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PARK CITY MUNICIPAL CORPORATION 
PLANNING COMMISSION MEETING MINUTES 
COUNCIL CHAMBERS 
MARSAC MUNICIPAL BUILDING 
DECEMBER 11, 2024 
 
COMMISSIONERS IN ATTENDANCE:  Chair Sarah Hall, John Frontero, Christin Van 
Dine, Bill Johnson, Henry Sigg (via Zoom)  
 
EX OFFICIO:  Rebecca Ward, Planning Director; Virgil Lund, Planner II; Ken Fisher, 
Recreation Director; Tate Shaw, Assistant Recreation Director; Mark Harrington, Senior 
City Attorney; John Robertson, City Engineer 
 

 
1. ROLL CALL  
 
Chair Sarah Hall called the Planning Commission Meeting to order at 5:30 p.m.  She 
reported that Commissioner Henry Sigg is attending the meeting via Zoom.  
Commissioner Laura Suesser and Commissioner Rick Shand are excused.   
 
2. MINUTES APPROVAL 

 
A. Consideration to Approve the Planning Commission Meeting Minutes 

from November 13, 2024.   
 
Discussions were had about the Meeting Minutes from November 13, 2024.  
Commissioner Bill Johnson referenced Page 39 and noted that there was an error in the 
last sentence of the fifth paragraph and the first sentence of the sixth paragraph.  He 
asked that those sentences be removed.  On Page 40, the last sentence of the first 
paragraph attributes a comment to Commissioner Johnson, but it was made by 
Commissioner Sigg.   
 
MOTION:  Commissioner Johnson moved to APPROVE the Meeting Minutes of 
November 13, 2024, as amended.  Commissioner Van Dine seconded the motion.  The 
motion passed unanimously. 
 
3. STAFF AND BOARD COMMUNICATIONS AND DISCLOSURES 
 
Planning Director, Rebecca Ward, shared updates with the Planning Commission.  She 
reported that as part of the General Plan work, there will be neighborhood meetings for 
the 10 neighborhoods within the General Plan.  The community engagement component 
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of the project is moving forward.  The first neighborhood meeting will take place in Council 
Chambers next Tuesday for the Thaynes Neighborhood.  It is an open house from 5:00 
p.m. to 8:00 p.m.  On Wednesday evening, there will be a meeting for the Masonic Hill 
Neighborhood.  The details regarding those meetings are on the project website.   
 
Director Ward reported that this is the last Planning Commission Meeting for the year.  
The next meeting will be in January.  The Commission has spent approximately 90 hours 
in public meetings this year.  She thanked everyone for their service and dedication.   
 
Commissioner Johnson hoped members of the public would visit the new Planning 
Department page on the City website.  It is a good resource that everyone can utilize.   
 
4. PUBLIC COMMUNICATIONS 
 
There were no public communications.   
 
5. REGULAR AGENDA 
 

A. Bonanza Park – Land Management Code Amendments – Consultants 
Design Workshop will Discuss Recommended Land Management Code 
Amendments to Incorporate the Bonanza Park Small Area Plan through a 
New Mixed-Use Zoning District.  PL-24-06302. 

 
Director Ward presented the Staff Report and explained that Design Workshop 
consultants, Jessica Garrow and Reilly Thimons, are present to share an overview of 
amendments related to site requirements, design guidelines, connectivity, the 
environment, and chain businesses.  Still pending and under review are the feasibility 
components of the code amendments to make sure that they will incentivize 
redevelopment of the neighborhood as well as confirmation with the City Council on the 
project enhancements that would allow developers to request the additional fourth story.  
 
Ms. Garrow reported that the overview of the draft code included in the Meeting Materials 
Packet will be reviewed.  In addition, some next steps will be discussed.  Ms. Garrow 
shared a slide that outlined the project team with Design Workshop.  She reminded those 
present that this project is funded in part through a grant.  There has been work done with 
Director Ward and the Mountainland Association of Government (“MAG”).   
 
Ms. Thimons shared a high-level overview of the proposed code changes.  She explained 
that the purpose of the Bonanza Park Mixed Use (“BPMX”) District is to implement the 
Bonanza Park Small Area Plan by fostering a pedestrian-friendly, mixed-use 
neighborhood with diverse housing options and to locally serve businesses.  In support 
of that purpose, there are some updated site requirements proposed.  This includes lot 
and density requirements.  Currently, there is not a minimum lot size proposed in the 
draft, but there is a minimum density for residential proposed at 10 units per acre.  
Commercial limitations have been included that reflect the numbers within the Small Area 
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Plan.  The proposal is 15,000 to 29,000 square feet of commercial space per building.  
Individual commercial tenants are limited to 5,000 square feet.  There are exceptions, 
which include grocery stores, post offices, and sites that receive conditional use approval.   
 
Open space and site coverage requirements have also been included.  Residential 
parcels must have 40% to 80% site coverage with 20% of the site as Transferred 
Development Right (“TDR”) Open Space.  Commercial parcels must have 40% to 90% 
site coverage with 10% of the site as TDR Open Space.  Industrial parcels must not 
exceed 70% site coverage with 30% of the site reserved as TDR Open Space. 
 
Commissioner John Frontero wanted to see the district further defined.  If requirements 
are going to be assigned to the parcels, it would make sense to further identify and define 
what a residential, commercial, and industrial parcel is.  Ms. Thimons explained that 
Design Workshop will continue to work through the land uses in terms of the current 
structure of the proposed code changes.  The underlying zoning concept has been carried 
through, which is where the residential, commercial, and industrial come from.  It can 
continue to be fine-tuned in the next draft that comes back to the Planning Commission.  
There is a definition that will cover a mixed-use parcel, which will be shared in the future.  
Ms. Garrow added that a mixed-use parcel will fall under a similar commercial 
requirement.  That includes the allowance of 40% to 90% site coverage.  That requirement 
would account for the different types of uses that might be seen in a mixed-use building.   
 
Chair Hall wanted to know why there are residential parcels mentioned because it 
seemed there was a desire to combine the uses and not segment residential as an 
allowed use.  Ms. Thimons explained that in looking at all of the currently allowed 
underlying uses, which will be brought back to the Commission in the future, there will be 
some reconfiguration between allowed by right and conditional.  Conditional uses would 
still be allowed, but go through a different process.  That is intended to reflect some of the 
existing development patterns within the neighborhood and avoid creating unnecessary 
non-conformities.  Director Ward reported that the Affordable Master Planned 
Development (“AMPD”) would be incorporated into the zone.  That is something that can 
be addressed at the next Planning Commission Meeting.  Commissioner Frontero asked 
if maximums are being considered.  For example, a maximum amount of residential that 
is allowed for Bonanza Park.  Director Ward offered to clarify that at the next meeting.   
 
Commissioner Sigg asked how the 10 units per acre was determined.  Ms. Thimons 
explained that the density identified responds to the call out within the Small Area Plan 
for the inclusion of missing middle housing types, including townhomes and cottage 
courts.  It would allow for a nicely planned smaller townhome and/or cottage court 
community.  The intention is to promote pedestrian-oriented missing middle opportunities.  
Ms. Garrow asked for Commissioner feedback on that number as this moves forward.  
Commissioner Frontero wanted to know if there are examples of 10 units per acre on the 
residential side.  Ms. Garrow is not certain but stated that examples can be brought back. 
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Ms. Thimons reviewed the setback requirements.  In the presentation slides, that 
information has been organized by residential (dwelling, two units or less, and dwelling, 
three units or more), commercial, and flex/light industrial.  The setbacks shown mirror 
what currently exists in the underlying uses to create consistency in the code.  Chair Hall 
wanted to understand the reason for breaking out the requirements into residential, 
commercial, and flex/light industrial.  Ms. Thimons explained that when there are mixed 
uses in a neighborhood, it is important to ensure that the setbacks are appropriate to the 
intensity of the parcel and also consider the neighbors.  Utilizing underlying zone district 
requirements also limits the non-conformities as redevelopment starts to occur.  
Commissioner Johnson believes it makes sense to have a unified setback across each 
use, especially because the intention is to have mixed-use.  Ms. Thimons mentioned the 
additional requirements that relate to the Frontage Protection Zone (“FPZ”).  Ms. Garrow 
noted that the Commissioners’ comments can included in the updated draft version. 
 
Building height information was shared with the Commission.  Ms. Thimons explained 
that no structure shall be erected to a height greater than 35 feet.  Exceptions include: 
 

• 1 additional story/45 feet if community benefits are provided; 

• An AMPD may be granted 1 additional story/45 feet. 
 
For visibility and roofs, corner lots must maintain clear visibility within the Sight Distance 
Triangle.  Roofs must be designed to manage snow and ice shedding and to protect 
entries, walkways, and pedestrian areas.  As for Architectural Review, before a Building 
Permit is issued for any allowed or conditional use, the Planning Department must review 
the plans to ensure they meet the requirements.  The following question was posed: 
 

• Are there any concerns about the setback prescribed for the zoning district?  
 
Commissioner Johnson asked about the individual categories: residential, commercial, 
and flex/light industrial.  Director Ward explained that in the Small Area Plan, there was 
potential for flexibility with setbacks.  The MPD perimeter setback would be 25 feet.  What 
is proposed reduces that.  If feedback from the Commission is to establish consistency, 
there can be discussions about whether a reduced setback could be an incentive.   
 
Commissioner Christin Van Dine asked if there is a benefit to setback variations within 
the zone.  Director Ward explained that in the Light Industrial Zone, if there is already an 
industrial use, then there needs to be a buffer for future residential use.  There is a 
provision where the setback is looked at based on the adjacent uses at the time of the 
permit.  As far as addressing uses that may already exist that could present compatibility 
challenges, it is possible to look into whether there should be special considerations to 
address what will become non-complying structures.  Chair Hall thought the underlying 
zone would have more uniformity, so she was surprised by the draft.   
 
Commissioner Sigg further addressed the suggested setbacks.  He prefers a blanket 
overlay and would like more clarity about what has been proposed.  This includes 
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vehicular access and how the rights-of-way might be working here before the setbacks 
are finalized.  He also asked for more clarity on setbacks for lower-density development.   
 
Chair Hall believes there were past discussions about a community benefit where there 
could be a decrease in setbacks or an increase in height.  She would like to see that 
incorporated into the draft language.  Also discussed was when MPDs are processed, 
where there are internal lot lines with the same owner, the Planning Commission or 
Planning Director could reduce or eliminate internal setbacks from the side buildings.   
 
Commissioner Frontero likes the idea of a uniform setback rather than different setbacks 
for individual buildings and uses.  He envisions this area being interchangeable in the 
future.  For example, if an industrial tenant signed a five-year lease for industrial use, later 
on, the building could be repurposed into one of the other mixed-uses while still complying 
with the setbacks.  Uniformity makes sense in a mixed-use area. 
 
Ms. Garrow shared information about the Design Guidelines.  She started by discussing 
the building placement and building orientation.  Building placement requires that 
development include open spaces around buildings for landscaping, outdoor seating, or 
merchandising opportunities.  For parcels over 30,000 square feet, the building mass 
must be broken into smaller volumes using creative methods, such as separate structures 
or linked walkways.  For large lots that are more than five acres, development should be 
clustered to allow for phased development.  As for building orientation, the section 
requires that buildings be oriented to the street to maximize solar exposure.  There is also 
a placeholder in this section related to the addition of vantage points, which will be 
discussed at the Planning Commission Meeting scheduled for February 2025.   
 
Ms. Garrow reported that the guidelines for building scale require certain design elements 
to be incorporated into the building to reduce the perceived mass.  This could include 
varying roof forms, balconies, and variations in window sizes.  Those are intended to 
provide a high-quality design while enabling the applicant and design team to have some 
different options to implement the goals of the Small Area Plan.  Ms. Garrow explained 
that this section also talks about building articulation.  There are requirements related to 
buildings that are more than 35 feet tall or within the FPZ.  There is a requirement for an 
upper-story setback.  Buildings that are over 35 feet tall must have vertical articulation or 
a material change. 
 
In addition to the vertical articulation requirement, there is a horizontal building articulation 
requirement.  Ms. Garrow explained that this is intended to limit blank facades and ensure 
that there is a sense of push and pull as someone comes down the street.  There are 
some specific dimensions relative to building length included in the draft language.   
 
Ms. Garrow noted that there are also requirements listed for fenestration and balconies.  
Those elements contribute to the high-quality design of a building.  In an effort to ensure 
there is strong architectural design, there are requirements related to fenestration and 
transparency.  Private balconies that are at least 6 feet x 8 feet can count towards the 
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open space requirements for a development.  Ms. Garrow next discussed site access and 
on-site parking.  She explained that there is a requirement for larger sites to minimize the 
number of vehicular access points to encourage mid-block walkways to encourage 
pedestrian access.  It might also make sense to include alleyways for vehicular access.  
 
Ms. Garrow shared information about guidelines for parking, which includes the following: 
 

• On-site parking should be accessed from streets other than Park and Kearns, with 
the main access from the shortest block length if no internal street access is 
available; 

• Parking should be located behind the main building and additional access points 
on Park and Kearns should be minimized.  Parking areas on Park and Kearns must 
be screened using landscaping, low walls, or other features, and should not 
exceed 35% of the parcel width; 

• Parking garages should be underground when possible; if above grade, they 
should be located behind the main building and include architectural or artistic 
screening; 

• Parking areas and loading zones should be positioned to minimize visual impact 
from public streets or pedestrian areas, with distinct paving materials to separate 
parking from travel lanes. 

 
Ms. Garrow explained that there is a separate section in the draft code about parking.  
Those requirements, in combination with the Design Guidelines, seek to incentivize 
underground parking and require parking to be located away from main public corridors.  
She reiterated that loading areas should ideally be located in the rear of a building or a 
secondary façade rather than the primary façade where there is more pedestrian activity. 
 
