCEDURES. WHERE SPECIFIC REQUIREMENTS ARE NOT PROVIDED, SPECIAL INSPECTION REQUIREMENTS SHALL BE SPECIFIED BY THE REGISTERED DESIGN PROFESSIONAL AND SHALL BE APPROVED BY
THE BUILDING OFFICIAL PRIOR TO THE COMMENCEMENT OF THE WORK.

B

SHEET NUMBER SHEET TITLE
S0.1 GENERAL STRUCTURAL NOTES
S3.1 FOUNDATION DETAILS

BASIS OF DESIGN

1. GOVERNING BUILDING CODE: IBC 2021
1.1. RISK CATEGORY I

2. WIND DESIGN:
2.1. WIND EXPOSURE: C
2.2. BASIC WIND SPEED: 115 MPH 3 SECOND GUST
2.3. 27 PSF PRESSURE

3. RETAINING WALL DESIGN:
3.1. SOIL REPORT: NOT AVAILABLE.
3.1. SOIL BEARING PRESSURE: 1500 PSF (CODE MIN.)
3.2. FROST DEPTH: 36IN.
3.3. NON-FROST CONDITIONS: 15IN.
3.4. TRUCK SURCHARGE: 400 PSF
3.5. LATERAL EARTH PRESSURE

3.5.1. ACTIVE: 45 PCF
3.5.2. AT-REST: 55 PCF
3.5.3. PASSIVE: 250 PCF

E:\Sync\Mission Projects\2024\24017 - Wheeler House\2. DRAWINGS\CENTRAL-WheelerHouse-STRUCT_v2023_Tri@real-se-2023_LogoFibonacci-3290612.pdf
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2-1
/2"

 ∅D = 10d FOR #14 - #18
D = 10d FOR #9 - #11
D = 6d FOR #3 - #8

90 DEGREE HOOK

L

180 DEGREE HOOK

D

dD

6d OR 4" MIN

135 DEGREE HOOK

D

D2-1/2" ∅

2 1/
2" ∅

d

45 DEGREE BEND

OFFSET

DOUBLE MAT

Ld

Ld

Ld

Ld

Ld

Ld

ALTERNATE BENDS, TYP.

LOCATE VERTICAL
BARS AT CORNER

SINGLE MAT

NOTES:

1. Ld = LAP SPLICE LENGTH - SEE
REBAR LAP SCHEDULE.

2. VERTICAL BARS NOT SHOWN.
3. THIS DETAIL IS APPLICABLE AT

ALL FOOTINGS AND
FOUNDATION WALLS

1
S3.1

TYPICAL INTERSECTIONS OF WALLS AND FOOTINGS

3
S3.1

TYPICAL BAR BENDS, HOOKS, AND OFFSETS

2
S3.1

TENSION DEVELOPMENT AND LAP SPLICE LENGTHS FOR BARS IN WALLS SLABS AND FOOTINGS
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43

37
48

29
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B

53
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41
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46
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36
46

48
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37
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55

32
42
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B

66
85

51
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57
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61

36
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#11 A
B

79
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61
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68
89

53
68

61
79

47
61

52
68

40
52

BAR
SIZES

LAP
CLASS

CONCRETE COVER = 2.00" CONCRETE COVER = 3.00"
3000 PSI 4000 PSI 3000 PSI 4000 PSI

TOP OTHER TOP TOP TOPOTHER OTHER OTHER

NOTES:
1. TABULATED VALUES ARE BASED ON

A MIN. YIELD STRENGTH OF 60,000
PSI AND NORMAL-WEIGHT
CONCRETE. LENGTHS ARE IN
INCHES.

2. TENSIONS DEVELOPMENT LENGTHS
AND TENSION LAP SPLICE LENGTHS
ARE CALCULATED PER ACI.

3. CLASS "A" SPLICES SHALL BE USED
WHEN 50%, OR LESS, OF BARS
SPLICED WITHIN THE SAME LAP.

4. CLASS "B" SPLICES SHALL BE USED
FOR ALL ELSE, INCLUDING COLUMN
BEAMS AND SLABS.

5. TOP BARS ARE HORIZONTAL BARS
WITH MORE THAN 12" OF
CONCRETE CAST BELOW THE BARS.

6. FOR GRADE 75 REINFORCING BARS,
MULTIPLY THE TABULATED VALUES
BY 1.25. FOR GRADE 80
REINFORCING BARS, MULTIPLY THE
TABULATED VALUES BY 1.33.

7. FOR LIGHTWEIGHT CONCRETE,
DIVIDE THE TABULATED VALUES BY
0.75.

Ls
LAP SPLICE LENGTH

KEY NOTES:

1) USE 4000 PSI CONCRETE MIX, MIN..
2) MAINTAIN MINIMUM BOTTOM COVER OF 3" FOR FOOTING.
3) BEAR ON NATURAL SOIL OR STRUCTURAL FILL PER GSN.
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SITE RETAINING WALL - 7.5 FT MAX RETAINING

FREE DRAINING
GRAVEL

WEEP HOLE SECTION

6"

7'-
6"

 M
AX

0' 
- 3

0"

V #4 @ 12"o.c.

BB #5 @ 12"o.c. HOOKED
DOWEL

FREE DRAINING GRAVEL
W/ FILTER FABRIC

KEYNOTES:

1. 3/4" VERTICAL CONTROL JOINT @ 15FT. O.C.
W/PRE-MOLD JOINT FILL MATERIAL.

1.1. JOINT NOT REQ. IN FOOTING.
1.1. PROVIDE EXPANSION JOINTS @ 48 FT. O.C.

2. #4 x 30" DOWEL @ 12" O.C.
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7222 S. CHRISTALEE CT.
WEST JORDAN, UT 84084
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4554 N. FORESTDALE DR.
UNIT D20
PARK CITY, UTAH 84098

tel :
+1 (801) 979 1605

email:
cobus@bergdesignstudio.com

BERG DESIGN, LLC
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09.27.2024
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SITE RETAINING

WALL
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KEY NOTES:

1) USE 4000 PSI CONCRETE MIX, MIN..
2) MAINTAIN MINIMUM BOTTOM COVER OF 3" FOR FOOTING.
3) BEAR ON NATURAL SOIL OR STRUCTURAL FILL PER GSN.
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FREE DRAINING GRAVEL
W/ FILTER FABRIC

KEYNOTES:

1. 3/4" VERTICAL CONTROL JOINT @ 15FT. O.C.
W/PRE-MOLD JOINT FILL MATERIAL.

1.1. JOINT NOT REQ. IN FOOTING.
1.1. PROVIDE EXPANSION JOINTS @ 48 FT. O.C.

2. #4 x 30" DOWEL @ 12" O.C.
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ECCENTRIC SITE RETAINING WALL - 7.5 FT MAX RETAINING
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Griffin

Griffin_1

Griffin_2
New concrete retaining wall 28.5’ wide
4” off rear property wall
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