Street-level design information was shared.  Ms. Garrow reported that the intention is to 
encourage active ground-floor uses within the district.  Buildings should have an active 
use on the ground level to support the vibrancy of the public realm.  For buildings that are 
100% residential, a lobby or other common space shall meet this requirement: “All 
buildings shall have at least one main entry on all street-facing facades.  This entry should 
be easily seen from the street and adjacent pedestrian way.”  Commissioner Frontero 
asked about buildings that are 100% residential.  He finds that language problematic 
because, during the public meetings, it was made clear that there is a desire for mixed-
use.  He believes that means there should be mixed-use for each individual building.  The 
public also made it clear that there is no desire for heavy residential use in this area.  As 
a result, he is troubled by the suggestion that there might be buildings that are 100% 
residential.  Commissioner Frontero wants to know how the uses will be regulated.   
 
Ms. Garrow explained that the bullet point related to 100% residential is intended to 
address the missing middle housing pieces that were part of the Small Area Plan.  
Commissioner Van Dine believes the idea is to promote mixed-use, but feels some fully 
residential buildings mixed into the area are appropriate and part of the neighborhood 
character.  Chair Hall believes there needs to be high-level consensus.  Commissioner 
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Van Dine pointed out that AMPDs are not missing middle housing.  It is the missing middle 
housing that is a significant problem.  While she agrees that AMPDs make sense in this 
area, she feels this is an appropriate area for the missing middle residential buildings.  
Commissioner Van Dine acknowledged that there is a need to incentivize mixed-uses.   
 
Chair Hall believes the preliminary draft of the language indicates there could potentially 
all be residential.  There is no requirement for commercial.  However, what a lot of 
Commissioners envisioned was mixed-use that maintains floor-level commercial.   
 
Commissioner Frontero wants to eliminate as much gray area as possible.  He will 
continue to push for maximums on residential, commercial, and industrial.  There is 
openness to discussions about what those maximums look like, but the maximums are 
needed.  He imagines other communities have done this.  It might be possible to look 
elsewhere for some guidance.  Commissioner Sigg agrees that this was intended to be 
mixed-use.  If there are too many blocks of single-purpose buildings, it will impact the 
vibrancy of the area.  The idea of Bonanza Park is to have a vibrant neighborhood 
throughout.  It might be best to identify sites that are more appropriate for a whole building 
of one use.  First come, first served makes him nervous, because it might result in all of 
the commercial being on the east side.  It might be best if there is a requirement by code 
that there must be a certain percentage of each of the uses.  
 
Ms. Garrow reviewed environmental and economic information.  She reported that within 
the proposed code, some new open-space typologies were identified.  These typologies 
were addressed and identified within the Small Area Plan.  New definitions have been 
created to outline how each can be used within the district and the FPZ.   
 
In terms of sustainability requirements, language has been incorporated to support the 
City’s net zero goals.  Sustainability measures have also been identified for applicants to 
implement within their buildings.  That includes the use of on-site solar where it makes 
sense and the implementation of energy-saving measures.  The section also identifies 
best practices for building certification.  Ms. Garrow next shared information about 
conventional chain businesses.  There is an updated section included in the code.  She 
explained that conventional chain businesses are anticipated to be conditional uses within 
the district and would be required to meet the existing conditional use criteria and obtain 
a Conditional Use Permit (“CUP”).  Additional criteria have been added to ensure those 
chain businesses are appropriate and will support the vibrancy of the Bonanza area.  The 
Design Guidelines state that there cannot be any chain or corporate type of building 
structures.  There can be signage, but not corporation-specific building styles.   
 
Commissioner Johnson asked if there would be a cap placed on the number of 
conventional chain businesses.  Director Ward explained that the evaluation regarding 
conventional chain businesses would look at the correct balance for the neighborhood.  
The draft code amendments include regulations and the review process for those 
conditional uses.  She reiterated that the draft elements largely have to do with the review 
process.   
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Commissioner Sigg asked if there is a distinction in the code between a chain business 
and a franchise.  Director Ward stated that a conventional chain business is a defined 
term in the code.  Commissioner Sigg thought that a conventional chain business would 
be owned by the corporation that runs the business, which is different than an individual 
who purchases a franchise.  Director Ward reported that the definition is based on the 
total number of locations and whether it is substantially identical to more than 10 other 
businesses.  For example, commercial uses with standardized menus or merchandise.   
 
Chair Hall opened the public hearing. 
 
Craig Elliott gave his zip code as 84060.  He reviewed the proposed documents ahead of 
the meeting and had comments to share about what has been drafted so far.  Elliott 
explained that he will leave a hard copy of his comments and can also provide a PDF file 
if desired.  Mr. Elliott acknowledged the need to have residential on the first floor of the 
development in this area, but he does not necessarily believe it should be put everywhere.  
Where redevelopment is happening around transit in Salt Lake, commercial spaces are 
being built, but those spaces are empty because it is difficult to lease them.  He suggested 
looking at different sections of Bonanza Park to determine where commercial should 
ideally be located.  The residential in-between will feed the retail spaces.  As for making 
the fourth floor discretionary, that will likely discourage redevelopment.   
 
Mr. Elliott reported that the front setbacks on Main Street are zero.  If there is a desire to 
create urban settings with sidewalks, 20-foot setbacks do not make sense.  He noted that 
Kearns, Park, Bonanza, and Deer Valley Drive are arterials and should not be made into 
commercial streets.  It makes sense to push everything inside and have the inner street 
system become those commercial areas where people can gather and congregate.  The 
perimeters will create the necessary buffer.  Trying to make an arterial a business and 
commercial street is unlikely to work well.  He shared the hard copy of his comments.      
 
There were no further comments.  The hearing was continued to February 12, 2025. 
 
MOTION:  Commissioner Johnson moved to CONTINUE Agenda Item 5A, Bonanza Park 
– Land Management Code Amendments, and the public hearing to the February 12, 
2025, Planning Commission Meeting.  The motion was seconded by Commissioner 
Frontero.  The motion passed with the unanimous consent of the Commission.  
 

B. 1400 Sullivan Road – Master Planned Development and Conditional 
Use Permit – The Applicant Proposes a 15,000-Square-Foot Single-Story 
with Associated Outdoor Recreation, Including a Volleyball Court, a 
Basketball Court, a Fenced Playground Area, and an Outdoor Patio to 
Replace the Existing 5,000 Square-Foot City Park Recreation Building in 
the Urban Park Zoning District.  CUP PL-24-06244, MPD PL-24-06246.  

 
Planner II, Virgil Lund, presented the Staff Report and explained that the item relates to 
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1400 Sullivan Road.  Recreation Director, Ken Fisher, Assistant Recreation Director, Tate 
Shaw, and Seth Striefel from Sparano + Mooney Architecture introduced themselves to 
the Commission.  Planner Lund reported that this item is an MPD and CUP.  It is also a 
review of the Housing Mitigation Plan for a recommendation to the Housing Authority.  He 
shared background information about the site and noted that the applicant proposes 
demolishing the existing 5,000-square-foot recreational building at City Park to construct 
a 15,000-square-foot single-story community center and outdoor patio area.  It is also 
proposed to relocate the existing outdoor recreation amenities, including two volleyball 
courts, a basketball court, and a playground area in the Urban Park Zone (“UPZ”).  The 
site is comprised of several parcels owned by Park City Municipal Corporation.  It is 
surrounded by residential neighborhoods to the west and north.  Deer Valley Drive is 
located to the east and Miner’s Hospital is to the south of the property.  
 
Planner Lund shared an image from the Summit County Parcel Viewer.  It shows the 
community center and how it crosses over two different metes and bounds parcels.  The 
subdivision application was taken off of this meeting agenda for the Engineering 
Department and other City departments to continue to review the proposed subdivision.  
There are a lot of small rights-of-way included in this parcel, so additional details need to 
be worked out.  There is a Condition of Approval that the subdivision needs to be recorded 
prior to Building Permit submittal.  Planner Lund reported that on June 20, 2024, the City 
Council reviewed the proposed plans and entered into a Professional Services 
Agreement with an architecture firm.  The Planning Commission held a Work Session on 
September 25, 2024, and provided feedback.  The applicant has submitted revised plans.   
 
An image of the existing building, basketball court, and volleyball courts were compared 
to the proposal.  Planner Lund explained that the proposal is outlined in gray and the 
existing conditions are shown in the colored sections.  The proposal complies with the 
MPD criteria found in Land Management Code (“LMC”) 15-6.  That includes the 16 
findings the Planning Commission must make in order to grant an MPD, which are found 
in Section 15-6-6.  Additionally, the proposal complies with all 16 required findings and 
the MPD criteria outlined in 15-6-5.  Planner Lund stated that the community center is 
part of a historic site, Miner’s Hospital.  As a result, the applicant is required to submit a 
Historic District Design Review (“HDDR”) pre-application, which has been submitted.  All 
of the Historic District Guidelines must be followed for the historic site. 
 
The proposal complies with all of the UPZ criteria.  During the Work Session in 
September, there was feedback received about the height and the rooftop mechanical 
equipment.  The dashed line on the image presented shows where the rooftop 
mechanical equipment will be.  It will reach a height of 30 feet with the screening.  The 
roof height at that portion will be 25 feet from the existing grade.  The maximum height 
surrounding the building is 27.3 feet.  Planner Lund discussed off-street parking.  The 
applicant proposes 28 new parking spaces and complies with the off-street parking ratio 
requirements.  The applicant also proposes electric vehicle (“EV”) charging that complies 
with the EV Charging Code.  Planner Lund reported that two dual port stations are 
proposed as well as infrastructure for a total of 14 future EV parking stalls.   

App
rov

ed
 01

.08
.20

25



Park City Municipal Corporation 
Planning Commission Meeting 
December 11, 2024 
 

10 
 

 
There was some feedback received from the Planning Commission regarding bicycle 
parking.  With that feedback in mind, the applicant proposes 32 outdoor covered bicycle 
parking stalls and five hooks inside the Staff Room to allow for indoor bicycle parking.   
 
The proposal complies with the CUP, Fences, and Retaining Wall criteria.  Planner Lund 
shared an image to illustrate the fencing surrounding the basketball court, volleyball 
courts, and the playground.  The fence will range in height from 10 to 12 feet for the 
recreation courts.  The playground fence will range in height from 4 to 8 feet.   
 
Planner Lund discussed the Housing Mitigation Plan.  It was determined that the new 
community center will generate a housing obligation of 0.27 Affordable Housing 
Equivalents based on the proposed community center staffing.  This housing obligation 
would require a unit of at least 243 square feet of net livable space.  The housing 
obligation is fulfilled by the 773-square-foot deed-restricted unit at 1450 Park Avenue.   
 
Some of the Conditions of Approval were highlighted.  Planner Lund reported that 
Condition of Approval #3 has been amended since the publication of the Meeting 
Materials Packet.  The crab apple trees must be replaced with trees of the same species 
3 inches in diameter, whereas the original condition mentioned 18 inches in diameter.  
Condition of Approval #6 discusses a 6-inch soil cap at all disturbed areas, which will be 
overseen by the Environmental Regulatory Program Manager.  Condition of Approval #20 
states the applicant shall obtain Planning Commission approval of a subdivision and 
record the approved subdivision with Summit County prior to Building Permit submittal.  
That should be coming to the Commission for consideration early in 2025.  Condition of 
Approval #13 relates to the use.  If the recreational use is ever changed, the affordable 
housing requirement can be reevaluated at that time.  The Planning Commission is 
reviewing: 
 

• MPD and CUP for the 15,000-square-foot community center; 

• CUP for fences over 6 feet in height from final grade; 

• Consider forwarding a positive recommendation for the Housing Authority’s 
review of the Housing Mitigation Plan. 

 
Mr. Striefel shared comments about the fence heights.  Standing inside the playground, 
the fence will be 4 feet tall throughout the playground.  However, outside of the 
playground, there is a retaining wall that will follow the height of the playground.  The 
different heights have to do with the grade changes.  It is similar to the basketball court.  
Inside the basketball court, it is an 8-foot-tall fence, but on the trail, the grade changes 
approximately two feet over the length of the basketball court.  Over the course of the 
volleyball court, there is a grade change that is approximately three feet.   
 
Commissioner Frontero had a question about the parking requirements.  He noted that 
75 spaces are required and there are currently 47, which means an additional 28 parking 
spaces are needed on the site.  He asked whether the extra parking spaces are needed 
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to support the community center and its uses.  If not, there might be support for a 
reduction in parking.  He pointed out that there are pedestrian and bicycle paths to the 
community center as well as bus stops in the front.  The site could potentially have less 
parking and more community space.  Mr. Fisher pointed out that the building will triple in 
size and operate year-round.  During certain times of the year, the full amount of parking 
might be needed.  That being said, in the winter, the uses are slightly less.  The project 
was designed to meet the current codes.  Mr. Striefel explained that the day camp 
requires parents to park and sign in.  The same is true for pickup.  It seems the parking 
on the south side of the building should remain.  With the community event space, there 
is an opportunity to have rentals, so it makes sense to follow the parking requirements.  
 
Commissioner Van Dine does not believe the site will be over-parked and noted that extra 
parking for the day camp will be beneficial.  Based on the programming that could take 
place in the community center, it makes sense to have the parking proposed.  
Commissioner Johnson agreed and suggested that the parking remain as proposed.  He 
mentioned the possibility of winter season enforcement.  Chair Hall noted that the library 
previously implemented a three-hour limit where it was possible to ask for an extension.  
It was stated that this is currently done at the MARC.  A three-hour parking limit could be 
implemented if that becomes necessary.  Chair Hall believes it will be needed on the site. 
 
Chair Hall opened the public hearing.  There were no comments.  The hearing was closed.  
 
MOTION:  Commissioner Van Dine moved to APPROVE the Master Planned 
Development and Conditional Use Permit for 1400 Sullivan Road, based on the amended 
Findings of Fact, Conclusions of Law, and Conditions of Approval, and forward a positive 
recommendation for the Housing Authority’s review of the Housing Mitigation Plan: 
 
Findings of Fact 
 

1. The Applicant proposes demolishing the existing 5,000-square-foot 
Recreation Building at City Park (1400 Sullivan Road) to construct a 15,000-
square-foot single-story Community Center and outdoor patio area and to 
relocate the existing outdoor recreation amenities, including two volleyball 
courts, a basketball court, and a playground area, in the Urban Park Zone 
(UPZ). 

 
2. The site is comprised of several parcels, owned by Park City Municipal 

Corporation, and is surrounded by residential neighborhoods to the west 
and north and Deer Valley Drive to the east.  Miner’s Hospital is to the south 
of the proposed Community Center and is a Landmark Historic Site on Park 
City’s Historic Sites Inventory. 

 

3. Land Management Code (LMC) § 15-6-2(A) requires an MPD for public 
projects with 10,000 square feet or more. LMC § 15-2.26-2(C)(5) requires a 
CUP for a Public Recreation Facility within the UPZ and § 15-2.26-2(C)(14) 
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requires a CUP for Fences over six feet in height from Final Grade within 
the UPZ.  On August 19, 2024, the Applicant submitted CUP and MPD 
applications for Planning Commission review. 

 

4. The proposed Community Center crosses two metes-and-bounds parcels: 
SA-265-A-X and SA-235-1-X.  As a result, the Applicant will be required to 
complete a subdivision to create a Lot.  On August 19, 2024, the Applicant 
submitted a subdivision application to create a 619,423-square-foot Lot for 
the Community Center.  The subdivision must be reviewed and approved 
by the Planning Commission and recorded with Summit County prior to the 
Applicant submitting a Building Permit. The Applicant is working through the 
details of the subdivision because the metes-and-bounds parcels 
encompass many acres and city properties. As a result, the Applicant 
requests additional time to finalize the proposed subdivision. The 
subdivision will be scheduled for the Planning Commission’s review in early 
2025. The Applicant requests the Planning Commission Final Action on the 
MPD and CUPs so they can begin the next steps in the process to prepare 
for building permit submittal in spring. 

 

5. City Park includes a basketball court, two volleyball courts, sports fields, a 
playground, and a 5,000-square-foot Recreation Building constructed prior 
to 1987.  The Recreation Building has undergone minor remodels and 
improvements over the years; for the Site to continue to function as built, 
the facilities would need comprehensive updates. 

 

6. On February 15, 2024, the City Council provided input on a conceptual 
design for the proposed Community Center.  On June 20, 2024, the City 
Council reviewed the proposed plans for the Community Center and 
approved a Professional Services Agreement for Sparano + Mooney 
Architecture.  On September 25, 2024, the Planning Commission reviewed 
the Community Center proposal during a work session.  The Planning 
Commission provided feedback on the proposed project and required the 
Applicant to increase outdoor bike parking and indoor storage for bikes. 

 

7. On September 25, 2024, the Planning Commission reviewed the 
Community Center proposal during a Work Session.  The Planning 
Commission provided feedback on the proposed project and requested the 
Applicant increase outdoor bike parking and enclosed storage for bikes.  
The Applicant submitted revised plans to address the Planning 
Commission’s feedback on November 15, 2024. 

 

Required Findings and Conclusions of Law Outlined in LMC § 15-6-6. 
 

8. Complies with all requirements of the Land Management Code. 
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9. Meets the minimum requirements of Section 15-6-5. 
 

10. Provides the highest value of Open Space, as determined by the Planning 
Commission.  MPDs shall contain a minimum of sixty percent (60%) Open 
Space. 

 

a. The existing Recreation Building site contains 504,397 square feet 
of Open Space, which is 81% of the total project area. The new 
Community Center will maintain 489,951 square feet of Open Space 
or 79% of the Lot.  The Open Space that will be maintained is a mix 
of Landscaped Open Space with recreational courts and fields and a 
small amount of Natural Open Space that contains undisturbed 
natural vegetation running along the Poison Creek Trail. 

 
11. Strengthens and enhances the resort character of Park City. 

 
a. The proposed Community Center will provide updated recreational 

facilities, courts, and a playground for residents and visitors.  The 
Community Center will provide additional gathering spaces for 
community events. 

 
12. Compliments the natural features on the Site and preserves significant 

features or vegetation to the extent possible. 
 
a. Poison Creek runs along the east side of the proposed project with 

surrounding Significant Vegetation. The proposed Community 
Center is set back 80 feet from Poison Creek.  The creek and 
Significant Vegetation will be preserved, and access will be 
enhanced with new trail connections proposed from the Community 
Center to Poison Creek Trail. 
 

b. The proposed Community Center’s new building and recreation 
amenities, such as sports courts and playgrounds will require the 
removal of 48 trees. 

 

c. On September 5, 2024, the Forestry Board reviewed the proposed 
project.  The Applicant will be required to replace 44 of the 48 trees 
proposed to be removed, including six flowering crab apple trees that 
are required to be replaced with new trees of the same species and 
three inches in diameter.  See Condition of Approval 3. 

 

d. The Applicant’s Landscape Plan details the planting of hundreds of 
Waterwise shrubs, herbaceous and ground cover plants, as well as 
49 new trees to replace the removal of significant vegetation. 
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13. Is Compatible in Use, scale, and mass with adjacent Properties, promotes 

neighborhood Compatibility, and Historic Compatibility, where appropriate, 
and protects residential neighborhoods and uses. 
 
a. The existing Recreation Building is approximately 5,000 square feet.  

The Applicant proposes a new Building with 15,000 square feet of 
interior space and approximately 4,446 square feet of covered 
outdoor Area.  The total project site for the proposed Community 
Center is 619,423 square feet.  The total roof area of the Structure, 
including all covered bike storage areas and covered patios will be 
approximately 19,446 square feet, or about 3% of the total Site.  The 
Community Center is proposed to be centrally situated for 
convenient pedestrian and vehicular access.  The increase in square 
footage is appropriate for the Site and will provide additional and 
enhanced recreation opportunities for the public. 
 

b. The proposed Structure complies with UPZ Setback and Building 
Height requirements and is oriented north-south along the park to 
encourage pedestrian circulation and easy access to City Park. 

 

c. In the Neighborhoods section of the General Plan, Goal 6.1 states 
that infill and new additions in Old Town should be compatible with 
the neighborhood context and subordinate to existing historic 
structures.  The Community Center is proposed to be subordinate to 
the nearby Miner’s Hospital.  The Miner’s Hospital is approximately 
35-38 feet in height while the Community Center will be 28 feet.  The 
Community Center will be set back 250 feet from Miner’s Hospital. 

 

d. The Applicant proposes a building design that is compatible with the 
historic proportions and dimensions of Miner’s Hospital. 

 
14. Provides amenities to the community so that there is no net loss of 

community amenities. 
 

a. The proposed Community Center will increase community amenities. 
 

15. Is consistent with the employee Affordable Housing requirements as 
adopted by the City Council at the time staff determined the Application to 
be complete. 
 
a. The Housing Department submitted a Housing Mitigation Plan 

outlining compliance with the affordable housing requirements and 
requests the Planning Commission consider forwarding a positive 
recommendation to the Housing Authority (City Council). 

App
rov

ed
 01

.08
.20

25



Park City Municipal Corporation 
Planning Commission Meeting 
December 11, 2024 
 

15 
 

 
16. Meets the Sensitive Lands requirements of the Land Management Code 

and is designed to place Development on the most developable land and 
least visually obtrusive portions of the Site: 
 
a. The Site is not located within the Sensitive Land Overlay. 

 
b. The Site is located within the Soils Ordinance: The Applicant shall be 

required to provide a clean 6” soil cap at all disturbed areas, and all 
existing disturbed soil that cannot be reused on site will require 
testing and disposal offsite. 

 
17. Promotes the Use of non-vehicular forms of transportation through design 

and by providing trail connections: 
 
a. The Applicant proposes bike parking that exceeds the requirements 

of the LMC. 
 

b. The Applicant proposes enhanced trail connections to Poison Creek 
Trail. 

 
18. Was noticed and the Planning Commission held a public hearing in 

accordance with this Chapter: 
 
a. Staff published a notice on the City’s website and the Utah Public 

Notice website and posted a notice to the property on November 27, 
2024.  Staff mailed a courtesy notice to property owners within 300 
feet on November 27, 2024.  The Park Record published a courtesy 
notice on November 27, 2024. 

 
19. Incorporates best planning practices for sustainable development, including 

water conservation measures and energy-efficient design and construction, 
per the Residential and Commercial Energy and Green Building program 
and codes adopted by the Park City Building Department in effect at the 
time of the Application. 
 
a. The Applicant coordinated with the Sustainability Department on the 

Community Center.  The Sustainability Department reviewed the 
plans and determined the proposed Community Center meets the 
definition of Zero Emissions Buildings.  The Community Center 
incorporates passive elements to maximize solar gains and will be 
all-electric, energy efficient, and powered by renewable energy. 
 

b. The Applicant proposes meeting Net Zero objectives: “The Park City 
Community Center will be designed per best sustainability practices 
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and will meet or exceed the requirements of the 2021 International 
Energy Conservation Code (IECC).  Although LEED Certification will 
not be pursued, the requirements of LEED will be followed for indoor 
environmental air quality and material selections. In terms of energy 
usage, the design team is utilizing energy modeling to define the 
project's Energy Use Intensity (EUI), and the model will be utilized to 
determine system selections that provide the highest level of 
efficiency within the budget parameters.  Preliminary modeling at the 
Schematic Design level shows an EUI of between 34 and 37, and 
this will get lower as the project progresses and additional efficiency 
measures are implemented.  The building enclosure will include a 
fluid-applied air and water barrier to limit air/water infiltration; 
continuous exterior insulation at both roof and walls to minimize 
thermal bridging; and high-performance glazing systems with U 
values below code requirements.  Mechanical systems will be 
efficient heat pump type and all-electric, with no combustion used on 
the project.  Water usage will be minimized using low-flow plumbing 
fixtures, and a landscape of native drought-tolerant plantings. 
Daylighting will be maximized in all regularly occupied spaces, thus 
minimizing the use of artificial lighting, and lowering energy 
consumption.” 

 
20. Addresses and mitigates Physical Mine Hazards according to accepted City 

regulations and policies: 
 

a. According to the project Civil Engineer, there are no Physical Mine 
Hazards within the Community Center project area. 

 
21. Addresses and mitigates Historic Mine Waste and complies with the 

requirements of the Park City Soils Boundary Ordinance: 
 
a. The Applicant shall be required to comply with Park City Municipal 

Code Chapter 11-15.  The Applicant shall provide a clean 6” soil cap 
at all disturbed areas, and all existing disturbed soil that cannot be 
reused on-site will require testing and disposal offsite.  See Condition 
of Approval 6.  This must be completed subject to approval by the 
Environmental Regulatory Program Manager. 

 
22. Addresses Historic Structures and Sites on the Property, according to 

accepted City regulations and policies, and any applicable Historic 
Preservation Plan: 
 
a. The Applicant proposes a building design compatible with the historic 

proportions and dimensions of the Miner’s Hospital building. 
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b. The Applicant submitted a Historic District Design Review – Pre-
Application and will require a staff review and a letter verifying 
compliance with Historic District Regulations. 

 
23. Addresses and mitigates traffic: 

 
a. The Traffic Impact Study guidelines outline when traffic impact 

studies are required for land use applications based on land use 
categories.  The guidelines state a Traffic Impact Study (TIS) is 
required when a proposed development or redevelopment will 
generate 25 or more net new vehicle trips during the weekday AM or 
PM peak hour or other analysis hour at the discretion of Park City 
staff. 
 

b. The existing Uses for the Site include a 5,000-square-foot 
Recreation Building used for community events and programming 
with an outdoor playground, basketball court, and two volleyball 
courts.  The existing Uses total approximately 30,000 square feet. 
The proposed Uses for the Site include two community/multi-
purpose classrooms, a multi-purpose/community event room, and 
outdoor patio and outdoor playground, a basketball court, and two 
volleyball courts.  The proposed Uses total approximately 40,000 
square feet. 

 

c. The TIS guidelines state: “Studies are only required to analyze the 
peak hours in which the proposed project would be anticipated to 
generate 25 or more vehicle trips.  Proposed developments may take 
credit for the vehicle trips generated by existing land uses to be 
replaced on the project site.”  An increase of 10,000 square feet for 
the proposed Uses compared to the existing Uses at the Site does 
not generate 25 or more new vehicle trips since the proposed Uses 
are similar to what is existing, and no TIS is therefore required. 

 
Urban Park Zoning District  
 

24. The Application, as Conditioned, complies with the UPZ review criteria 
outlined in LMC Chapter 15-2.26. 
 
a. The purpose of the UPZ, outlined in LMC § 15-2.26-1, is to: 

 
i. Promote the preservation of Historic Buildings, Structures, 

Sites, or Objects. 
ii. Preserve the vegetation and habitat of natural Areas. 
iii. Provide for careful review of low-intensity recreational Uses 

and environmentally sensitive, non-motorized trails. 
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iv. Establish and preserve districts for land Uses requiring 
substantial Areas of Open Space covered with vegetation that 
are substantially free from Accessory Buildings, Streets, and 
Parking Lots.  

v. Permit recreational Uses and preserve recreational land. 
vi. Encourage parks, golf courses, trails, and other compatible 

public or private recreational Uses, preserve and enhance 
park amenities; and 

vii. encourage sustainability, conservation, and renewable 
energy. 
 

b. The proposed Community Center preserves and enhances park 
amenities and promotes the preservation of Historic Sites through 
design elements compatible with the proportions and dimensions of 
Miner’s Hospital. 
 

c. Lot and Site Requirements: 
 

i. All Structures must be no less than 25 feet from the boundary 
line of the Lot. The proposed Community Center maintains a 
30-foot Setback on the West and East proposed Lot Lines, 
and a Setback greater than 100 feet on the North and South 
proposed Lot Lines. 
 

d. Building Height: 
 

i. No Structure may be erected to a height greater than 28 feet 
from the Existing Grade. 

ii. Water towers, mechanical equipment, and associated 
Screening, when enclosed or screened, may extend up to five 
feet above the height of the building. 

iii. The Applicant’s roof-over-topography plan shows the 
proposed Community Center will reach a maximum height of 
27.3 feet from the Existing Grade.  The Applicant proposes 
screened mechanical equipment located in the middle of the 
building, set back five feet from the edge of the building.  The 
screened mechanical equipment is 30 feet from the Existing 
Grade.  The roof maintains a Building Height of 25 feet from 
the Existing Grade where the screened mechanical 
equipment is located. 

 
Master Planned Development 
 

25. The Application, as Conditioned, complies with the Master Planned 
Development Review Criteria Outlined in LMC § 15-6-5: 
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a. All MPDs shall contain the following minimum requirements.  Many 

of the requirements and standards will have to be increased for the 
Planning Commission to make the necessary findings to approve the 
MPD. 
 

b. Density: 
 

i. Density in the UPZ is volume-based, determined by Building 
Height, Setbacks, and Open Space requirements.  

ii. The proposed Community Center complies with the Setbacks 
and Building Height requirements for the UPZ and maintains 
489,951 square feet or 79% Open Space. 

 
c. Setbacks: 

 
i. The minimum Setback around the exterior boundary of an 

MPD shall be twenty-five feet (25') for Parcels greater than 
two (2) acres. 

ii. The proposed Community Center maintains a 30-foot Setback 
on the West and East proposed Lot Lines, and a Setback 
greater than 100 feet on the North and South Lot Lines. 

 
d. Open Space: 
 

i. All MPDs shall contain a minimum of sixty percent (60%) 
Open Space, defined in LMC § 15-15-1 as follows: 
 
1. Open Space, Landscaped: Landscaped Areas, which 

may include local government facilities, necessary 
public improvements, playground equipment, 
recreation amenities, public landscaped and hard-
scaped plazas, and public pedestrian amenities, but 
excluding Buildings or Structures. 

2. Open Space, Natural: A natural, undisturbed Area with 
little or no improvements. Open space may include but 
is not limited to, such Areas as Ridge Line Areas, 
Slopes over thirty percent (30%), wetlands, Stream 
Corridors, trail linkages, Subdivision or Condominium 
Common Areas, or view corridors. 

 
ii. LMC § 15-6-5(D)(3) states the Planning Commission shall 

designate the preferable type and mix of Open Space for each 
MPD, and the Commission's determination shall be based on 
the guidance given in the General Plan.  LMC § 15-6-5(D)(3) 

App
rov

ed
 01

.08
.20

25



Park City Municipal Corporation 
Planning Commission Meeting 
December 11, 2024 
 

20 
 

also states that Landscaped Open Space may be used for 
project amenities such as gardens, greenways, pathways, 
plazas, and other similar Uses.  The Applicant proposes to 
maintain 489,951 square feet of Open Space or 79% of the 
site.  The Open Space is a mix between Landscaped Open 
Space with recreational courts and fields, and Natural Open 
Space that contains undisturbed natural vegetation running 
along the Poison Creek Trail.  

iii. Goal 4, Objective 4C of the General Plan states: “Prevent 
fragmentation of open space to support ecosystem health, 
wildlife corridors, and recreation opportunities.” 

iv. Goal 9 of the General Plan is to provide unparalleled Parks 
and Recreation opportunities for residents and visitors. 

v. The proposed Community Center supports both goal 9 and 
objective 4C because it provides residents and visitors with 
modern public recreation opportunities. 

vi. The Applicant proposes to maintain 489,951 square feet of 
Open Space or 79% of the site.  The Open Space is a mix 
between Landscaped Open Space with recreational courts 
and fields, and Natural Open Space that contains undisturbed 
natural vegetation running along the Poison Creek Trail. 

 
e. Off-Street Parking: 

 
i. The number of Off-Street Parking Spaces in each MPD shall 

not be less than the requirements of the LMC. 
ii. The proposed Structure has 15,000 square feet of floor Area, 

and 75 Parking Spaces are required, per LMC § 15-3-6(B). 
There are 47 existing Parking Spaces, and the Applicant 
proposes to construct an additional 28 Parking Spaces, for a 
total of 75 Parking Spaces. 
 

f. Building Height: 
 

i. The Building Height requirements of the Zoning District in 
which an MPD is located shall apply. The UPZ Height 
requirements are 28 feet with an additional five feet allowed 
for Screened Mechanical Equipment. 

ii. The Applicant’s roof-over-topography plan shows the 
proposed Community Center will reach a maximum Building 
Height of 27.3 feet from the Existing Grade.  The Applicant 
proposes screened mechanical equipment located in the 
middle of the building, set back five feet from the edge of the 
building. The screened mechanical equipment is 30 feet from 
Existing Grade.  The roof maintains a Building Height of 25 
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feet from Existing Grade where the screened mechanical 
equipment is located. 

g. Site Planning:  
 

i. An MPD shall be designed to take into consideration the 
characteristics of the Site upon which it is proposed to be 
placed.  The project should be designed to fit the Site, not the 
Site modified to fit the project.  The Applicant must address 
the following in the Site planning for an MPD. 

ii. Projects shall be designed to minimize Grading and the need 
for large retaining Structures. 
 
1. The Applicant’s proposed Site Plan shows minimal 

Grading for the new Community Center. The final 
Grade of the Site will be within four feet of Existing 
Grade.  The Applicant proposes a rock stack retaining 
wall along the north side of the Site ranging in height 
from two feet to four feet from Final Grade. 
 

iii. Roads, utility lines, and Structures should be designed to work 
with the Existing Grade.  Cuts and fills shall be minimized. 
 
1. No new roads are proposed. Final Grade of the Site will 

be within four feet of Existing Grade. 
 

iv. Existing trails shall be incorporated into the Open Space 
elements of the project and shall be maintained in their 
existing location whenever possible. 
 
1. The existing Poison Creek Trail will not be affected.  

The Applicant proposes a trail connection to the Poison 
Creek Trail from the Site. 

 
v. Adequate internal vehicular, pedestrian, and bicycle 

circulation shall be provided. Pedestrian and bicycle 
circulations shall be separated from vehicular circulation and 
shall provide safe travel within the boundaries of the MPD and 
safe travel to adjoining public sidewalks, trails, and Rights-of-
Way. 

 
1. The Applicant proposes a bicycle and pedestrian 

connection to the Poison Creek Trail that is separate 
from the vehicular circulation system. 
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vi. The Site plan shall include adequate Areas for snow removal 
and snow storage.  The Landscape Plan shall allow for snow 
storage Areas. Structures shall be set back from any hard 
surfaces to provide adequate Areas to remove and store 
snow.  Snow shall be stored on-site unless otherwise 
approved by the Planning Commission.  
 
1. The proposed Snow Storage is 37,423 square feet or 

approximately 34.1% of the Parking Area. 
 

vii. The Site plan shall include adequate Areas for trash and 
recycling containers and shall include an adequate circulation 
area for pick-up vehicles.  Convenient pedestrian Access shall 
be provided within the MPD to the trash and recycling 
containers. 
 
1. The Site Plan shows a trash and recycling area in the 

Parking Area.  The trash and recycling area is 
screened with a metal closure.  The location of the 
trash and recycling enclosure is in a convenient 
location for pick-up vehicles and pedestrian access. 
 

viii. The Site plan for an MPD shall include transportation 
amenities including drop-off Areas for van and shuttle service, 
and a bus stop, if applicable. 
 
1. No bus stop or shuttle area is proposed for the 

Community Center.  The Applicant will provide a drop-
off loading/unloading zone for the day camp. 

2. There is an existing bus stop on Park Avenue 
approximately 300 feet from the entrance to the 
proposed Community Center. 

 
ix. Service and delivery Access and loading/unloading Areas 

must be included in the Site plan.  The service and delivery 
should be kept separate from pedestrian Areas. 
 
1. The Applicant will provide a drop-off loading/unloading 

zone for the day camp. 
h. Landscaping and Lighting: 

 
i. The Forestry Board reviewed the proposal on September 5, 

2024, and requires that landscaping must be compliant with 
Wildland-Urban Interface requirements outlined in Municipal 
Code of Park City (MCPC) Chapter 11-21, including no 
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vegetation planted within 30 feet of any structure and 
requiring plantings from the approved species list outlined in 
MCPC Section 14-1-5.  The Forestry Board also requires the 
replacement of 44 of the 48 significant trees that will be 
removed or impacted as a result of the new Community 
Center. 

ii. The Applicant provided a conceptual Landscape Plan that 
complies with LMC § 15-5-5(N).  The Landscape Plan 
identifies a total of 48 significant trees which will be removed 
with the construction of the proposed Community Center 
building and recreation amenities; it also details the planting 
of 49 new trees of two-inch caliper and at least 50% water-
wise plant species. 

iii. The Landscape Plan is required to be updated to include the 
Forestry Board’s requirement of replacing six mature 
flowering crab apple trees on the site, which will be impacted 
from the Community Center, with new trees of the same 
species and 3 inches in diameter.  See Condition of 
Approval 3. 

iv. The Forestry Board also recommended the Applicant avoid 
planting evergreen trees near the two volleyball courts 
because fallen needles may create a hazard for players.  The 
Applicant’s Landscape Plan does not propose evergreen 
trees near the two volleyball courts. 

v. LMC § 15-5-5(J) requires outdoor lighting to be fully shielded 
and down-directed, with a maximum color temperature of 
3,000 degrees Kelvin.  Pursuant to LMC § 15-5-5(J)(11), 
pathway lighting must not be mounted more than 10 feet 
above finished grade.  Recreational lighting for baseball 
diamonds, playing fields, and tennis courts shall not exceed 
70 feet above Natural Grade and shall be turned off within 30 
minutes of the completion of the last recreation activity 
associated with the lighting, and in general, must be turned off 
by 11 PM unless an exception is granted by the Planning 
Director for a Special Event. Other requirements for 
recreational lighting are outlined in LMC § 15-5-5(J)(12). See 
Conditions of Approval 4 and 5. 
 

i. Employee/Affordable Housing: 
 
i. Resolution No. 05-2021 Section 13 requires Applicants to 

submit a Housing Mitigation Plan as part of an MPD 
application with Planning Commission review and 
recommendation to the Housing Authority (City Council).  The 
Affordable Housing team provided a Housing Mitigation Plan 
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outlining the affordable housing requirements triggered by the 
new Community Center. 

ii. Section (8)(C) of Resolution No. 05-2021 allows for reductions 
in housing obligations for projects that serve a public benefit 
and Section (8)(D) allows for an independent calculation in 
which the Recreation Department presents an argument for a 
more reasonable staffing increase based on actual plans. 

iii. The Housing Mitigation Plan explains the new Community 
Center will require hiring up to five new seasonal employees 
and one new full-time employee, though the hiring need will 
not be immediate and will ramp up over time.  The number of 
new seasonal and full-time employees is equivalent to two 
Full-Time Equivalents (FTEs), which would generate a 
housing obligation of 0.27 Affordable Unit Equivalents (AUEs) 
One AUE equals 900 square feet of Net Livable Space.  
Therefore, utilizing the reduction allowed in Section (8) (D), 
the housing obligation for the new Community Center requires 
an affordable housing unit with at least 243 square feet of Net 
Livable Space. 

iv. The Housing Mitigation Plan also explains that the City is a 
large producer of off-site affordable housing, achieving far 
greater numbers of new affordable housing units than the 
obligation generated by the new Community Center even 
without a reduction.  The Housing Team proposes that the 
housing obligation generated by the Community Center is 
fulfilled by the construction of 1450A Park Avenue, a 773-
square-foot deed-restricted affordable dwelling unit, 
constructed by the City as the developer and sold to a 
qualified buyer in 2018.” 
 

j. Mine Hazards: 
 

i. According to the Applicant’s Civil Engineer, there are no 
Hazards within the Community Center project area. 

 
k. Historic Mine Waste Mitigation: 

 
i. The Site is within the Soils Ordinance Boundary.  The 

Applicant shall be required to provide a clean 6” soil cap at all 
disturbed areas, and all existing disturbed soil that cannot be 
reused on-site will require testing and disposal offsite. 
 

l. General Plan Review and Historic Sites: 
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i. One of the core values of the General Plan is “Sense of 
Community”.  Goal Number 9 of the General Plan states “Park 
City will continue to provide unparalleled parks and recreation 
opportunities for residents and visitors.”  The proposed 
Community Center aligns with this goal in that it will provide 
residents with additional high-quality recreational 
opportunities within a modern and sustainable building. 

ii. In the Neighborhoods section of the General Plan, Goal 6.1 
states that infill and new additions in Old Town should be 
compatible with the neighborhood context and subordinate to 
existing historic structures.  The Community Center is 
proposed to be subordinate to the nearby Miner’s Hospital.  
The Miner’s Hospital is approximately 35-38 feet in height 
while the Community Center will be 28 feet.  The Community 
Center is set back from the Miner's Hospital by 250 feet. 

iii. The Applicant proposes a building design that is compatible 
with the historic proportions and dimensions of the Miner’s 
Hospital building. 

iv. Neighborhood Goal 6.10 also states that the aesthetic of the 
Old Town neighborhood should be preserved.  Park City must 
maintain flexibility to support the continued mix of unique 
characteristics within the neighborhood.  The Applicant 
submitted a Historic District Design Review (HDDR) Pre-
Application to verify compatibility with the Miner’s Hospital 
Historic Site. See Condition of Approval 14. 

 
Off-Street Parking 
 

26. The Application, as Conditioned, complies with the Off-Street Parking: 
Requirements Outlined in LMC Chapter 15-3. 
 
a. The Parking requirement for Public Recreation Facilities is five 

Parking Spaces per 1,000 square feet of Floor Area. The proposed 
Structure has 15,000 square feet of floor Area, requiring 75 Parking 
Spaces.  There are 47 existing Parking Spaces, and the Applicant 
proposes to construct an additional 28 Parking Spaces, for a total of 
75 Parking Spaces. 
 

b. Electric Vehicle Charging Stations: 
 

i. LMC § 15-3-11(B) requires the following: “An Applicant shall 
provide Electric Vehicle Charging Station Infrastructure for 
fifty percent (50%) of the first one hundred (100) required Off-
Street parking spaces for Multi-Unit Dwellings and non-
Residential Development. LMC § 15-3-11(D) also requires “an 
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Applicant shall install Electric Vehicle Charging Stations for 
five percent (5%) of required Off-Street parking spaces for 
Multi-Unit Dwellings and non-Residential Development for the 
first 200 parking spaces.” 

ii. The Applicant proposes 28 new Parking Spaces, which 
require EV Charging Station Infrastructure for 14 (50%) of the 
new Parking Spaces, and two EV Charging Stations (5% of 
the new Spaces). 

iii. LMC Section 15-15-1 defines EV Charging Station 
Infrastructure as development designed and constructed to 
include a fully wired circuit for an EV Charging Station power, 
including conduit and wiring with the electrical service 
capacity necessary to serve the power outlets to allow for the 
future installation of Level 2 EV Charging Stations. Condition 
of Approval 15 requires the Applicant to complete this for 14 
new Parking Spaces. 

iv. The two EV Charging Stations are proposed to be installed 
along the west side of the building, near the main entrance. 
 

c. Bicycle Parking: 
 

i. The LMC requires outdoor bicycle parking for the temporary 
storage of bicycles for 10 percent of the required Off-Street 
parking. 

ii. Eight outdoor bicycle parking spots are required for the 
Community Center (10% of 75 required Parking Spaces) and 
the Applicant proposes 32 outdoor covered bike parking 
spots. 

iii. The outdoor bicycle parking must comply with the standards 
outlined in LMC § 15-3-9(A)(1), which includes requirements 
regarding the type and material of the bike rack, safety, 
security, maintenance, compliance with the standards 
outlined by the Transportation Planning Department, and 
standards for snow removal.  See Condition of Approval 17. 

iv. LMC § 15-3-9(B)(2)(b) requires enclosed bicycle storage for 
one bicycle per 10 employees generated for Uses as outlined 
in Resolution No. 05-2021, as amended.  The Applicant 
indicated the Recreation Department does not plan to add any 
full-time employees to operate the Community Center.  The 
Recreation Department may add an additional full-time 
employee to manage the facility if demand warrants. 

v. However, the Applicant proposes 170 square feet of indoor 
enclosed bicycle storage for hanging five bikes on the wall in 
the staff room.  See Condition of Approval 18. 
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d. Parking Area Lighting: 
 

i. Light levels shall be designed with minimum light trespass off-
site by using Luminaries that are Fully Shielded with no light 
distributed above the horizontal plane of the Luminaire.  
Luminaries mounting height must be, measured from the 
Parking Lot or driveway surface, in the range of twelve feet 
(12') to twenty feet (20'). 

ii. The Applicant proposes four lights in the Parking Area.  The 
proposed light poles will be 15.5 feet in height from the Final 
Grade. 

iii. The maximum color temperature for Parking Area lighting is 
3,000 degrees Kelvin. 

iv. The Applicant’s proposed exterior lighting plan shows the 
Parking Area lighting has a maximum color temperature of 
3,000 degrees Kelvin and complies with the above 
requirement. 

 
Conditional Use Permit 
 

27. The Application, as conditioned, complies with the Conditional Use Permit 
criteria outlined in LMC § 15-1-10(E). 
 
a. 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. 
 

b. The Planning Commission 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 Commission 
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. 

 

c. Public Recreation Facilities and Fences over six feet in Height from 
Final Grade require a CUP in the UPZ. 

 

d. Size and Location of Site: 
 

i. The existing building is approximately 5,000 square feet.  The 
total Site Area for the proposed Community Center is 619,423 

App
rov

ed
 01

.08
.20

25



Park City Municipal Corporation 
Planning Commission Meeting 
December 11, 2024 
 

28 
 

square feet.  The Applicant proposes a 15,000-square-foot 
Building with a 20,000-square-foot outdoor recreation area 
which includes a playground, two volleyball courts, and a 
basketball court.  The total roof area of the Structure which 
includes all covered bike storage areas and covered patios 
will be approximately 19,446 square feet, or about 3 percent 
of the total Site.  The Community Center is proposed to be 
centrally situated for convenient pedestrian and vehicular 
access.  The increase in square footage is appropriate for the 
Site and will provide additional and enhanced recreation 
opportunities for the Public. 
 

e. Traffic Capacity: 
 

i. See traffic analysis above for the required MPD Finding 16. 
 

f. Utility Capacity: 
 

i. The Development Review Committee (DRC) reviewed the 
proposal on September 3, 2024.  See DRC comments below. 
Staff recommends the following Condition of Approval: The 
Applicant shall resolve all utility concerns prior to Building 
Permit issuance. 
 

g. Emergency Vehicle Access: 
 

i. The Park City Fire District reviewed the proposal on 
September 3, 2024, and confirmed the plans conform with 
their requirements. 
 

h. Off-Street Parking: 
 

i. See Off-Street Parking analysis above. 
 

i. Internal Vehicular and Pedestrian Circulation System: 
 

i. The Applicant proposes a bicycle and pedestrian connection 
to the Poison Creek Trail that is separate from the vehicular 
circulation system. The Applicant also proposes a drop-off 
area in the parking lot with direct access to the front entrance 
of the Community Center. 

 
j. Fencing, Screening, and Landscaping: 
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i. The Applicant proposes fencing to surround the sports courts 
and playground.  The proposal includes a fence 12 feet in 
height from Final Grade, surrounding the two volleyball courts, 
a fence surrounding the playground ranging in height from 
four feet to eight feet from Final Grade, and a fence 
surrounding the basketball court 10 feet in height above Final 
Grade.  The Applicant proposes the same Fencing material 
for each court: a metal recreation Fence. 

 
k. Structure Mass, Bulk, and Orientation: 

 
i. The proposed Structure complies with property Setbacks and 

Building Height requirements in the UPZ and is oriented north-
south along the park to encourage pedestrian circulation and 
easy access to the City Park. 
 

l. Useable Open Space: 
 

i. See Open Space analysis above. 
 

m. Signs and Lighting: 
 

i. The proposed Sign for the Community Center requires a Sign 
Permit to be reviewed and approved by the Planning 
Department, and all Outdoor Lighting must be dark-sky 
compliant. 
 

n. Physical Design and Compatibility with Surrounding Structures: 
 

i. In the Neighborhoods section of the General Plan, Goal 6.1 
states that infill and new additions in Old Town should be 
compatible with the neighborhood context and subordinate to 
existing historic structures.  The Community Center is 
proposed to be 10 feet shorter than the nearby Miner’s 
Hospital.  The Community Center is set back 250 feet from 
Miner’s Hospital. 

ii. The Applicant proposes a building design that matches some 
of the historic proportions and dimensions of the Miner’s 
Hospital building. 

iii. The Applicant proposes exterior materials for the building 
which include brick, metal, and wood. See Exhibit B, p. 9 and 
10 for a complete list of the proposed materials. 

iv. LMC § 15-5-8 requires a prominent shift in massing for any 
Structure that exceeds 120 feet in length.  The shift shall be 
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in the form of either a 15-foot change in Building Facade 
alignment or a 15-foot change in the Building Height. 

v. The Applicant proposes three shifts in massing along the front 
Building Facade and five to six shifts in massing along the rear 
Building Facade.  See Applicant’s exterior elevations and 
roof-over topography. 
 

o. Noise, Vibration, Odors, Steam, or Other Mechanical Structures: 
 

i. The Applicant is required to adhere to the Municipal Noise 
Ordinance, outlined in Municipal Code Chapter 6-3. 

 
p. Control of Delivery and Service Vehicles; Loading and Unloading; 

Screening of Trash and Recycling Pickup Areas: 
 

i. The Site Plan shows a trash and recycling area in the Parking 
Area and a loading and unloading zone for vehicles.  The 
trash and recycling area will be screened by metal gates and 
landscaping.  The location of the trash and recycling 
enclosure is in a convenient location for pick-up vehicles and 
pedestrian access. 
 

q. Expected Ownership: 
 

i. The proposed Community Center will be managed by the Park 
City Recreation Department; City Manager Matt Dias has 
signed the application.  On February 15, 2024, the City 
Council provided input on a conceptual design for the 
proposed Community Center.  On June 20, 2024, the City 
Council reviewed the proposed plans for the Community 
Center and approved a Professional Services Agreement for 
Sparano + Mooney Architecture. 
 

r. Environmentally Sensitive Lands, Physical Hazards, Historic Mining 
Waste, Park City Soils Ordinance, or Steep Slopes: 
 

i. According to the Applicant’s Civil Engineer, there are no 
Hazards within the Community Center project area. 

ii. The Site is located within the Soils Ordinance: The Applicant 
shall be required to provide a clean 6” soil cap at all disturbed 
areas, and all existing disturbed soil that cannot be reused on 
site will require testing and disposal offsite. 
 

s. General Plan Consistency: 
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i. See General Plan Review and Historic Sites analysis. 
 
Fences Greater than Six Feet in Height from Final Grade  
 

28. The Application, as conditioned, complies with the Fences and Retaining 
Wall criteria outlined in LMC Section 15-4-2: 
 
a. Fences greater than six feet in height from Final Grade require a 

CUP in the UPZ.  The Applicant proposes three different Fences for 
safety at the proposed Community Center. LMC § 15-13-9(B)(1)(C) 
mentions fencing for Historic Commercial Sites is regulated by LMC 
§ 15-13-2. LMC § 15-13-2 prohibits vinyl or plastic-coated fencing or 
horizontal split rail fencing.  The Applicant proposes an iron or steel 
fence surrounding the playground, and a chain-link recreational 
fence surrounding the volleyball and basketball courts.  LMC § 15-4-
2(B)(1) allows chain-link fencing for recreational facilities and courts. 
The proposed recreation Fence along the east side of the two 
volleyball courts and basketball court will prevent volleyballs and 
basketballs from traveling onto the Poison Creek multi-use pathway 
(see image below).  The recreation fence will range in height from 10 
feet to 12 feet from Final Grade. The Applicant also proposes an iron 
or steel Fence surrounding the playground ranging in height from 
four feet to eight feet from Final Grade.  The Fence surrounding the 
basketball court and playground spans approximately 280 feet while 
the Fence surrounding the two volleyball courts will span 
approximately 70 feet. 

 
Public Notice 
 

29. On November 26, 2024, Staff mailed courtesy notices to property owners 
within 300 feet of the Site.  On November 26, 2024, staff posted a physical 
notice to the Site.  The Park Record published notice on November 27, 
2024.  Staff published notice on the City Website and the Utah Public Notice 
website on November 27, 2024. 

 
Conclusions of Law 
 
Conditional Use Permit  
 

1. The Conditional Use Permit complies with the requirements of the Land 
Management Code, as conditioned. 

 
2. The use will be compatible with surrounding structures in use, scale, mass, 

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

 
Master Planned Development  

 

4. Complies with all requirements of the Land Management Code. 
 

5. Meets the minimum requirements of Section 15-6-5. 
 

6. Provides the highest value of Open Space. 
 

7. Strengthens and enhances the resort character of Park City. 
 

8. Compliments the natural features on the Site and preserves significant 
features or vegetation to the extent possible. 

 

9. Is Compatible in Use, scale, and mass with adjacent Properties, promotes 
neighborhood Compatibility, and Historic Compatibility, where appropriate, 
and protects residential neighborhoods and uses. 

 

10. Provides amenities to the community so that there is no net loss of 
community amenities. 

 

11. Is consistent with the employee Affordable Housing requirements as 
adopted by the City Council at the time staff determined the Application to 
be complete.  

 

12. Meets the Sensitive Lands requirements of the Land Management Code 
and is designed to place Development on the most developable land and 
least visually obtrusive portions of the Site. 

 

13. Promotes the Use of non-vehicular forms of transportation through design 
and by providing trail connections. 

 

14. Was noticed and the Planning Commission held a public hearing in 
accordance with this Chapter. 

 

15. Incorporates best planning practices for sustainable development, including 
water conservation measures and energy efficient design and construction, 
per the Residential and Commercial Energy and Green Building program 
and codes adopted by the Park City Building Department in effect at the 
time of the Application. 

 

16. Addresses and mitigates Physical Mine Hazards according to accepted City 
regulations and policies. 
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17. Addresses and mitigates Historic Mine Waste and complies with the 
requirements of the Park City Soils Boundary Ordinance. 

 

18. Addresses Historic Structures and Sites on the Property, according to 
accepted City regulations and policies, and any applicable Historic 
Preservation Plan. 

 

19. Addresses and mitigates traffic. 
 
Conditions of Approval 
 

1. Final building plans and construction details shall reflect substantial 
compliance with the final plans dated November 14, 2024, submitted to the 
Planning Department and reviewed on December 11, 2024, by the Planning 
Commission. 

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

making any changes to the approved plans.  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 prior to construction. 

 

3. The Forestry Board requires that the flowering crab apple trees of 18 inches 
in diameter or larger that are currently located on the Site be replaced with 
new trees of the same species and 3 inches in diameter.  The trees must 
be planted and evaluated for viability prior to issuance of a Certificate of 
Occupancy. 

 

4. All outdoor lighting must be fully shielded and down-directed, with a 
maximum color temperature of 3,000 degrees Kelvin.  Pursuant to LMC § 
15-5-5(J)(11), pathway lighting must not be mounted more than 10 feet 
above finished grade.  

 

5. Recreational lighting for baseball diamonds, playing fields, and tennis 
courts shall not exceed 70 feet above Natural Grade and shall be turned off 
within 30 minutes of the completion of the last recreation activity associated 
with the lighting, and in general, must be turned off by 11 PM unless an 
exception is granted by the Planning Director for a Special Event. Other 
special requirements for recreational lighting are outlined in LMC § 15-5-
5(J)(12). 

 

6. The Applicant shall be required to provide a clean 6” soil cap at all disturbed 
areas, and all existing disturbed soil that cannot be reused on-site will 
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require testing and disposal offsite.  This must be completed subject to 
approval by the Environmental Regulatory Program Manager. 

 

7. All Signs require a Sign Permit from the Planning Department prior to 
installation. 

 

8. The Applicant is required to adhere to the Municipal Noise Ordinance, 
outlined in Municipal Code Chapter 6-3. 

 

9. For uniformity in lighting and prevention of shadows, an average horizontal 
luminance level of two (2) Foot Candles with a 4:1 Uniformity Ratio over the 
Site is the maximum allowed for the Parking Area lighting. 

 

10. Maximum watts per Parking Area light fixture must not exceed 50W. 
 

11. The base of the Parking Area light pole shall be treated with paint, stain, 
stucco, or another form of decorative cover.  All attempts shall be made to 
place the base of light poles within landscape Areas. 

 

12. The Applicant shall resolve all utility concerns prior to Building Permit 
Issuance. 

 

13. If the City's public recreation Use is changed in a manner that would trigger 
a new requirement [third-party commercial lease or sale], the affordable 
housing requirement may be re-evaluated in accordance with the Affordable 
Housing Guidelines in effect at that time. 

 

14. The Applicant is required to complete the Historic District Design Review 
for compliance with LMC § 15-13-3 Regulations for Historic Commercial 
Sites. 

 

15. The Applicant must install EV Charging Infrastructure for 14 new Parking 
Spaces as developed designed and constructed to include a fully-wired 
circuit for an EV Charging Station power, including conduit and wiring with 
the electrical service capacity necessary to serve the power outlets to allow 
for the future installation of Level 2 EV Charging Stations. 

 

16. The two EV Charging Stations must comply with all the required standards 
for EV Charging Stations outlined in LMC § 15-3-11(E). 

 

17. All outdoor bicycle parking must comply with all the required standards 
outlined in LMC § 15-3-9(A)(1).  

 

18. The Applicant shall construct indoor bicycle storage for five bicycles. 
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19. The trash and recycling area must be screened with metal gates and 
landscaping. 

 

20. The Applicant shall obtain Planning Commission approval of a subdivision 
and record the approved subdivision with the Summit County Recorder’s 
Office prior to Building Permit submittal. 

 
The motion was seconded by Commissioner Johnson.  The motion passed with the 
unanimous consent of the Commission. 
 

C. Snow Park Village Base Area – Deer Valley Resort 13th Amended and 
Restated Large Scale Master Planned Development Permit and 
Phase 1 Conditional Use Permit – The Applicant Proposes a Three-Level 
Parking Garage with 1,971 Parking Spaces, an Underground Transit Hub 
Adjacent to Snow Park Lodge, a Conceptual Site and Circulation Plan, and 
Road and Utility Improvements.  MPD PD-21-04767, CUP PL-21-04811, 
and Subdivision PL-22-05168. 

 
Director Ward presented the Staff Report and explained that this item relates to the Snow 
Park Village Base Area.  She reported that items scheduled for discussion include: 
 

• Amendments to the Deer Valley MPD; 

• Updated traffic submittals related to trip generation and the Five-Year 
Transportation Demand Management (“TDM”) Plan.   

 
The applicant is requesting some amendments to the Deer Valley MPD, and since the 
last meeting, some updated traffic information has been submitted.  That information 
relates to trip generation and the TDM Plan.  Director Ward shared a high-level overview 
of the MPD amendments.  The request is to incorporate the gondola into the MPD.  The 
details of the phasing are being worked through, such as how that relates to the Phase II 
vertical construction.  The MPD amendments are also to increase some of the square 
footage to support the gondola uses.  In the approvals for the vacation of the right-of-way, 
the applicant is requesting to increase the square footage of the site by approximately 
30,000 square feet, which is 15,000 for the maintenance facilities and another 15,000 for 
restaurant and commercial facilities at Silver Lake Lodge.   
 
Regarding affordable housing, a timeline of the Deer Valley Resort Affordable Housing 
Obligation History from a 2022 City Council Work Session was shared.  The applicant is 
requesting to incorporate the updated requirements into the Development Agreement.  
Staff recommends some modifications be made related to the following:  
 

• Calculation of final AUEs pursuant to final use and density determinations with 
subsequent phases; 
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• Housing Authority approval of the location of the affordable units is consistent with 
Resolution No. 24-2023; and 

• Conditions of Approval requiring the amendment of an Affordable Housing Phasing 
Plan with the Phase II CUP for vertical development that outlines completion of 
affordable units prior to issuance of Certificates of Occupancy for market-rate units 
based on project phasing. 

 
In the current MPD, it addresses a threshold.  If parking capacity is exceeded, there is the 
flexibility to increase the parking on the site or to use the on-street parking, as approved 
by the City Council for use on peak days.  With those options going away, all of the parking 
will be on-site, so the applicant is proposing that the MPD be amended to incorporate the 
parking maximums for the site and that there be a Condition of Approval that would 
establish Planning Commission review if that balance requires further mitigation.   
 
Director Ward reported that the updated information on trip generation will be shared as 
well as the TDM Plan.  There is also a Shared Managed Lane Memo attached as an 
exhibit.  Director Ward outlined some of the future discussion items with the Commission: 
 

• Details regarding the service connection to connect to another gondola in Deer 
Valley East; 

• Distinction between day skier and ski club parking; 

• Draft Conditions of Approval related to traffic and transportation;  

• Draft Conditions of Approval related to project phasing; 

• Review of updated Conditions of Approval related to construction. 
 
Vice President of Resort Planning for Deer Valley, Hannah Tyler, introduced herself to 
the Commission.  She is present to address Commissioner comments received during 
prior meetings as well as some prompts in the Staff Report.  The presentation includes 
the Five-Year TDM Plan and an overview of the Traffic Impact Study (“TIS”).  The TIS 
submitted in 2024 will be compared to the 2022 TIS.  Additionally, an overview of the 
private club operations will be shared as well as some information about what can be 
expected in Phase II of this project.  There will also be some next steps for Phase I shared.   
 
Jon Nepstad and John Gard from Fehr & Peers were present as well as Transportation 
Planning Manager, Victoria Schlaepfer.  Mr. Nepstad reviewed what is planned: 
 

• An underground state-of-the-art mobility hub for transit, shuttles, and carpooling; 

• A paid parking program; 

• Increased remote parking facilities; 

• Implementing a Shared Managed Lane for bus travel time advantages in the ski 
season and an additional active transportation facility in the summer; 

• Improving active transportation facilities at Snow Park and around the entire Deer 
Valley Loop; 

• Enhanced wayfinding and real-time parking information. 
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The Aspirational Transportation Demand Management Measures: 2030 and Beyond are: 
 

• Transit: 
o Bus priority at the Y intersection; 
o Increased amenities at park and ride locations (restrooms, real-time bus 

information, possible food and beverage options); 
o Additional transit incentives (free lockers or baskets). 

• Programs: 
o Enhanced alternative transportation marketing campaign; 
o Monday morning meetings (re: “How did the weekend go?” with Park City, 

High Valley, UDOT, and law enforcement agencies); 
o Transportation Coordinator; 
o Employee carpool matching with incentives; 
o Remote work options for eligible staff; 
o Real-time roadway conditions on site; 
o Employee incentive program. 

• Projects: 
o E-bike share for staff; 
o E-bike share for summer guests. 

 
As far as determining whether these measures are effective, there can be a monitoring 
program.  The best way to know the effectiveness is via longitudinal data collection: 
 

• Annual traffic counts; 

• Annual vehicle occupancy counts; 

• Employee and guest transportation survey; 

• Ongoing ridership tracking with High Valley and Park City Transit. 
 
Mr. Gard introduced himself to the Commission.  He shared some Trip Generation 
Comparison information, which looked at the Fehr & Peers July 2022 study and compared 
it to the October 2024 study.  The trip generation in the October 2024 study has not 
changed.  The conclusions from that study are still valid, as are the level of service (“LOS”) 
results, delays, and vehicle queues.  He shared a graph with the comparison of new trips 
generated from the July 2022 study and the current version.  The PM peak hour remains 
relatively unchanged between the two studies.  It is clear the number of daily trips and 
AM peak hour trips are lower in the 2024 study versus the project that was contemplated 
in 2022.  Several factors have caused the mentioned changes: 
 

• Primary Reasons for Reduced Trips: 
o Fewer residential/lodging units proposed; 
o Net reduction of 340-day skier parking spaces. 

• Secondary Reasons for Reduced Trips: 
o Updated ITE Trip Generation rates (i.e. slightly lower); 
o Project community center/event space was treated differently in the 2024 

study. 
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Ms. Tyler shared information about the existing ski club.  The current club is located in 
the Silver Lake area.  Based on the experience with that club, the peak occupancy is no 
greater than 52% at most four times per year.  The rest of the occupancy during the 
season hovers between 15% and 30%.  The days when peak occupancy occurs are the 
last Saturday in January, the first Saturday in February, the second Saturday in March, 
and Easter.  None of the four days are considered peak days for the resort, as defined by 
the City.  The peak days for the resort are Christmas, New Years, Martin Luther King Day, 
and Presidents’ Day.  This indicates that the behaviors of the club members are different 
from other guests at the resort.  The club is utilizing commercial unit equivalents (“UE”).  
Deer Valley has looked at what would happen if those UEs were shifted from the ski club 
to other commercial uses, such as retail or restaurant.  In that case, there would likely be 
an increase in trip generation during AM and PM peak hours.  The trip generation for the 
TIS assumes the worst-case scenario, but based on the occupancy percentages, those 
scenarios are unlikely to be seen.  The TIS assumes there will be multiple turns on those 
parking spots, but that is not the occupancy currently seen in the club parking.  It is 
believed that the ski club's use is beneficial to transportation strategies. 
 
Wade Budge introduced himself to the Commission.  He reviewed the items included in 
Phase I and also reviewed some of the items associated with the Phase II application: 
 

• Deer Valley intends to file a conditional use application for Phase II in Q2 2025 for: 
o Details related to the gondola and its location; 
o Identify and obtain approval for vertical building locations (on top of the 

parking structure); 
o Approve final commercial, hotel, and residential uses and locations; 
o Adjust the programming of the commercial parking to align with the above 

uses. 
 
Mr. Budge explained that during prior meetings, there were concerns expressed by the 
Commission that the ski club use was similar to the day skier use, but based on the 
analysis, the use occurs at different times.  It makes sense to have the club parking be in 
the Phase II discussion.  He reviewed what there is an intention to discuss in January: 
 

• Clean up items from the 12/11 meeting; 

• Finalize Conditions of Approval for Phase I; 

• Identify final details for 13th MPD; 

• Finalize proposed Plat Notes; 

• Prepare to submit for Building Permit in February for April 2025 construction start. 
 
In the Meeting Materials Packet last month, there were Conditions of Approval related to 
construction mitigation.  However, there are some proposed tweaks to the proposed 
language.  Those discussions will take place at the meeting in January.  Mr. Budge 
reiterated that the hope is to be in a position to submit for a Building Permit in February.  
That is important because the permit package needs to be submitted with enough time to 
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do utility work next year when the season closes.  That kind of permit package takes a lot 
of Staff commitment and effort to review, so the intended timeline has been forecasted.   
 
Chair Hall reported that the Meeting Materials Packet is received by Commissioners the 
Friday before the Planning Commission Meeting.  Receiving all of that information to 
review five days before the meeting can be a lot.  Mr. Budge believes it will be possible 
to submit materials in the second week of January so there will be additional time for 
Commissioner review.  He wants to make sure there is enough time provided. 
 
Commissioner Frontero asked about the reduction of single-occupancy vehicles.  It was 
clarified that the change of habits will start during construction and that momentum will 
be built on between 2030 and 2035.  Commissioner Frontero likes the idea of commuters 
being able to communicate since there might be good ideas there.  Two-way 
communication is important and he is pleased that it is being considered.  Discussions 
were had about paid parking, incentives, and what other resorts have in place.  Ms. Tyler 
reported that many different ideas are being explored.  The resort wants to encourage 
guests to arrive in other ways, outside of single-occupancy vehicles.  Commissioner 
Frontero appreciates the goal to reduce single-occupancy vehicles from 48% to 30%.  He 
believes that is a good goal and noted that it should be evaluated on an annual basis. 
 
Commissioner Frontero mentioned reservation systems for parking.  From the material 
he has read from other resorts, this kind of system provides two positive benefits: it 
spreads out the queue in the morning and keeps people off the road who are simply 
hoping there will be a parking spot available.  He has not seen anything like this in the 
materials submitted.  It seems there is some reluctance to commit to a reservation system 
and he wants to know why that is.  Ms. Tyler explained that paid parking will be 
implemented, which is consistent with the Letter of Intent that was executed with the City 
Council.  It is believed that the paid parking, in combination with the regionally significant 
off-site parking location, will affect the TDM strategies that have been laid out.  Ms. Tyler 
denied that reserved parking is off the table, but at this point, it is believed that the plan 
submitted is the best way for Deer Valley to effectuate the parking plan.   
 
President and COO of Deer Valley, Todd Bennett, believes there is alignment on the 
desired outcomes.  There is not a desire to have people come to Deer Valley when there 
is no parking available, because that creates unnecessary congestion.  There is also 
alignment to spread out traffic levels.  Mr. Bennett has spoken to a lot of ski area operators 
and some have reservation systems while others do not.  Some of the canyons have 
parking reservation systems because the additional traffic causes issues in the canyons.  
There seems to be alignment on the principles, but Deer Valley wants flexibility to manage 
the parking.  There could be reservations in the future, but at this time, the proposed 
strategies are preferred.  He pointed out that with reservation systems, there can be 
parking spaces that are not used.  Operational efficiency is important to consider.  
 
Commissioner Frontero pointed out that there could be incentives introduced.  For 
example, four people in a vehicle could result in free parking.  He asked why there is 
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reluctance to move forward with something like that.  Mr. Bennett explained that Deer 
Valley wants to encourage high occupancy vehicles, but there are some technicalities 
with how the parking structure will be financed.  There are some restrictions because of 
the financing mechanisms.  Additional information about the public garage was shared.  
 
The garage will be funded through a Public Infrastructure District (“PID”).  The parking 
garage will not be owned by Deer Valley but will be owned by the PID.  There are certain 
requirements associated with that.  All of the revenues collected from the parking garage 
will be pledged to the bonds and the bondholders.  Additionally, he noted that everyone 
needs to be treated the same.  The spaces are first come, first served.  There are 
concerns about an approach that would provide free parking for a vehicle with four people.  
It might be possible to look at a discounted rate for more people, but the parking rate itself 
is an incentive to add more people to the vehicle or to access the site via public transit.   
 
Ms. Tyler confirmed that Deer Valley wants to reduce the number of single-occupancy 
vehicles.  At the end of the day, it seems that Deer Valley and the Planning Commission 
want the same things.  Many different strategies will be used to encourage this reduction, 
but there are some restrictions on what can and cannot be done based on the PID.  
Mr. Budge explained that there could be a condition to state that Deer Valley will 
implement the best available procedures to reduce traffic impacts and best utilize the 
parking structure.  The conditions should ideally be broad enough that different options 
can be explored.  There is a commitment to embrace and explore new technologies.  
 
Commissioner Frontero is glad to hear that nothing is off the table because he believes 
in order to reduce the number of single-occupancy vehicles, everything will need to be 
considered.  It is in the best interest of the resort to have more than one person per 
vehicle.  He appreciates that the goals are likely aligned between Deer Valley and the 
Commission, but wants to make sure that there is agreement about the importance of 
single-occupancy vehicle reduction.  The resort is growing, but the roads will not be 
widened.  As a result, transit and reduced single-occupancy vehicles are essential. 
 
Commissioner Van Dine asked what the ski club membership is anticipated to be at Snow 
Park.  Mr. Budge explained that the resort is looking at it in terms of how many spaces 
will be devoted to the use.  For example, only 250 of the 611 will be allowed to be used 
by club members.  Club membership is driven based on parking availability. 
 
Commissioner Van Dine mentioned the memo related to trip generation.  It talked about 
a net decrease of approximately 300-day skier spots.  She asked if that included the ski 
club spots.  Mr. Nepstad clarified that the number in the memo is simply the day skier 
parking.  Commissioner Van Dine understands that Deer Valley has stated that ski club 
visits occur at different hours and different times, but it is still day skier parking.  Mr. Budge 
stated that those visitors are coming for the club amenity and will use the hill like a day 
skier, but those visitors will park in spaces that are developed through consuming 
commercial UEs.  He noted that the intention is to find the right mix.  
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Commissioner Johnson has a similar concern, as he also believes the ski club parking is 
day skier parking.  It was noted that there are 250 parking spots allocated for the club out 
of the 611.  He asked how those are allocated beyond the ski operation hours.  Mr. Budge 
explained that if there is a club event at night, then club members can park there in the 
evening.  Commissioner Johnson noted that a Condition of Approval could be crafted and 
then considered at the next Planning Commission Meeting.  Mr. Budge pointed out that 
nothing is being decided in Phase I as it relates to the ski club.  The intention is to be 
transparent and let the Commission know what is contemplated for the ski club parking.  
There can be some sort of condition in this phase to indicate that it will be handled and 
fine-tuned as there is agreement about the vertical and other future details.  It is important 
to Deer Valley that there be at least 1,340-day skier parking stalls because that is what 
the resort needs in order to justify the investment and to make sure it can accommodate 
the skiers on the mountain.  He acknowledged that the ski club discussions will be 
ongoing.  Chair Hall agrees with Commissioner Johnson and Commissioner Van Dine 
about the vertical component.  The discussion was paused to hear from the public. 
 
Chair Hall opened the public hearing.  
 
Meredith Berkowitz gave her zip code as 84060 and explained that she is on the Board 
and acts as Treasurer of In the Trees.  She thanked the Planning Department, Planning 
Commission, and Deer Valley for their continued thoughtfulness in this process.  She 
appreciates the clarifications during each new presentation.  Ms. Berkowitz hears what 
Deer Valley is saying about the ski club spaces, but is skeptical about the presumption 
that they are only 15% to 30% occupied on non-peak days as far as usage.  For the price 
that the ski club parking costs, that seems low.  She would love to see some more details.   
 
Ms. Berkowitz shared comments about the reservation system.  Reservations are the 
best way to spread out the traffic.  The first come, first served system drives the peak 
traffic so it all occurs at the same time.  Visitors often want to be there when the resort is 
about to open or the hour before.  It might be possible to charge for the reservation or 
charge those who fail to fulfill their reservation without canceling it beforehand.  It was 
stated that revenues from the parking garage are pledged to the PID and everyone needs 
to be treated the same.  She was confused about those comments and asked for details.   
 
The TDM document was reviewed, but some of the strategies seem more like wishful 
thinking than anything else.  Ms. Berkowitz believes the biggest issue is the employees 
that have to get to Snow Park.  There could be requirements that force a change in 
behavior with employee parking.  The employees all tend to arrive and depart at the same 
time so that visitation is not spread out.  Ms. Berkowitz shared comments about In the 
Trees.  The In the Trees bus stop that used to be right at the foot of Potters Lane on Deer 
Valley Drive seems to be lost in the circulation plan.  In the Trees is asking the 
Commission to require that it be put back, especially if the goal is to encourage transit.   
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It was noted that the three-minute time limit has been reached.  Ms. Berkowitz offered to 
send in her remaining comments via email.  Chair Hall noted that the public hearing will 
be continued, so there will be another opportunity to share comments at a future meeting.   
 
John Kenworthy expressed appreciation for the work that has been done reviewing all of 
the materials.  It seems that Deer Valley has forward thinking for items that will be 
discussed down the road, which he appreciates.  Mr. Kenworthy thanked Mr. Elliott for 
his earlier comments.  Mr. Elliott pointed out that applicants want certainty with the code, 
financing, and permitting.  Financing is always a key element from the point of view of the 
developer.  Best practices are constantly fluid and there will not be a best practice today 
that is the same as it was 10 years ago.  As for the Deer Valley plans, the cost of changing 
the plans from an approved set to an advanced set of plans is significant.  Deer Valley 
has proven that it will always strive to achieve the best practices.  New technologies are 
emerging.  It is important to allow some flexibility so those new technologies can be 
introduced on the site when that becomes possible.   
 
Maureen Murtaugh gave her zip code as 84060.  She shared comments about the ski 
club and its uses and asked for assurance that the future private club use would be similar 
to the current private club use.  The resort will be very different in the future and she is 
unsure how to feel reassured that the use will be the same as the club use is currently.   
 
There were no further comments.  The public hearing was continued to January 22, 2025. 
 
Chair Hall noted that there are many different areas to discuss and asked Staff whether 
there are specific topics that should be addressed at this meeting.  In terms of efficiency, 
it might be best to focus on certain critical items.  Commissioner Sigg noted that he was 
unable to weigh in before the public hearing was opened.  Before it was determined what 
would be discussed next, he wanted to share some of his comments.  He asked if there 
was ridership data for the ski club attendees.  As for the PID, he is curious about what 
distinguishes public use and private use, and how a singular structure will be bifurcated.  
Commissioner Sigg pointed out that Deer Valley has an existing reservation system that 
is used for skiing, so this is not a foreign concept for the resort.  In the peak times, when 
the reservation system is implemented, it would make sense that there is parking 
available for the person who has made a reservation to ski.  Chair Hall asked for 
clarification from Staff about what issues should be prioritized in the discussion.  
 
Director Ward suggested that any clarifications or concerns needed for the recommended 
modifications to the MPD and the Conditions of Approval be discussed.  There can also 
be discussions about the affordable housing obligations and having that plan deferred 
and submitted as part of Phase II.  The Commission can discuss phasing and how that 
will align with the vertical development.  It sounds like there may be support for a 
Condition of Approval related to parking that allows for flexibility, but establishes a 
threshold for future review by the Planning Commission, similar to what is in the existing 
MPD.  Regarding the trips generated and the updated TDM submittals, those are 
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undergoing review by WCG and WSP, the third-party reviewers for this project.  Their 
input will be ready ahead of the Planning Commission Meeting scheduled in January.   
 
Commissioner Johnson referenced the drafted language for the housing resolution.  
Director Ward explained that modification to the language would open the door for that to 
be reviewed as part of the Phase II CUP.  If there are shifts in uses or density, there would 
be confirmation that those are satisfied through the Housing Mitigation Plan.  It is 
recommended that this particular item be addressed as part of the Phase II work.   
 
Commissioner Frontero believes with the current housing obligation, the applicant is 
required to provide housing for workers on-site at Snow Park.  Senior City Attorney, Mark 
Harrington, denied this and explained that they can apply to the Housing Authority to 
determine how the number will be satisfied.  There is a preferred list in the Resolution.  
As part of the right-of-way vacation, the Council agreed that the Ski Rail property was an 
acceptable site due to its proximity to the resort and proximity to public transit.  It is a pre-
approved site, but the applicant still has to come back with their final plan.  That is what 
the Staff modification language states.  While the 67.1 number is a preliminary 
determination based on what is known currently, that will be refined with the final uses.  
Ski Rail needs to either meet that count or something additional will be needed.  The 
Commission can still make a recommendation regarding final implementation.  Ski Rail 
appears to be an acceptable solution to satisfy the housing obligation provided there are 
sufficient units.  It was noted there is consensus on the affordable housing component. 
 
Commissioner Johnson referenced Paragraph G – Off Street Parking in the Meeting 
Materials Packet.  He read the following language and asked for further clarification: 
 

• "Notwithstanding anything herein to the contrary, Permittee shall limit the 
construction of parking spaces within Snow Park Village to 1,971 parking spaces.  
With respect to these 1,971 parking spaces, only 1,360 of the parking spaces may 
be reserved for day skiers.  The remaining 611 parking spaces shall be restricted 
from being used by day skiers.  The permittee may implement a paid parking 
system for these 1,971 parking spaces." 

 
Commissioner Frontero feels the 250 ski club spaces need to be in the day skier parking 
section as opposed to the 611 parking spaces for other uses.  He understands the 
argument about commercial density but is not comfortable removing the ski club number 
from the day skier parking.  Mr. Budge explained that 1,360 is the day skier number and 
that 1,360 is important for the operation of the hill.  The spaces will operate differently 
than the 611 spaces.  He noted that the 1,360 spaces will be financed through the PID.   
 
Discussions were had about the TDM and the Shared Managed Lane.  Chair Hall wanted 
to build in some flexibility to ensure the lane is properly used since it is a new tool.  
Commissioner Sigg wanted to know if the TDM incorporates a strategy for the roundabout 
up to the Y intersection.  Mr. Nepstad reported that some of the TDM strategies apply 
area-wide and some apply around the loop.  Commissioner Sigg asked what “area-wide” 
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is defined as.  He wants to know how the implementation will impact areas beyond the 
internal site circulation.  For example, how the Shared Managed Lane will influence the 
rest of the network.  It was noted that the City has some information about that.   
 
Chair Hall suggested building in a condition that states the aligned principles and goals 
of the paid parking and the desire to use all of the different tools.  Commissioner Frontero 
believes best practices are the appropriate wording for that, but feels it is a little too vague.  
He feels there is a commitment from Deer Valley to use best practices, but that is difficult 
to actually enforce.  Ms. Tyler offered to work with Director Ward on appropriate language.   
 
Additional discussions were had about a reservation system.  Chair Hall noted that even 
if there is no reservation system in place, there could be a real-time calculator to let people 
know how many parking spaces are available.  That would be useful and prevent people 
from coming into the Deer Valley area when there is no parking to accommodate them.   
 
Chair Hall had a question about the size of the parking stalls.  It was stated that the stalls 
are 10x20, which means the stalls are larger than the minimum code size.  Chair Hall 
thought it was important to mention that specifically since it is different than the minimum.  
She asked to review the TDM as it relates to the PM peak.  One of her biggest concerns 
in terms of transit and parking is that the study still shows the PM peak to be an issue.  
She would like to see more about how to alleviate the PM peak traffic levels.  She likes 
the linger longer concept, but something more than that is needed to address the levels.   
 
It was noted that the gondola language will be reviewed at the next Planning Commission 
Meeting.  Ms. Tyler reported that work is being done with Director Ward and Attorney 
Harrington.  Information will be presented to the Planning Commission in January 2025.   
 
City Engineer, John Robertson, shared comments about an earlier question from Chair 
Hall.  Deer Valley is doing its part with the TDM strategies to address a lot of the existing 
issues and stretch out the PM peak as much as possible.  There are a number of items 
that the City is working on from a regional perspective to address queues at the PM peak.   
 
Mr. Robertson reported that the problems at the Marsac roundabout are being explored.  
The transit cannot always get out because there are so many in the roundabout, so the 
idea of a signal there is being considered in order to stop traffic so transit can get out.  A 
lot of different options are being explored.  Deer Valley has proposed many strategies 
that are consistent with what the City is also trying to do to address traffic levels.   
 
Commissioner Frontero mentioned the report from Fehr & Peers.  He sees that in 2033 
on the report, there is a strategy that mentions three-plus carpool incentives with Deer 
Bucks or a point system with rewards, such as discount passes.  He is encouraged to see 
that there is something like this being considered.  While he understands that parking 
cannot be free due to the PID limitations, there are other ways to incentivize visitors.   
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Ms. Tyler reported that on the peak days last year, Deer Valley gift cards were given out 
to those who carpooled.  Those kinds of strategies can be implemented in the future as 
well.  She pointed out that it is important to be able to have some flexibility in the operation.  
 
Commissioner Frontero commented that there needs to be an appropriate balance.  The 
Commission has a lot of faith in the efforts of Deer Valley, but there needs to be a balance 
so there is comfort that these tools will be utilized in the future.  Work will be done with 
Director Ward to ensure that the right wording is crafted for the Conditions of Approval.  
 
Discussions were had about the next Planning Commission Meeting items and what is 
desired by the Commission.  Director Ward reported that the City is working on what the 
baseline is to determine whether the different strategies are working and what the trigger 
is to bring something back to the Commission.  There are specific Conditions of Approval 
during construction, but the City also needs to look ahead several years.  That needs to 
be built into the process so the foundation of what is approved in Phase I will allow for 
additional review and flexibility in Phase II.  Chair Hall reiterated that five days to review 
the Meeting Materials Packet with all of the proposed changes can be a lot to digest.  She 
asked that information be provided sooner for Planning Commission review.  
 
 MOTION:  Commissioner Johnson moved to CONTINUE Agenda Item 5C, Snow Park 
Village Base Area, and the public hearing to the January 22, 2025, Planning Commission 
Meeting.  The motion was seconded by Commissioner Van Dine.  The motion passed 
with the unanimous consent of the Commission.  
 
6. ADJOURNMENT 
 
MOTION:  Commissioner Van Dine moved to ADJOURN.   
 
The meeting adjourned at approximately 8:45 p.m.    
 

App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



App
rov

ed
 01

.08
.20

25



Park City Bonanza Park Zoning 
Update  
Planning Commission 

December 11, 2024App
rov

ed
 01

.08
.20

25



Agenda 
1. Introductions
2. Proposed Code Changes

• Site Requirements
• Design Guidelines
• Connectivity
• Environment 
• Chain Businesses

3. Development Scenarios
4. Next Steps
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Introductions

Jessica Garrow, FAICP
Principal-in-Charge
Design Workshop

Emily Burrowes, AICP
Planner

Design Workshop

Reilly Thimons
Project Manager
Design Workshop

Rebecca Ward
Park City

Planning Director

Daniel Wayne
Community Planning Manager
Mountainland Association of 

Governments

Christian Weber
Planner

Design Workshop
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The purpose of the Bonanza Park Mixed Use 
(BPMX) District is to:
Implement the Bonanza Park Small Area Plan by fostering a pedestrian-friendly, mixed-use 
neighborhood with diverse housing options and locally serving businesses.  
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Lot and Density Requirements
• Lot Size: No minimum lot size is required.  

• Residential Density: 
10 residential units/acre minimum.

• Commercial Limitations:  
• 15,000 to 29,000 sf of commercial 

space/building. 
• Individual commercial tenants are limited to 

5,000 sf
• Exceptions include grocery stores, post offices, 

or site receives conditional use approval. 
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Open Space and Site Coverage

Residential Parcels: 
Must have 40% to 80% site 

coverage, with 20% of the site 
as Transferred Development 

Right (TDR) Open Space

Industrial Parcels: 
Must not exceed 70% site 

coverage, with 30% of the site 
reserved as TDR Open Space

Commercial Parcels: 
Must have 40% to 90% site 

coverage, with 10% of the site 
as TDR Open Space

Requirements within the BPMX District….

40 to 80% 
site coverage

40 to 90% 
site coverage

70% 
site coverage
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Setback Requirements

USE FRONT 
SETBACK

SIDE 
SETBACK

REAR 
SETBACK

Dwelling, 
2 units or less

20’ minimum 10’ minimum for 
Main Structure, 
5’ minimum for 
Accessory 
Structure

10’ minimum 

Dwelling, 
3 units or more

20’ minimum 5’ minimum 15’ minimum

Commercial 20’ minimum 5’ minimum 15’ minimum

Flex/Light Industrial 30’ minimum 10’ minimum 10’ minimum
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Building Height
No structure shall be erected to a height greater than 35 feet. 
Exceptions include:
• 1 additional story/45 feet if community benefits are provided
• Affordable Master Planned Developments may be granted 1 additional story/45 feet
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Visibility and Roofs
• Corner lots must maintain clear visibility within the Sight Distance Triangle.
• Roofs must be designed to manage snow and ice shedding, protecting entries, walkways, and 

pedestrian areas. 
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Architectural Review
Before a building permit is issued for any Allowed or Conditional Use, the Planning Department must 
review the plans to ensure they meet the requirements.
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Question:

Are there any concerns 
about the setbacks 
prescribed for the zone 
district?
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Building Placement

Placement:
• Include open spaces around buildings for landscaping, outdoor seating, or merchandising 

opportunities.  
• For parcels over 30,000 square feet, break building mass into smaller volumes, using 

creative methods like separate structures or linked walkways.  

Separate building structures

Linked driveways

Outdoor seating

Open space
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Building Orientation
Building Orientation:
• Align buildings with streets to enhance pedestrian experiences and connect to public and 

private streets and gathering areas.  
• Design to maintain or improve views of significant community features from key public 

vantage points.  
StreetConnecting private alley• Design public spaces 

to maximize winter 
sunlight and conduct 
sun/shadow studies for 
developments near 
major open spaces. 
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Building Scale, Variation, and Fenestration
Building Scale:
• Building designs in the BPMX District should reduce perceived mass and scale through 

elements like varied roof forms, wall insets, emphasized entries, and diverse materials while 
avoiding blank walls in pedestrian-facing areas. 

• Roof overhangs, 
awnings, and canopies 
should enhance the 
building’s character and 
provide protection, with 
exceptions allowed for 
non-visible areas.

Roof overhangs to 
provide protection
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Building Scale, Variation, and Fenestration*
Vertical Building Articulation and 
Stepbacks:
• Buildings over 35 feet tall must 

include vertical articulation every 
30 feet using an 8-inch façade 
change or a material change, 
applying to all facades.

• Buildings within 50 feet of the 
Frontage Protection Zone must 
have a 10-foot upper-story 
stepback, and stepbacks should 
also be considered for sections 
over 35 feet tall.

10-foot upper story stepback

Upper story façade change
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Horizontal Building Articulation:
• Buildings 60 to 120 feet long must have a prominent shift in the facade, breaking up no more 

than 75% of its length, with a 10-foot change in alignment, height, or a combination of both.  
• Buildings over 120 feet long must include a 15-foot shift in alignment, height, or a 

combination at every 120-foot interval or less.  

Building Scale, Variation, and Fenestration

Shift in facade
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Fenestration
• Non-residential and mixed-use buildings must have at least 50% glazing on ground-floor 

street-facing facades and 40% on second floors, with transparent glazing having at least 
60% light transmittance; reflective glass is prohibited on ground floors and discouraged on 
upper levels.  

Building Scale, Variation, and Fenestration

Balconies
• Allowed for residential 

uses, with at least 
30% transparency in 
railings, and can count 
as outdoor space if 
they are at least 6x8 
feet.

50%+ glazing on ground-floor

40% glazing on second floor
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Site Access:
• Site access should be consolidated, with larger sites encouraged to include alleyways or mid-

block walkways to enhance pedestrian access.  

Site Access and On-Site Parking

Alleyway

Midblock walkwayApp
rov

ed
 01

.08
.20

25



Parking:
• On-site parking should be accessed from streets other than Park and Kearns, with the main access from 

the shortest block length if no internal street access is available.  
• Parking should be located behind the main building, and additional access points on Park and Kearns 

should be minimized. Parking areas on Park and Kearns must be screened using landscaping, low walls, 
or other features, and should not exceed 35% of the parcel width.  

Site Access and On-Site Parking

Parking located behind main buildings• Parking garages should be underground when 
possible; if above-grade, they should be located 
behind the main building and include 
architectural or artistic screening.  

• Parking areas and loading zones should be 
positioned to minimize visual impact from public 
streets or pedestrian areas, with distinct paving 
materials to separate parking from travel lanes. App
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Design Elements:
• Buildings should have an active use on the ground level to support vibrancy of the public 

realm
Includes retail establishments, retail services, civic spaces (theaters, museums, etc), restaurants, bars, art and 
craft studios, etc.

Street Level Design

• For buildings that are 100% 
residential, a lobby or other 
common space shall meet this 
requirement.
All buildings shall have at least one main 
entry on all street-facing facades. This 
entry should be easily seen from the 
street and adjacent pedestrian way. Active ground level

Street-facing facade
App
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The standards in Chapter 15-5 apply, with the following additional requirements:  
• Building materials should be pedestrian-friendly and durable in Park City's climate.
• Materials should be high quality and reflect those found in the Bonanza Park Area, such as 

wood, metal, and glass.  
• Corporate branding in architecture is not allowed, but signage may be placed according to 

the Land Management Code.

Architectural Styles + Materials
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The standards in Chapter 15-5 apply, with the following additional requirements:  
• Flat or low-sloping roofs are preferred.  
• Roofs must be designed to prevent ice dams and minimize the need for heat tape, with 

proper insulation and snow shedding considerations.  
• Buildings must include gutters, downspouts, and heat tape to direct roof runoff away from 

pedestrian areas, using landscaping to manage water.  
• Eaves and fascia should be proportional to the building's design.  

Roofs
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• Enhance the building’s design 
• Complement the site and climate
• Practice stormwater management
• Must include pedestrian infrastructure if its in the Frontage Protection Zone

Landscaping should…
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• Trash, recycling, and service areas should be integrated into the building design and located 
to minimize pedestrian impact.

• All exterior mechanical equipment, delivery areas, and utility boxes should be reviewed to 
help reduce noise and visual impact.

Service and Mechanical Areas

Trash, recycling, and service areas in rear
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• Public art, including murals, sculptures, 
and interactive exhibits, is encouraged in 
all BPMX developments

• For large lots (5+ acres), development 
should be clustered to allow for phased 
development

• Art is permitted in the Frontage 
Protection Zone

Art Installations and 
Large Lot Development
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Question:

Are there any questions on 
the design standards 
relating to street design 
and connectivity? 
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ConnectivityApp
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Parking Requirements Changes
For Residential Uses, reductions are proposed for the following uses:
• Duplex Dwelling 2 > 1.5
• Triplex Dwelling 2 > 1.5

For Non-Residential Uses, reductions are proposed for the following uses:
• Office, General 3 > 2
• Hospital 3 > 1.5
• Financial Institution 3 > 2
• Convenience Store 5 > 4
• Café/Deli 3 > 2
• Restaurant 1 space per 100 sf > 3 spaces per 1,000 net leasable Floor Area
• Light Industrial 1 space per 1,000 sf of Floor Area
• Recreation Facility 1 space per 4 seats > 3 spaces per 1,000 Floor AreaApp
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Parking Maximums
For new non-residential, mixed-use, or multi-unit developments with 10 or more units located 
within a quarter mile of a transit stop, parking may not exceed 125% of the minimum 
required. 
• If no parking is required, up to 5 spaces may be provided. 
• This limit does not apply to public parking, park-and-ride lots, shared parking, or City 

facilities. 
• Exceptions can be approved by the Planning Commission to support the City’s goals of 

reducing single-occupancy vehicle trips.
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Shared Parking and 
Parking Reductions
• Shared parking spaces may be 

provided for both on-site and off-
site parking

• For projects with multiple land uses 
(e.g., residential, commercial, 
lodging), parking requirements may 
be reduced 

• A 10% reduction in required 
parking spaces is allowed to 
eliminate safety hazards 
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Underground Parking
• All development within the BMPX District is encouraged to provide underground parking in 

order to promote a vibrant pedestrian friendly environment that reduces car-pedestrian 
conflict. 

• If 100% of required parking is provided on-site and underground, Front and Rear Setbacks 
may be reduced by 50% outside of the Frontage Protection Zone Overlay. 

App
rov

ed
 01

.08
.20

25



Alternative Parking Strategies

• Off-site parking: 
Must be within city limits and connected by 
pedestrian, bike, or transit facilities

• For sites with multiple uses: 
Parking requirements may be reduced 

• Alternative strategies: 
Such as designated car-sharing spaces and EV 
charging spaces

• Proximity to transit: 
15% parking reduction may be approved

• Cumulative parking reduction: 
Up to 50% reduction for non-residential uses

     Up to 15% for residential usesApp
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Transportation Demand Management
The applicant must submit a Transportation 
Demand Management (TDM) Plan to the Planning 
Commission for review and approval. 

1. A list of applicable TDM strategies tailored to 
the project size and estimated trip generation.  

2. Details on how each strategy will be 
implemented, including timelines, 
responsibilities, and budgets.  

3. A monitoring and evaluation plan, submitted 
annually, to assess effectiveness and make 
adjustments. 
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Transportation Demand Management
Level 1 TDM Plan vs Level 2 TDM Plan

Development required for Level 1 TDM Plan:

• Single Family Dwellings: 10 - 24 Dwelling Units
• Single Family Attached Dwellings or 

Multi-Unit Dwellings: 10 - 44 Dwelling Units
• Hotel or Lodging Project: 10 - 39 rooms

Development required for Level 2 TDM Plan 
that require a Traffic Impact Study:

• Single Family Detached Dwellings: 
25 Dwelling Units+ 

• Single Family Attached Dwellings or Multi-Unit 
Dwellings: 45 Dwelling Units+

• Hotel: 40 rooms+
• Retail: 3,000 square feet+
• Office: 3,000 square feet+
• Sit-Down Restaurant: 2,500 square feet+
• Fast Food/Fast Casual Restaurant: 

800 square feet+App
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Transportation Demand Management
Required components differ between Level 1 TDM Plan vs Level 2 TDM Plan

Level 1 TDM Plan Required Components:

1. Participation in an annual travel survey of 
residents and employees for the first four years of 
building occupancy. 

2. Provide the following information to employees 
and/or residents on an annual basis: 
• Carpooling/vanpooling 
• Transit schedules and routes
• Air pollution and alternatives to single-

occupancy vehicles
• Bicycle routes and facilities

3. One strategy from the Supplemental TDM Menu 

Level 2 TDM Plan Required Components:

1. All Level 1 required components.
2. Establishment of a TDM Coordinator to directly 

support commute programs, implement mobility 
programs, and develop transportation policies and 
initiatives. 

3. Employee parking cash-out program.
4. Unbundle parking for residential Dwelling Units at 

minimum.
5. Two strategies from the Supplemental TDM Menu 
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Question:

Are there any questions 
about the proposed parking 
and TDM changes?
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Environment and EconomicsApp
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Open Space and Parks
Open space typologies (also known as Green Community 
Space) are permitted in the BPMX District, and may be 
located in a Frontage Protection Zone include:
• Pocket Park
• Linear greenspace with pedestrian and/or bicycle path
• Public Courtyard
• Plaza areas
• Flexible Space
• Community Garden
• Green Roofs with publicly accessible amenity terrace. 

If this option is chosen, a deed restriction granting 
permanent public accessibility shall be required. 
This option cannot be located within the Frontage 
Protection Zone App
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Sustainability 
Requirements

All BMPX District development should 
support the City’s Net Zero goals by 
using sustainable design, materials, and 
technologies to minimize environmental 
impact.

Projects must include:
• On-site solar
• Energy-saving measures such as 

efficient fixtures, lighting, low-flow 
plumbing, and sensors for water, 
lighting, and temperature controlApp
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Conventional Chain Businesses
Must follow:
• Must meet Conditional Use Criteria 

(Section 15-1-10).
• Conditional Use Permits required.  
• Proposed businesses should diversify 

services, foster innovation, support local 
entrepreneurs, or provide affordable, 
needed, or unique offerings.  

• Businesses must be aesthetically and 
functionally compatible with BPMX 
District character, design guidelines, and 
existing businesses. 
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Question:

Are there any questions 
on the proposed chain 
business regulations? 
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Thank you! App
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